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Pepén peppered with
Squares + Streets concerns

Roslindale meets
Squares + Streets

About 30 residents met with officials on Monday at the Roslindale Library to detail the
Squares + Streets initiative for the neighborhood.

PHOTO BY JEFF SULLIVAN

JefJefJefJefJeff Sullivf Sullivf Sullivf Sullivf Sullivananananan
Staff Reporter

Matthew MacDonaldMatthew MacDonaldMatthew MacDonaldMatthew MacDonaldMatthew MacDonald
Staff Reporter

Parkway Goes Hollywood

The Parkway is seeing more and more of the glitz and glamor.
COURTESY PHOTO

Ariane KAriane KAriane KAriane KAriane Komomomomomyyyyyatiatiatiatiati
Staff Reporter

Two recently released movies, The
Holdovers and American Fiction, have
something local in common – they both
contain scenes filmed in the Parkway
area. Caution: the following article may
contain mild spoilers.

American Fiction, starring Jeffrey
Wright and Tracee Ellis Ross, is a
movie about a frustrated novelist who’s
tired of the establishment that profits
from Black entertainment steeped in
offensive tropes. The movie was
named one of the top ten films of 2023
by the American Film Institute and has
received many awards, including two
nominations for Golden Globes and five
nominations at the Critics’ Choice
Awards, including Best Picture. The
movie was filmed in September 2022.

The interior of a Victorian house
on Bellevue Street in West Roxbury
was used as the home of the main
characters. “The set was great – lots
of interior work. The special part is
how the local community and our own
union were working on this film,” re-
marked Shadya Ballug, who worked
as a Set Decorator on American Fic-
tion. She explained that most of the
shots of the house were interior, ex-
cept for a few quick transition scenes
that took place outside.

The cast and crew sometimes had
difficulty fitting into the narrow hall-
ways of the Victorian home. Santino
Tartaglia, who worked in the sound de-
partment, explained that the classic and
unique interior of the home was key
to the plot of the movie.

“Normally, a house of this style and
size would be reserved for a certain
character type in the media,” Tartaglia
said. “American Fiction made excel-
lent use of this house in the breaking
of that mold. We see wealth and af-
fluence in the walls and on the banis-
ter of the house. But, with the set
decorations, we also see a family his-
tory within the home. So we have this
huge stylish home that has been in one
family for generations. It looks old, like
old money. And that family is Black.
It shouldn’t be a big deal, but it is. Both
in the real world, but also in the story,”
Tartaglia explained.

Ballug and Tartaglia both remarked
that the neighborhood was welcoming
and friendly to the film crew, and they
enjoyed walking to Centre Street to try
the local eateries during her lunch
break. Tartaglia especially liked Delini
Gelato, which is on the same street as
the Victorian home.

The Holdovers, starring Paul
Giamatti, is a film about a teacher at a
New England prep school who stays
on campus during Christmas break to
babysit a handful of students. The in-
structor, played by Giamatti, forms an
unlikely bond with one of his troubled
scholars. The film takes place in De-
cember 1970. About halfway through
the film, Parkway residents may rec-
ognize a familiar setting in a restau-
rant scene – the renowned Pleasant
Cafe. The landmark cafe’s vintage in-
terior is the perfect spot to film a pe-
riod piece.

Filming took place at the Pleasant

The Boston Planning and Devel-
opment Agency (BPDA) met with
about 30 Roslindale community lead-
ers, business owners and residents at
the Roslindale Branch of the Boston
Public Library on Monday for an in-
formal discussion on what the
Squares + Streets Program will look
like.  The program is a rezoning ef-
fort focusing on city squares and busi-
ness corridors to increase housing

density where neighborhoods con-
sider appropriate, or potentially de-
crease density if deemed necessary.

BPDA Director James Arthur
Jemison said that’s mainly up to
Roslindalites. And he announced then
that Roslindale will be one of the first
areas to really begin and ramp up the
Squares + Streets process.

“The process is a path through
which we’ve identified a large num-
ber of density options for the squares
in partnership with you in which you

The Hyde Park Neighborhood Associa-
tion (HPNA) held its monthly meeting on
Thursday, Jan. 4. It drew about 20 people
and ran just over an hour.

Enrique Pepén, the new District 5 city
councilor, was the featured guest. In his
brief remarks, the Roslindale resident – who
had made multiple appearances before dif-
ferent Hyde Park neighborhood groups dur-
ing his winning campaign – revisited past
talking points as he touched on his back-
ground in public policy and constituent ser-
vices.

During the Q&A that followed, how-
ever, the councilor – who took office on
Jan. 1 – was plunged into the present to
address a citywide zoning override proposal
that has been moving through the commu-
nity process since early December, and that
is scheduled to wrap up in early February
before continuing on to the Zoning Board
of Appeal (ZBA).

Squares + Streets (S+S) opened the 40
minute Q&A and took up more than half of
it.

This new citywide planning and zoning
initiative is being proposed by the Boston

Planning & Development Agency (BPDA).
As stated on the BPDA’s S+S webpage,
Small Area Plans would modify zoning to
support housing and healthy business dis-
tricts, bring about infrastructure projects to
address transportation and public space
needs, and implement programs and fund-
ing to promote small businesses and arts
and culture.

These zoning modifications would be
captured in five subdistrict categories that
– when applied to development proposals
in neighborhood squares and main street
areas – would supersede the existing codes
for those specific zoning districts.

Hyde Park’s zoning code – Article 69 –
took effect in 2012 after about two years
of collaboration between the neighborhood
and the City. However, as large scale BPDA
backed developments have been proposed
for the greater Cleary Square area over the
last handful of years, it has been routinely
and summarily bypassed by the ZBA through
variances granted, thus clearing the way for
their construction.

