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To: Brookline Board of Appeals
From: Brookline Planning Department Staff
Date: November 3, 2016
Subject: Widen and extend garage and construct a second story addition over it
Location: 100 Beverly Road
Atlas Sheet: 114 Case #: 2016-0067
Block: 402 Zoning: S-15
Lot: 17 Lot Area (s.f.): 10,105

Board of Appeals Hearing: November 10, 2016 at 7:20 pm

SITE AND NEIGHBORHOOD

100 Beverly Road sits just north of Hancock and Leatherbee Woods. The neighborhood is made
up of single-family homes and the streets are lined with tall trees. Baker School is nearby.The
home is located mid-block between LaGrange Street and Zanthus Road.

APPLICANT’S PROPOSAL

The applicant is proposing a two story side yard addition to extend the existing garage and make
room for a laundry room and utility/storage facility as part of the first floor addition. The second
floor addition above the garage and extension will add a master bedroom to the home, a closet
and a bathroom. The owner’s daughter, son-in-law and three grandchildren have moved in to the
home and additional space is needed for this multi-generational family.

FINDINGS
Section 5.09.2.j — Design Review: Any exterior addition for which a special permit is requested
pursuant to Section 5.22 (Exceptions to Maximum Floor Area Ratio Regulations) requires a

S:\Planning\Board of Appeals\B\Beverly Road 100\Beverly Road 100 PBR.docx



Beverly Road 100 PBR 2

special permit subject to the design review standards listed under Section 5.09.4(a-l). All the
conditions have been met, and the most relevant sections of the design review standards are
described below:

a. Preservation of Trees and Landscape — The proposal does not require the removal of
any trees or substantial landscaping, as the addition does not extend significantly away
from the existing building.

b. Relation of Buildings to Environment — The proposed addition is not expected to have
shadow impacts on neighboring properties.

c. Relation of Buildings to the Form of the Streetscape and Neighborhood — The proposed
addition has been designed to be consistent with the style of the existing dwelling. In
addition, the size of the addition is in proportion to that of the existing home and the scale
of the finished space correlates to that of the surrounding homes.

Section 5.22.3.b.1.b — Exceptions to Maximum Floor Area Ratio (FAR) Requlations For
Residential Units

Allowed by
Floor Area Allowed Existing Special Proposed Finding
Permit
Floor Area Ratio 0.25 0.29 3 .38 ) )
(% of allowed) 100% 118% 120% 153.5% Special Permit/
*Variance
Floor Area (s.f.) 2,526.5 2,976 3,031.8 3,879

* Under Deadrick, the Board of Appeals may allow an extension of an existing non-conformity if it finds there is no
substantial detriment to the neighborhood.

Section 5.43 — Exceptions to Yard and Setback Requirements:
Section 5.60 — Side Yard Requirements

Setback Required Existing Proposed Finding

Requirements

Side Yard |5 9.5 2.5 Special Permit*

* Under Section 5.43, the Board of Appeals may waive yard and setback requirements if a counterbalancing
amenity is provided.

Section 8.02.2 — Alteration or Extension
A special permit is required to extend this non-conforming use and alter this non-conforming
structure.
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PLANNING BOARD COMMENTS

The Planning Board is supportive of the proposed two-story addition for this single-family
dwelling. The addition is in proportion with the home and will add needed livable space for the
owners. The addition will not be out of character and will increase the functionality of the home.
The Planning Board does have concerns about the minimal sideyard setback and requests that the
applicant and architect reduce the proposed addition. Additionally, the applicant will add
additional landscaping where the proposed addition is to minimize the impact on the abutter to
the west.

Therefore, the Planning Board recommends approval of the architectural plans by Sousa
Design dated 6/14/2016 and 8/1/2016 and the site plan by Peter Nolan & Associates dated
7/20/2016 subject to the following conditions:

1. Prior to the issuance of a building permit, the applicant shall submit final plans and
elevations showing an enlarged sideyard setback at the southwest corner of a minimum of
4.5 feet, subject to the review and approval of the Assistant Director of Regulatory
Planning.

