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To:  Brookline Board of Appeals  

From:  Brookline Planning Board  

Date:  October 20, 2016   

Subject: Renovate existing space for a 60 seat café (former Square Market)  

Location: 1633 Beacon Street 

  Atlas Sheet: 43    Case #: 2016-0068 

  Block: 216     Zoning: G-1.75(WS) 

  Lot: 18      Lot Area (s.f.): 2,156 

 

Board of Appeals Hearing: November 17, 2016 at 7:15 pm 

-------------------------------------------------------------------------------------------------------------------- 

SITE AND NEIGHBORHOOD 
1633 Beacon Street is a one-story commercial building located at the southwest corner of Washington 

Square surrounded by mostly similar building typologies.  This storefront most recently served as the 

Square Market and was previously a 7-Eleven.  The storefront is located directly across from the 

Washington Square MBTA station.   

 

APPLICANT’S PROPOSAL 

The applicant, Caffe Nero Americas, LLC, is proposing a café/restaurant with 60 seats.  Their proposal 

includes plans for a kitchen, service counter, restrooms and multiple seating areas.   

 

The applicant is not proposing any parking on-site.  The applicant believes that the site’s location near 

public transit and the nearby availability of metered parking will be sufficient for patrons of the cafe and is 

seeking relief from any off-street parking requirements.   

 

FINDINGS 
 

 

 

 

 

 

 

 

PLANNING BOARD 
 

 

Town Hall, 2nd
 Floor 

333 Washington Street 

Brookline, MA 02445-6899 

(617) 730-2130  Fax (617) 730-2442 

 

Linda K. Hamlin, Chairman 

Steven A. Heikin, Clerk 
Robert Cook 

Blair Hines 

  Sergio Modigliani 
Matthew Oudens 

Mark J. Zarrillo 
 
 

 

 
 



1633 Beacon Street (2016) 2 

Section 6.02, Paragraph 1 – Table of Off- Street Parking Requirements 
  

* Under Section 6.02.1.b - Off-Street Parking Regulations When a change or expansion of a 

non-residential use in a business district is proposed primarily or entirely within an existing building, 
the Board of Appeals by special permit may waive up to 10 spaces, or up to 50%, of any increased 
requirement, whichever is greater.  

 

 

 

 

 

 

*A total of 12 spaces are required for the site based on the number of café seats.  There is a 

theoretical parking credit of six parking spaces for the previous retail use bringing the number 

of required spaces to six.  As a result, six spaces are required.   

 

 

Section 8.02.2 – Alteration or Extension 

A use or structure which does not conform to the regulations of this By-law, but which did conform to 

all applicable regulations when initially established, may be altered, repaired, or enlarged, except that 

any nonconforming condition may not be increased unless specifically provided for in a section of this 

By-law. 

 

Section 7.06, Paragraph 3 – Regulated Façade Alterations 
All regulated façade alterations shall be subject to design review process of Section 7.03, paragraph 2.   

 

 

PLANNING BOARD COMMENTS 

The Planning Board supports the conversion of the retail space into a café as it will improve this 

storefront at a prominent intersection in Washington Square.  The Board believes there would be 

adequate on-street parking for this café and many patrons will take advantage of the walkability of the 

neighborhood and proximity to public transportation.    

Therefore, the Planning Board recommends approval of the floor plans labelled “Caffe Nero” by Upland 

Architects, dated 8/18/16, subject to the following conditions:  

 

1. Prior to the issuance of a building permit, the applicant shall submit a final floor plan 

indicating the total number of seats proposed subject to the review and approval of the 

Assistant Director of Regulatory Planning. 

 

2. The restaurant’s management shall implement an employee T-pass program, where 

management subsidizes at least 50 percent of the cost of monthly subway and bus T-passes 

for all of the restaurant’s employees. 

 

3. Prior to the issuance of a building permit, the applicant shall submit to the Building 

Commissioner for review and approval for conformance to the Board of Appeals decision: 

1) a final floor plan stamped and signed by a registered architect; and 2) evidence that the 

Board of Appeals decision has been recorded at the Registry of Deeds.   
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