Regarding these large projects, the
BPDA’s methods of operation and its inter-
action with the community have also been
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HPNA continued from page 1Legals
an ongoing and consistent source
of local contention.

This history – as well as the
speed at which the 118 page draft
zoning text amendment’s com-
munity process is unfolding, its
broadness, and the time of year
(the holiday season) in which it
was introduced – informed the
questions, comments, and com-
plaints that flew at and around the
new district councilor as he com-
mented, listened, and made
notes.

Pepén started off by speak-
ing of the initiative, and referring

to an unadvertised meeting,
scheduled for Jan. 8, between the
BPDA and Hyde Park community
leaders. “I think that’s not the right
approach,” he said, going into his
experience overseeing the abut-
ters meeting process as the direc-
tor of the Mayor’s Office of
Neighborhood Services (ONS)
and saying he wanted everyone
taken into consideration. “But if
all the voices in the neighborhood
– especially people like the HPNA
and other neighborhood associa-
tions across the city – aren’t taken
fully into consideration, then
we’re defeating the purpose.”

HPNA member Craig Martin
responded. “I’m troubled that you
already declared what you
thought,” he said of Pepén’s just
stated position on the proposal.
“That bothers me because I kind
of want to remind you that – and
I’m sorry if this comes out as in-
sulting – but you no longer work
for the Mayor.” Continuing, he fin-
ished his point. “It’s so important
that you bring constituents’
thoughts – and I mean if they don’t
like the Squares + Streets… then
it’s up to you to say this is not
agreeable to Hyde Park.”

HPNA President Mimi
Turchenitz referenced Mayor
Wu’s campaign planks of trans-
parency and an increased commu-
nity voice, as well as the expecta-
tion of a zoning overhaul and in-
creased housing. “As Enrique sug-
gested, maybe there are things

people can like in this new zoning
language, but there’s just not been
enough time, and there’s not been
enough clarity, and it’s too siloed
for us to move forward in this
rapid pace.”

Turchenitz contrasted Squares
+ Streets with the Article 69 pro-
cess, which involved neighbor-
hood/City discussions, draft re-
view, and adjustments culminat-
ing in the Hyde Park zoning
amendment. “That’s what should
be happening,” she put forward.
“And that should be happening all
over the city because this is
citywide zoning, and it’s going to
create tools that then become as
of right, and can get dropped over
on our Article 69.”

HPNA Vice President Brian
Putnam was more receptive, com-
menting positively on the fact that
– rather than continuing to ignore
Article 69 – the BPDA is attempt-
ing to change the rules to fit its
agenda. “It’s not even close to a
complete product, but it’s a struc-
ture where you ease stuff in,” he
said of S+S. “You have to start
somewhere.” Nonetheless, he did
acknowledge the potential for con-
fusion in the draft’s language and
technical terminology, and sug-
gested that the community should
focus on clarifying those details.

The floor was eventually closed
on Squares + Streets, with Pepén
responding to all that he had heard
over the prior 20 minutes. “What’s
my job?” he asked. “It’s to make
sure that I elevate this frustration
to the BPDA,” he answered. “And
that’s what I will do.”

Visit the BPDA website
(www.bostonplans.org) and click
on its Squares + Streets link to find
out more about the initiative, to see
meeting and event schedules, to
access a copy of the draft zoning
text amendment, and to comment
on it until Sunday, Jan. 28.

There will be a Hyde Park/
Roslindale Squares + Streets meet-
ing at 6:30 p.m. on Jan. 29. For
further information about this and
the HPNA, email
hydeparkneighbors@gmail.com.
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103 N. Beacon design
draws mixed reactions
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Continued on page 9

The Boston Planning and
Development Agency (BPDA)
held an Article 80 Large
Project Review Impact Advi-
sory Group (IAG) meeting,
combined with a public meet-
ing on Jan. 3 in a virtual for-
mat with about 30 people in
attendance.

The proposal includes
246,500 square feet of new lab
and research and development
space at 92 feet of height
(down one story since the last
meeting) and with 3,100 square
feet of ground-floor retail
space. The proposal also al-
lows for a maximum of 212
parking spaces and a minimum
of 160 in a two-level under-
ground garage.

The proponent, IQHQ –
who is also handling the rede-
velopment of the former Sound
Museum space at the nearby
155 N. Beacon site – has re-
designed the front facade of the
building to form parallel set-
backs since the last public
meeting regarding the site in
June. Originally, the project had
diagonal lines on the building as
the floors ascended, creating a

visual effect similar to a
switchback mountain track.

CBT Architects is handling
the design, and the group’s rep-
resentative, Phil Casey, said
the change was due to feed-
back from the BPDA and the
Boston Civic Design Commis-
sion.

“You changed the whole
front huh?” asked IAG mem-
ber Ellen McCrave. “It’s a box
now. It used to have that nice
little bit of funkiness to it and
less of a box.”

“We’ve evolved that
stepped form to bring more of
that architectural likeness to
the frontage,” Casey said. “In
concert with BPDA staff and
in response to some of their
comments, they wanted to see
the building align a little bit bet-
ter with the street wall and the
buildings that are happening
along North Beacon Street, but
still allowing pedestrian move-
ment and allowing access to
that crosswalk there.”

Many residents and IAG
members praised the design of
the building as well, but
McCrave said she felt it
wasn’t an improvement.

“That’s too bad,” she said.
“I thought it was kind of nice
to look at something other than

squares.”
One resident asked about

traffic. She said the pedestrian
entrance on Arthur Street could
potentially clog up the street
due to drop offs, and asked if
the proposed bike lane for the
road could be removed as part
of the BPDA project, if in the
future it was found that there
was too much traffic on Arthur
Street.