2. Prior to the issuance of a building permit, the applicant shall submit a landscape plan
indicating all counterbalancing amenities.

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 site plan stamped and signed by a registered engineer or land
surveyor; 2) final floor plans and elevations stamped and signed by a registered architect
or engineer; and 3) evidence that the Board of Appeals decision has been recorded at the
Registry of Deeds.
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SOUSA design

A r c hiteoc t s

ISSUED FOR:
PERMIT

DECKER RESIDENCE

100 BEVERLY ROAD,
BROOKLINE, MA 02467

100 Beverly Rd

100 Bevery Rd
Brookline, MA 02467

PROJECT DIRECTORY

GENERAL NOTES

CODE SUMMARY

LOCUS MAP

OWNER:

Mary Clare Decker

867.928.3678

ARCHITECT:

SOUSA design
81 Boylston St
Brookfine MA 02445
Attn: Stephen Sousa

617.879,8100

1. THE GENERAL CONTRACTOR SHALL NOTIFY THE ARCHITECTS OF ALL
DISCREPANCIES BETWEEN CONSTRUCTION DOCUMENTS AND EXISTING
CONDITIONS.

2. THE GENERAL CONTRACTOR SHALL COMPLY WITH ALL FEDERAL,
STATE, AND LOCAL REGULATIONS THAT MAY APPLY TO THE
CONSTRUCTION OF THE PROJECT.

3, ALL WORK OF THIS PROJECT SHALL COMPLY WITH ACCEPTED
BUILDING PRACTICES AND ALL CODES HAVING JURISDICTION OVER THIS
PROJECT.

4, REFERTO LIMITS OF WORK DRAWINGS FOR OVERALL DESCRIPTION OF
WORK AREAS.

5. THE GENERAL CONTRACTOR SHALL LEAVE THE PROJECT SITE AND
ALL SURROUNDING AREAS IN FINAL CLEAR CONDITION INCLUDING THE
REMOVAL OF ALL DEBRIS RESULTING FROM CONSTRUCTION,

8. THE CONTRACTOR SHALL AT ALL TIMES DURING THE PROGRESS OF
THE WORK REMOVE ALL CONSTRUCTION DEBRIS AND MAINTAIN A DUST
FREE ENVIRONMENT FOR ALL ADJACENT AREAS,

7. THE CONTRACTOR SHALL COORDINATE THE WORK OF ALL TRADES
AND VERIFY THAT ALL CUTTING AND PATCHING REQUIRED FOR THE
INSTALLATION OF ALL MATERIALS BY ALL TRADES IS PROPERLY
EXECUTED,

8. THE CONTRAGTOR SHALL UTILIZE THE AREAS WITHIN THE SCOPE OF
WORK FOR STORAGE OF MATERIALS AND TOOLS,

8. ALLWRITTEN DIMENSIONS SHALL HAVE PRECEDENCE OVER ALL

11. DIMENSIONS ARE TO CENTER LINES, EXISTING BUILDING GRID LINES
OR TO FACE OF FINISHED SURFACE UNLESS OTHERWISE NOTED.

12, ALL GYPSUM WALL BOARD CONSTRUCTION SHALL CONFORM TO
RECOMMENDATIONS, PRACTICES, STANDARDS AND INSTRUCTIONS
PUBLISHED BY U.S. GYPSUM COMPANY IN THE GYPSUM CONSTRUCTION
HANDBOOK,

13. ALL FINISHED WORK SHALL BE FREE OF DEFECTS, THE OWNER
RESERVES THE RIGHT TQ REJECT ANY MATERIALS AND WORKMANSHIP
WHICH ARE NOT CONSIDERED TO BE AT THE HIGHEST STANDARDS OF
THE VARIOUS TRADES INVOLVED.

14. NO CHANGES OR SUBSTITUTIONS ARE ALLOWED UNLESS APPROVED
BY THE OWNER,

15. ALL DATA OUTLETS MUST BE ON A DEDICATED, ISOLATED CIRCUIT.
16. ANY MODIFICATION OF THESE CONSTRUCTION DOCUMENTS MUST BE
APPROVED BY SOUSA DESIGN IN WRITING.