BPDA Project Manager
Quinn Valcich said that was a
curb regulation issue that the
Boston Transportation Depart-
ment (BTD) would have to
look into.

Howard Stein Hudson
Traffic Engineer Liz Peart dis-
cussed vehicle trip generation,
which includes both vehicles
staying for the duration and
drop-offs. She said the site
would generate around 2,000
vehicle trips per day, about
1,000 vehicles coming and go-
ing to the site.

“The site today also has a
liquor store that generates trips
too, granted not as high as
2,000, but the site is active to-
day and those trips will go
away as this site is con-
structed,” she said. “But devel-
opments do generate over the
course of 24 hours numbers

that are in that 2,000 ballpark.
I’m just saying that because
2,000 can sound scary, but it
doesn’t happen all at once.”

IAG member Mary
Elarosee asked if this project
would direct its linkage money
– funding for affordable hous-
ing – to the Boston Housing
Authority’s Faneuil Gardens
redevelopment project. IQHQ
representative Kim Thai said
they had done that already for
the 155 North Beacon St. de-
velopment, but that for this she
was under the assumption that
the design and funding for the
BHA redevelopment was al-

ready underway.
“We obviously will have

housing linkage that will be tied
to this particular project as
well, but we had not had any
further discussions as to
whether or not it would be di-
rected at Faneuil Gardens…
It’s definitely something we
can consider like we did with
our last project,” she said.

Residents also asked about
bike parking, which Casey said
they will have quite a bit of.
Residents then  asked if elec-
tronic bike charging stations
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The BPS calendar
Cafe around January 2022.

“From the neon signs radiating a sense of old world real-
ness, to the trophies and placards on the wall, I felt that the
Pleasant Cafe was perfect for our scenes,” explained Ryan
Hull, who was the Special Effects Foreman for The Holdovers.
“The old school swiveling bar stools, from an era where people
were thinner, the booths and the wooden paneling were defi-
nitely a hit in eras gone by.”

Hull noted that it was slightly difficult to fit the entire crew
inside the Pleasant and do camera turnarounds, but they made
it work while maintaining film set COVID-19 protocols.

Hull created a smoky atmosphere in the Pleasant Cafe for
the movie.

“If this were the 70s, there would be a lot of smoking. Since
some of the background actors had lit fake cigarettes, we main-
tained a perfectly hazy atmosphere down the two long halls of
Pleasant Cafe. The booths on each side of the camera were a
nice respite for the cramped crew, and by the end of the night,
some of us were getting very comfy in those booths,” he said.

A set dresser covered the floors inside the Cafe with large
rugs since the anti-skid flooring was not period appropriate.
Production Designer Ryan Warren Smith removed the modern
elements inside, such as the flat screen TVs, and added their
own elements for the scene, such as a 1960s pinball machine.

“The Pleasant Cafe is like a time capsule, not much has
changed,” noted Smith. “One of my favorite details was when
one of the owners brought out their own personal Christmas
dressing that they’d been using since the 1950s. You can see
some of their faux candles in the background behind where
Paul Giamatti is sitting.”

The film crew said they were thankful for the opportunity
to film at the Pleasant.

“The location lent itself well to the atmosphere we were
after for The Holdovers in that it felt ‘familiar’ and very au-
thentic. The story was able to play out perfectly within its in-
viting atmosphere, the local representatives from the Cafe were
friendly and made us feel right at home,” explained Justin
Sulham, a Grip for The Holdovers. A Grip is responsible for
setting up, rigging, and striking lighting equipment on a movie
set.

At the end of the day, the crew tasted the famous Pleasant
Cafe pizza. “All the new and faded newspaper clippings in the
front entryway weren’t lying. Pleasant Cafe was actually pleas-
ant,” said Hull. “Who would’ve thought?”

The Pleasant Cafe has been a backdrop in several period
films in recent years, including the Boston Strangler starring
Keira Knightley, a Whitney Houston biopic, and HBO’s Julia.
Hull also worked on Julia, which filmed multiple scenes at the
Pleasant Cafe. “I had a huge sense of déjà-vu until a crew
member mentioned that we had been there eight months prior.
It still had its charm, and I was still tickled to see that it was
such a perfect setting for shoots from the 1950s to the 1980s.
I guess if it ain’t broke, don’t fix it,” Hull said. The Pleasant
Cafe shared some screenshots of the movie on their Facebook
page at www.facebook.com/pleasantcafe.

While most of The Holdovers was filmed in Western Mas-
sachusetts, the city of Boston plays a key part in the movie.
New England film crew and actors agree that the Boston area
is the perfect place to film a period piece.

“It works well for films set in the 1970s (and many other
periods) because you can find many locations that have a sense
of history and either haven't changed all that much or are eas-
ily adaptable for period pieces. In Boston, they were able to
use locations that could be altered to look like the period, and
changing signage and cars to look like the 1970s made it very
believable and really felt like a time machine going back 50
years,” said Bill Mootos, who played Mr. Endicott in The Hold-
overs, alongside Giamatti’s character. The Holdovers is pre-
dicted to receive multiple Oscar nominations. The movie won
three Golden Globe Awards last Sunday for Best Actor in a
Musical or Comedy Film, Best Supporting Actress in a Motion
Picture, and Best Motion Picture - Musical or Comedy. In his
awards acceptance speech, Giamatti thanked his Boston film
crew.

Parkway Movies
continued from page 1
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My Kind
of Town/
Joe Galeota

The Boston Public School
calendar has always intrigued
me:  How many, if any, parents
are consulted to give input be-
fore it is formalized months
beforehand?  How much com-
mon sense infuses it?  Do
schools exist for teachers (to
work in) or for students (to
learn in)?  

Let’s start in September.
Boston Public never returns to
school on the Tuesday after
Labor Day:  school, with few
exceptions, opens on the fol-
lowing Thursday; why not open
on the Tuesday following La-
bor Day, and why the delay this
past September for pre-K and
Kindergarten students to start
the next week, on September
11?  

This past Christmas oc-
curred on a Monday, but there
was no school on Friday, De-
cember 22, forcing many par-
ents to scramble for childcare. 
Why couldn’t students go to
school on that Friday, 3 days
before Christmas? [Interest-
ingly enough, the last day be-
fore the Xmas break for BC
High, serving 7th graders and
above, was December 15. 
Huh??]  

Following the Christmas
vacation is the return to school
on January 3, again forcing
BPS parents/guardians to
scramble for childcare,  follow-
ing a nonsensical tradition of
having no school on January 2
so that teachers and students
can ease back into the sched-
ule with a professional day is
the basis for the first calendar
stress of every new year.  

I understand why there seem

to be more snow days called
nowadays:  the ubiquitous
school buses have to negotiate
many narrow streets.  To its
credit, the School Department
does call off school the night be-
fore to allow for child-care sched-
uling, although sometimes the
huge storms never materialize. 
Not surprisingly, the announce-
ment of snow days extends the
last day even further in June to
accommodate the state-imposed
180-day minimum.  

I’ve always bristled at the
February vacation:  most Boston
Public School kids do not go ski-
ing or visit Disney; teachers
might but students do not.  De-
laying the end of the school year

by 4 days—Presidents’ Day, oc-
curring on the Monday of the
vacation week, is a national holi-
day—has terrible consequences: 
very little learning occurs in June,
though more might occur this
year because of the installation
of air conditioning in public
school classrooms.  

March 17th and June 17th are
no longer Suffolk County holi-
days, meaning that there is
school:  Evacuation/St Patrick’s
Day and Bunker/Breed’s Hill day
have bitten the dust.  

While I do espouse the
Wednesday before Thanksgiving
for being a half day, thus enabling
travel for many students and
teachers, the half days at the end
of the year, in 2024 on June 18
and 20 (June 19 is now a state
holiday), cause more childcare
problems for working parents. 
Even if snow days cause the
last days of school to occur
later in June, there will be at
least two half days at the end.
 

Fortunately,  private
schools do not have to abide
by the state requirement for
public schools (except pre-K,
K, and 12th grade) to be 180
days.  Let’s hope the state De-
partment of Education never
tries to impose this on schools
where equal, if not more,
learning occurs in fewer days.
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tell us which options are ap-
propriate for which parts of
your district,” he said. “Then
at the end of a small aerial
planning process, you would
take those zoning changes
and make them part of the
code.”

Jemison said the planning
process will start with carv-
ing out density options, about
six of them to be precise, for
different areas of Roslindale,
basically branching out from
Roslindale Square.

“And then at the end of a
planning process, deciding
which of those options are
appropriate for which areas
of Roslindale,” he said. “So
there’s going to be a two-
month period where we’re
going to be adding those to
the code and then a good six-
to-nine-month period when
we figure out which of those
options are best  for
Roslindale Square.”

Jemison added that
Roslindale’s development
and zoning experience is one
of the reasons they’re start-
ing in the neighborhood.

“We want to start here be-
cause we know there’s an in-
frastructure and people with
roots in businesses and neigh-
borhoods surrounding the
square for a robust  and
impactful conversation,” he
said.

BPDA Director of Plan-
ning Aimee Chambers said
they will also be reaching out
to various city departments –
the Boston Transportation
Department, Boston Water
and Sewer, the Mayor’s Of-
fice of Arts and Culture etc.
— to make sure the effort

Squares + Streets continued from page 1

Prayer to the Blessed Virgin
(Never known to fail!)

Oh, most beautiful flower of Mt.
Carmel, fruitful vine, splendor of
Heaven, Blessed Mother of the Son
of God, Immaculate Virgin, assist me
in this necessity. Oh Star of the Sea,
help me and show me herein you are
my mother. Oh Holy Mary, Mother
of God, Queen of Heaven and Earth,
I humbly beseech thee from the
bottom of my heart to succor me in
my necessity (make request). There
are none that can withstand your
power. Oh Mary, conceived without
sin, pray for us who have recourse to
thee (three times). Holy Mary, I place
this cause in your hands (three
times). Say this prayer for three
consecutive days and then you must
publish and it will be granted to you.

—V.C.

Miracle Prayer
Dear Heart of Jesus, in the past
I have asked You for many
favours. This time, I ask you
this very special one (mention
favour). Take it, dear Heart of
Jesus, and place it within Your
own broken heart where Your
Father sees it. Then, in His
merciful eyes, it will become
Your favour, not mine. Amen.
Say for three days, promise
publication and favour will
be granted.

—V.C.

Novena to St. Clare
Ask St. Clare for three favors,
1 business, 2 impossible. Say
nine Hail Marys for nine
days, with lighted candle.
Pray whether you believe or
not. Publish on the ninth
day. Powerful novena. Say
“May the Sacred Heart of
Jesus be praised, adored,
glorified, now and forever,
throughout the whole world.
Amen.” Your request will be
granted, no matter how
impossible it may seem.

—V.C.

leaves out as few voices as
possible.

“We want to make sure
that we’re creating plans that
are holistic and what the
neighborhood needs, aside
from just zoning, which is
what the BPDA is really kind
of the arbiter of, but really
thinking of those other public
space needs so when we
come out of this public plan
we really have a document
that serves as a guide to all
those departments over the
course of the next five-to-
seven years,” she said.

Jemison said there will be
plenty of public meetings to
try to hear as many voices as
possible. Roslindale Coalition
Coordinatorand resident
Laurie Radwin said residents
are concerned the process is
moving too fast and will miss
key voices in the district.

“There is great concern
across the city about the
speed of this ,” she said.
“Mattapan itself had 150 com-
munity meetings about how
they were going to change the
zoning and how they were
going to change their corri-
dors and as you listen to us, I
think you should aim for het-
erogeneity of voices, differ-
ent points of view and not just
variability of demographics.”

Jemison and his staff said
they would look into reaching
out to different parts of the
community to get as many
voices as possible, including
any recommendations the
community has for them to
reach out to.  Former
Roslindale Vil lage Main
Streets Executive Director
and WalkUP Roslindale mem-

ber Steve Gag said reaching
out to the Archdale Housing
Development would be a
good place to start, and reach-
ing out to local churches was
also brought up as a way of
bringing in more of the com-
munity.

Radwin said in speaking
with  Sta te  Rep.  Rob
Consalvo before the meeting,
they discussed the merits of
the current zoning, Article 67,
and felt it does have good el-
ements that should be kept.

“We really need to look at
what Article 67 got right,”
she said. “Sure, some of it
has had its day, but some of
it may be really worth sav-
ing.”

Jemison pointed out that
the new zoning will be lay-
ered on top of the old and
only in certain areas, and so
Article 67 would not be lost,
just no longer applicable in
those specific Squares +
Streets areas.

Displacement  was
brought up during the meet-
ing, with the main question-
ing as to what happens when
the neighborhood gets rede-
veloped, new buildings bring
new people ,  new people
drive up property values and
then no one currently living
there can afford the rent.
Chambers said they want to
discuss how to address that
not only for residents but
small businesses as well.

“There are three or four
different ways we could ad-
dress that issue, and we’re
going to try all of them,”
Jemison said. “There has to
be an ant i -displacement
strategy that includes both

residents and the commercial
users .  Commercia l  users
might need to demonstrate
that they’re going to have
more than one commercial
space, one that’s for the one
that was there before and
one for the expanded devel-
opment. We may need to re-
quire that legally.”

Resident  Alan Wright
asked how they can
incentivize more develop-
ment in the neighborhood.
Jemison said he felt the zon-
ing itself might be an incen-
tive, as well as the potential
increase in property value
because of what’s legally al-
lowed within the zoning.

“The up-zoning does in-
crease the value of those
properties and one of the out-
comes may be is they’ll rec-
ognize the increase in value
and they might look for a
partner to create more hous-
ing,” he said.

On the other side of the
coin,  Jemison said  the
changes the neighborhood
makes concerning allowable
density and other consider-
ations will make developers
less likely to go for zoning
variances. Requiring vari-
ances opens up a project to

the risk of numerous delays,
project changes, and neigh-
borhood opposition. And all
that time, the developer is
spending money on commu-
nity outreach, consultants,
traffic engineers, architects
and more that are increas-
ing costs every day. Jemison
said offering a safer but still
profitable option will help
with that.

“It creates a level of jeop-
ardy for all involved that I
think isn’t as healthy as it
could be,” he said. “I think
we’d rather have something
that  is  reasonable as-of-
right, and we’re going to de-
fend very carefully the outer
limits of what that is. So it’s
a more accurate zoning but
it’s not as susceptible to Zon-
ing Board of Appeal (ZBA)
approval. I’d like to have the
ZBA have half  as  many
cases, so there’s much more
clarity and much more of a
reasonable expectation of
what you can achieve as-of-
right.”

More meetings and pub-
lic outreach are on the way
for the Squares + Streets ini-
tiative. To stay up to date, go
to  ht tp: / / t inyur l .com/
29cxfnys
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HELP WANTED
PC Connection, Inc. has opening
in Malden, MA  for Search Engine
Optimization Specialist.
Contribute to the organic search
strategy and execution across the
company’s websites. Bachelor’s or
equiv + 1yr exp or. Send cvto PC
Connection, Attn: Margaret
Briddes, 730 Milford Rd,
Merrimack, NH 03054. Must ref
job title & code: SEOS-XY.

Classif iedsLegals

Conserve our resources.
Recycle this newspaper.
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Five Washington St-Green St housing developments completed
RicharRicharRicharRicharRichard Heathd Heathd Heathd Heathd Heath

Staff Reporter

Marie Turley of Union Avenue said she was concerned about the rear design of 3173 Washington St.
COURTESY PHOTO

JP DeJP DeJP DeJP DeJP Devvvvvelopmentselopmentselopmentselopmentselopments
Continued on page 8

For 77 years, from 1912
through 1989, the Green Street
Orange line station loomed over
the Washington-Green intersec-
tion. Today, in 2024, mostly four-
and five-story residential build-
ings totaling 326 apartments now
occupy that location and will be-
gin leasing this year. These build-
ings are distinguished by three
lawsuits and the success of the ad
hoc Union Avenue Neighborhood
Association to reduce the number
of units and building heights.

Two new residences, a three-
condominium building at 194
Green St. and the nearly com-
pleted 14-unit apartment house at
21 Glen Rd. were built as-of-right
and had no comment from the
neighbors.

The Green Street station saga
began in November 2013 when
Walter Craven, the owner of a
welding shop and auto garage,
decided to subdivide his L-shaped
lot that faced both Green and
Washington streets into two build-
ings with 20 condominiums.

After three years of debate
with some Union Avenue neigh-
bors and repeated Boston Plan-
ning and Development Agency
(BPDA) and Zoning Board of
Appeals (ZBA) meetings Craven
sold his property to City Realty
(CRM) in Feb 2016 for $2.3 mil-
lion.

CRM had similar neighbor-
hood difficulties with its proposal
for a six-story, 37-unit apartment
building due to difficulty con-

forming to the Plan JP Rox, and
put the Washington Street half of
the property up for sale in August
2017 for $2.9 million.

In October 2018, CRM pro-
posed a four-story, 23–unit apart-
ment building at 197 Green St.
designed by Embarc; this was re-
duced down from six-stories with
a loss of 14 units after the Union
Avenue group stepped in. The
existing two-story wood-frame
house was demolished in Octo-
ber 2020, and the apartment build-
ing was completed at the end of
2022. The ground floor retail
space was built out in 2023 and
remains unoccupied.

There are four affordable art-
ist live-work apartments that were
advertised in May 2023 at 17 per-
cent area median income (AMI).
The market rate apartments are
listed at a range of $2,700 for a
studio to a two-bedroom at $4,000.

The 3171 Washington St. por-
tion was sold by CRM for $2.153
million on Jan. 7, 2020, to the Ja-
maica Plain Neighborhood Devel-
opment Corporation (JPNDC)
and New Atlantic Development.

The JPNDC originally pro-
posed a six-story, 45-unit, fully
affordable senior housing apart-
ment building with a new ground
floor restaurant for the existing
tenant El Embajador Dominican
restaurant. Utile was the architect,
Ingrid Bengston was the principal
designer.

With an array of public mon-
ies and tax credits the rents were
maintained at 60 percent AMI.
The Union Avenue group actively
objected both in public and private

meetings and as result the build-
ing was reduced to four stories and
39 units.

The ZBA approved the devel-
opment on Feb. 23, 2021, but three
months later Monty Gold, owner
of the abutting Turtle Swamp
Brewery building at 3377 Wash-
ington St., sued to stop the project.

Gold’s tenant, Turtle Swamp,
contended the affordable senior
housing was too close and would
ruin the business. The suit was
mediated and in June 2021
JPNDC/NAD agreed to redesign
the interior of the building and
move it back five feet from the
lot line.

In another design develop-
ment El Embajador, in mid-2023
decided it could not wait during
construction and declined to relo-

cate to the new restaurant space.
According to JPNDC, it will con-
vert the restaurant space into a
community room.

Turtle Swamp closed on Aug.
19, 2023. A ‘For Sale’ remains on
the building. Demolition has not
yet begun for the senior housing.
In 2020, construction costs were
estimated at $18.5 million, but
with the lawsuit delay and current
construction rates the cost is likely
over $21 million.

Gold’s lawsuit against JPNDC
was filed days after his suit to stop
the Pine Street/TCB supportive
and affordable housing across
Washington Street was resolved
after a year.

Reported at length by The
Bulletin, the Pine Street housing
of 202 units, with 140 apartments

for the formerly homeless is due
to open, after five years, in 2024.

Designed by RODE archi-
tects, the $105 million housing
development had its share of op-
position from the Union Avenue
group and a contingent from
Lourdes Avenue which went on
from March through November
2019, including three BPDA Ar-
ticle 80 meetings; Union Ave N/
A convinced Pine Street to remove
one story, eliminating 22 apart-
ments.

The lottery for the 46-income
restricted apartments was opened
on Dec. 7.  The largest and argu-
ably the most curious building
with its jagged upper-story gables
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CANNIFF
MONUMENTS

531 Cummins Highway, Roslindale, MA 02131

SINGLE GRASINGLE GRASINGLE GRASINGLE GRASINGLE GRAVEVEVEVEVE
MONUMENTMONUMENTMONUMENTMONUMENTMONUMENT

PolishedPolishedPolishedPolishedPolished
Barre, VBarre, VBarre, VBarre, VBarre, VT GrT GrT GrT GrT Granitanitanitanitaniteeeee

$1$1$1$1$1,600.00,600.00,600.00,600.00,600.00

1.3 miles from Roslindale Square
from Washington Street

617-323-3690
800-439-3690

Open Monday through Saturday 9am–9pm
Sunday 12–5pm

Edward T.
1908-1987

CANNIFF

24"

36"

JP Developments continued from page 7

DeathsDeathsDeathsDeathsDeaths
Continued on page 9

FOLEY

Kathryn “Kathy” M.
(MacKinnon) of Roslindale
passed peacefully in her sleep on
January 2, 2024, after a coura-
geous battle with Interstitial Lung
Disease. Kathy was born in Bos-
ton on June 14, 1955, the proud
daughter of her late incredibly lov-
ing and nurturing parents, Patricia
A. “Pat” (Leary) and Robert S.
“Bob” MacKinnon. Kathy was
the beloved former wife and best
friend of the late Stephen Foley.
Loving and devoted mother of
Marguerite Savickas and her hus-

band, Richard of Walpole,
Stephen Foley and his wife,
Elisabeth of Walpole, Kerryann
Foley of Boston and Patricia Jean-
Pierre and her husband, Julian of
Roslindale. Adored grandmother,
“the”, of Grace, Stephen, Jr., Sara,
Nova and Nolan. Cherished sis-
ter of Jim MacKinnon and his
wife, Deb of Newburyport, Pat
Roth of Norwood, Joan Gainey
and her husband, Tom of
Holbrook, Roberta “Bobbi”
McCarron of Nashua, NH, Mary
Sheehan and husband, Rob of
West Roxbury, Michael
MacKinnon and his wife, Susan
Marie of Easton, Karen Straehle
and her husband, Mike of
Norwood, Joseph MacKinnon
and his wife, Leslie of Hyannis
and John “Jake” MacKinnon and
his wife, Eileen of Brookline.
Kathy is also survived by many
loving in-laws, aunts, uncles,
nieces, nephews, cousins and dear
friends. Funeral from the Robert
J. Lawler and Crosby Funeral
Home, 1803 Centre St., WEST
ROXBURY. A Mass of Christian

Burial wwas celebrated at St.
Theresa of Avila Church, 2078
Centre St., West Roxbury. Burial
in The Gardens of Gethsemane
Cemetery, West Roxbury. In lieu
of flowers, donations in Kathy’s
memory may be made to the Pul-
monary Fibrosis Foundation,
h t t p s : / /
www.pulmonaryfibrosis.org/ or
the MA/NH Chapter of the
Alzheimer’s Association, https://
www.alz.org/manh For directions
or to leave a condolence message
for Kathy’s family, please visit:
lawlerfuneralhome.com Robert J.
Lawler and Crosby Funeral Home
(617) 323-5600.

KARRELL
Laurice (Kawam) of West

Roxbury, January 2, 2024. Be-
loved wife of the late James
Karrell. Dear sister of the late
Mary K. Bezreh, Jeannette
Sakakeeny and Frederick
Kawam. Also survived by several
loving nieces and nephews. Fu-
neral from the Kfoury Keefe Fu-
neral Home, 8 Spring St., WEST
ROXBURY. A Private Burial Ser-
vice will be held at a later date. In
lieu of flowers, please make con-

tributions in Laurice’s memory to
St. George Antiochian Orthodox
Church, 55 Emmonsdale Rd.,
West Roxbury, MA 02132 or to
St. Jude Children’s Research Hos-
pital, 501 St. Jude Pl., Memphis,
TN 38105. Guestbook at
www.KfouryFuneral.com

KENNEDY
Christopher Paul of New York

City, December 29, 2023, age 73.
Son of the late Atty Arthur and
Helen (O’Rourke) Kennedy.
Cherished brother of Bishop
Arthur Kennedy, Boston, Kevin
Kennedy, NYC, Terrence and his
wife Kathleen, Plymouth, Brian
and his wife Gail, West Roxbury,
and his sister, Maurabeth Chilson,
of Yarmouth. He is also survived
by many cousins, nephews,
nieces, as well as grandnephews
and nieces. He graduated from
Boston Latin School and studied
English literature at UMass, Bos-
ton. Chris was a brilliant musician,
an insightful script writer and for
15 years served as the musical
technician for the Metropolitan
Opera. Family and friends are re-
spectfully invited to attend a Me-
morial Mass on Saturday, Janu-
ary 13th, at 10:00am at Holy
Name Church, 1689 Centre St.,
West Roxbury. There are No Vis-

iting Hours. A Ceremony and In-
terment will be held in the spring
in New York City. In lieu of flow-
ers, donations may be made in his
name to St. Jude Children’s Re-
search Hospital. For guestbook,
gormleyfuneral.com William J.
Gormley Funeral Service 617-
323-8600.

MARTELL

David J., 64, passed away
peacefully, surrounded by his de-
voted family, on December 31,
2023, after a courageous two-year
battle with melanoma. A 1977
graduate of Christopher Colum-
bus High in Boston’s North End,
David was an outstanding athlete
and student, receiving a baseball

on the Washington Street/Green
corner, the five-story, 45-unit
building received its certificate of
occupancy on Oct. 23, 2023.

It took seven years, an
abutter’s lawsuit and a change of
owners to make it a reality. Bos-
ton Community Ventures had long
owned the aging wood-frame
building, most recently used as
Boston Mayor Michelle Wu’s
campaign headquarters; BCV
proposed a six-story apartment
project at a BPDA meeting on
April 28, 2016.

It was designed by Deborah
Katz of the Philadelphia firm In-
terface Studio, who reduced the
building at Union Avenue N/A
request to five stories. Opposed
by almost everyone during its as-
sociated ZBA meeting, the Board
approved it in May 2017. Two
months later an abutters group of
renters unsuccessfully sued to stop
the building alleging that BCV’s

supposed high rents would cause
displacement. The suit caused a
year delay.

BCV changed the make up of
the project from ownership to
rental units in 2019 but citing fi-
nancial problems, caused in part
by the lawsuit delay, sold the fully-
permitted building to Boston zon-
ing attorney Patrick Moloney for
$2 million on Nov. 21, 2021.
Moloney kept the original Katz
design of the building but hired
Monte French Architects to
reconfigure the unit sizes, now at
31 apartments, and returned the
building to rental.

After securing an $18 million
loan, Moloney began construction
in March 2022. Moloney was re-
quired to keep the original afford-
able units from BCV to eight
apartments at 50 percent to 70
percent AMI; these were adver-
tised on Sept. 13, 2023.

3353 Washington St. was com-

pleted but not leased out at the end
of 2023. The market-rate apart-
ments have not been listed and the
ground floor commercial spaces
have not been leased yet.

Adjacent to the Pine Street
homes, Patrick McKenna of
Brighton is slowly completing his
three-story, 14-unit apartment
building at 21 Glen Rd. on a long
vacant 16,000-square-foot lot.

Designed by Arthur Choo
with a bold square frame façade,
McKenna received a building per-
mit on April 25, 2022.

No affordable units are re-
quired because McKenna is build-
ing as-of-right. Antonnio Ferrera
of HD HUB Development re-
cently sold three condominiums
in a long, twin-gable wood-frame
house designed by Stephen Souza
at 194 Green St. opposite the
McKinnley Hotel rooming house.

Replacing a pre-Civil War era
gabled house, construction began
in August 2022. It required no
zoning variances. Vogt Realty
Group listed the condominiums
at $1.2 to $1.3 million.

There appears to be life yet
at 3326 Washington St. pro-
posed by Primary Development
as 45 compact living apartments
in a five-story building with mul-
tiple setbacks.

Primary planned to build one
of the city’s first compact living
apartment buildings on the old
JP Glass property, and after sev-
eral rambunctious community
meetings received zoning ap-
proval on March 31, 2021. But
on June 27, 2033 Primary
came back to the zoning board
asked and received a one-year
extension.

As always with Jamaica
Plain housing development
stay tuned.

DEATHS
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could be incorporated into the
project.

“That hasn’t been part of the
conversation, but it’s definitely
something we can talk about,”
Thai said.

Concerning the 160-212 ve-
hicle parking space range, Casey
said the maximum will be the tar-
get.

“There’s a little bit of design
iteration that has to happen to nar-
row it down to the exact number
of spaces in the structure,” he said.

To see the project page and all
related materials with this project,
go to http://tinyurl.com/3c9xz4yf

103 N.
Beacon

continued from page 3

Deaths continued from page 8
scholarship to attend Salem State
College. His athletic prowess gave
him the nickname of “Super
Dave” which stuck with him later
in life on the softball fields. David
was a treasured friend and men-
tor to many across his decades of
public service in Charlestown and
West Roxbury, working for the
Boston Center for Youth and
Families for 28 years. After leav-
ing the community centers, David
joined the New England Golf Cor-
poration, working at the Lost Brook
and Pine Meadows golf courses.
For anyone who knew him, it was
clear that David had found his
“dream job” and was never heard
once referring to his job as work. A
passionate golfer, David had a warm
smile and composed demeanor, and
loved the colleagues and friends he
worked and played with every day.
A lifelong Bostonian known for his
kindness, and love of his family and
friends, David is survived by his
loving wife of 27 years Mary
(Haskell) Martell and devoted son
John (Jack) Martell of Brookline,
MA. Raised in Charlestown, MA,
David was one of six boys to the
late John L. and Margaret M.
(Doherty) Martell. Predeceased
by his brothers Kevin J. and Paul
M. Martell of Charlestown, MA,
David leaves his brother, John L.
Martell and his wife Cheryl of
Billerica,MA, Steven F. Martell,
and Daniel G. Martell and his wife
Kerri of Reading, MA. His nieces,
nephews and grandniece, Shan-
non, Annie, Owen, Emily, Sadie,
Annabelle, Ronan, Orla, Emma,
Connor, Melissa, Jennifer, and
Paige will remember him for his
kindness, compassion, wit and
love for fishing and his annual
holiday trivia. In lieu of flowers
donations can be made to the
Charlestown Boys and Girls Club
of Charlestown, Mass.  For
guestbook gormleyfuneral.com.

O’TOOLE

Edward F., lifelong resident of
West Roxbury, passed away
peacefully on December 31, 2023
surrounded by his loving family.
Beloved son of the late Edward J.
and Mary (Hanlon) O’Toole both
formerly of West Roxbury and
Galway, Ireland. Loving brother
of Mary E. Piva and her husband
Paul, Patrick J. O’Toole and his
wife Christine, James M. O’Toole
and his wife Mary, and Catherine
A. O’Toole all of West Roxbury.
Loving uncle of Olivia, Evelyn,
Timothy, Patrick, Edward, Mary,
and Michael. Nephew of Pat
Hanlon, Sean Hanlon,
Bartholomew “Bertie” Hanlon,
and Margaret O’Toole. Also sur-
vived by many cousins. Edward
was a graduate of St. Theresa,
Catholic Memorial, and
Wentworth Institute. He was a
member of Local #22 Laborers In-
ternational Union. He was a long-
time labor foreman for Shawmut
Construction, Boston. Eddie
loved sports and politics. Funeral
from the P.E. Murray - F.J.
Higgins, George F. Doherty &
Sons Funeral Home, 2000 Cen-
tre St. West Roxbury. Interment
Mt. Benedict Cemetery. Expres-
sions of sympathy may be made

in Edward’s memory to Free to
Breathe Your Way, 501 7th Ave.,
Suite 230, NY, NY., 10018. https:/
/www.lungcancerresearchfoundation.org/
get-involved/honor-a-memory/.
For online guestbook
pemurrayfuneral.com. 

VENTRESCA-BENNETT
Maria D. of Hyde Park

passed away suddenly on De-
cember 21, 2023. Beloved wife
of David P. Bennett of Hyde
Park. Beloved daughter of the
late Domenic and Maria Rosaria
(Presutti) Ventresca. Beloved
sister of Francine LaCascia of
Nevada and Phillip M.
Ventresca of Florida. Beloved
sister-in-law of Diana Lemieux
of Roslindale and Ellie Yanolis
of Dedham. A Funeral Mass will
be held in St. Mary’s Church,
420 High St., Dedham, on Sat-
urday, Jan. 20, at 10am. Rela-
tives and friends kindly invited.
Entombment will be held in St.
Michael Cemetery, Roslindale, at
a later date. Donations may be
made in Maria’s memory to the
Dana-Farber Cancer institute.
Online guestbook at
gfdoherty.com George F. Doherty
& Sons Dedham 781-326-0500.

The Bulletin Newspaper
publishes obituaries
from information sup-
plied by funeral homes.
Relatives and friends
also may supplement in-
formation by e-mailing
t o
news@bulletinnewspapers.com
by Monday at 1 p.m.
Photos also will be ac-
cepted.

Obituary
policy

The proposed design of the
building as of last June,
above, and the proposed de-
sign as of the most recent
BPDA meeting below.

COURTESY PHOTOS
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