17. ALL MECHANICAL, ELECTRICAL, & PLUMBING SYSTEMS ISSUED AS

DESIGN / BUILD CONTRAGTS. THE CONTRACTOR 1S TO COORDINATE THE
SCOPE OF WORK DIRECTLY WITH THE OWNER,

BUILDING SUMMARY:

EXISTING LOT SIZE: 10,106 SF
ALLOWABLE FAR: 25
EXISTING FLOOR AREA: 2,976 SF
EXISTING FAR: 29
PROPOSED FLOOR AREA: 3,879 SF
PROPOSED FAR: .38

USE CATEGORY:

Use: R-3 Residential

BUILDING CODE:
WORK TO BE COMPLETED IN ACCORDANCE TO:

|IBC - International Building Code 2012

|EBC - International Existing Building Code 2012
|ECC - International Energy Conservation Code 2012
IMC - Intemational Mechanical Code 2012

IFC - International Fire Code 2012

760 CMR - MA Amendments to the |BC

527 CMR - MA fire pi ion and electrical

521 CMR - MA accessibility regulations

248 CMR - MA plumbing regulations

524 CMR - MA elevator regulations

R
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ALL DRAWINGS, SPECIFICATIONS AND
ARCHITECTURAL DESIGNS ARE THE
PROPERTY OF SOUSA DESIGN
ARCHITECTS AND SHALL NOT BE
REPRODUCED OR USED ON THIS OR
ANY OTHER PROJECT WITHOUT
WRITTEN CONSENT FROM THE
ARCHITECT.

THE CONTRACTOR SHALL CHECK AND
VERIFY ALL DIMENSIONS AND EXISTING
CONDITIONS ON SITE PRIOR TO
BEGINNING ANY WORK. REPORT ALL.
DISCREPANCIES IN WRITING TO SOUSA
DESIGN ARCHITECTS BEFORE
PROCEEDING WITH THE WORK AND
SHALL EXCEPT FULL RESPONSIBILITY
FOR SAME, DRAWINGS SHALL NOT BE
SCALED. ALL WORK SHALL BE CARRIED
OUT IN ACCORDANCE WITH THE
DRAWINGS AND SPECIFICATIONS, AND
TO THE SATISFACTION OF THE OWNER
AND THE ARCHITECT,

EACH CONTRACTOR SHALL SUBMIT TO
SOUSA DESIGN ARCHITECTS FOR
APPROVAL: SHOP DRAWINGS, SAMPLES,
CUTS OF ALL THE ITEMS OF WORK
PRIOR TO THEIR INCLUSION IN THE
‘CONSTRUCTION, ALL ITEMS TO BE
INCLUDED SHALL BE AFPROVED FOR
USE IN THE TOWN OF BROOKLINE AND
SHALL HAVE AN ASTM AND UL NUMBER
WHEN SUCH ITEMS REQUIRE THIS
DESIGNATION. EACH CONTRACTOR
SHALL CO-ORDINATE HIS WORK WITH
ALL OTHER CONTRACTORS.

THE QUALITY OF WORKMANSHIP AND
MATERIALS USED SHALL COMPLY WITH
ALL TOWN OF BROOKLINE AND MA
STATE BUILDING CODES. DRAWINGS
SUBJECT TOAPPROVAL BY ALL
‘GOVERNMENTAL AGENCIES HAVING

ON ALL NEW
TO COMPLY WiTH APPLICABLE
HANDICAPPED ACCESSIBILITY LAWS,

ISSUED FOR:

PERMIT

OTHERS, DO NOT SCALE DRAWINGS. IF THERE IS A QUESTION OR CONSTRUCTION TYPE: u
CONFLICT IN DIMENSIONS, NOTIFY THE ARCHITECT FOR CLARIFICATION.  disven ark e St =
. ndarninlum otk A
10, VERIFY FIELD CONDITIONS PRIOR TO COMMENCEMENT OF EACH Type: 5B ’ Yol
PORTION OF THE WORK, THE CONTRACT DRAWINGS ARE
COMPUIMENTARY AND WHAT IS REQUIRED BY ONE SHALL BE BINDING AS
iF REQUIRED BY ALL. THE CONTRACTOR SHALL COORDINATE ALL
PORTIONS OF THE WORK,
: @ AT GC GENERAL CONTRACTOR PLAM  PLASTIC LAMINATE wi WITH
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RO ROUGH OPENING
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DWG(S) DRAWING(S) LAV LAVATORY
LH LEFT HAND(ED) SA SOUND ATTENTION BATTS
A q EA EACH 8D SMOKE DETECTORS
WOeD
ELEVATION DESIGNATION \\\\\\ EIFS EXT INSUL. FINISH SYSTEM MAX MAXIMUM SIM SIMILAR
ELEC  ELECTRICAL MECH  MECHANICAL SPEC  SPECIFICATION
) ELEV  ELEVATION MFR  MANUFACTURER sQ SQUARE
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/‘I NEW DOOR TO BE INSTALLED @ TILE
B o
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D—  parmmioNTYPE

EXISTING CONSTRUCTION
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FC FIRE CODE / FIRE CORE

FD FLOOR DRAIN NIC NOT iN CONTRACT
FEC  FIRE EXTINGUISHER CABINET | NL NIGHT LIGHT

FF FINISHED FLOOR NOM  NOMINAL

FFE  FINISHED FLOOR ELEVATION | NTS NOT TO SCALE

FIN FINISH

FFL  FLUORESCENT LIGHTING oc ON CENTER

FOF FACE OF FINISH oD OQUTSIDE DIAMETER
FOC  FACE OF CONCRETE OH OPPOSITE HANDED
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ALL DRAWINGS, SPECIFICATIONS AND
ARCHITECTURAL DESIGNS ARE THE
PROPERTY OF SOUSA DESIGN
ARCHITECTS AND SHALL NOT 8E
REPRODUCED OR USED CN THIS OR
ANY OTHER PROJECT WATHOUT

ITTEN CONSENT FROM THE
ARCHITECT.

THE CONTRAGTOR SHALL CHECK AND

gEGlNNINGANYWORK REPORT ALL
ZONING REVIEW DISCREPANCIES IN WRITING TO SOUSA

DESIGN ARCHITECTS BEFORE
PROC! AND
SHALL EXCEPT FULL RESPONSIBILITY

WORK TO BE COMPLETED IN ACCORDANCE TO: ggﬁf&“ifmﬁyfﬁﬂﬁ%g&‘?&
o] \CCOf el
*MASS STATE BUILDING CODE (NINTH EDITION) UT IN ACCORDANCE

DRAWINGS AND SPECIFICATIONS, AND
TO THE SATISFACTION OF THE OWNER
AND THE ARCHITECT.

EACH CONTRACTOR SHALL SUBMITTO
ZONING DISTRICT: 8-15 SOUSA DESIGN ARCHITECTS FOR
APPROVAL: SHOP DRAWINGS, SAMPLES,
GUTS OF ALL THE ITEMS OF WORK
PRIOR TO THEIR INCLUSION IN THE

*TOWN OF BROOKLINE ZONING ORDINANCES

4] LAVHORY RaOM STATE BUILDING CODES, DRAWINGS

SUBJECT TOAPPROVAL BY ALL

LOT SIZE MINIMUM 15000SF  *10,108 SFEXISTING 7 ;’;// S CONSTRUCTION. AL ITEMS TO 8E
! : o INCLUDED SHALL BE APPROVED FOR
FAR % 4 Ei//// ////// ’ USE IN THE TOWN OF BROOKLINE AND
MINIMUM LOT WIDTH 100 FT ! q/-? % SHALL HAVE AN ASTM AND UL KUMBER
1 p 5t noor smow WHEN SUCH ITEMS REQUIRE THIS
HEIGHT MAXIMUM 3SFT ! A DESIGNATION. EACH CONTRACTOR
FRONT YARD SETBACK 25 FT ! SHALL CO-ORDINATE HIS WORK WITH
SIDE YARD SETBACK 15 FT i ALL OTHER GONTRACTORS.
REAR YARD SETBACK 40FT Pleceasss THE QUALITY OF WORKMANSHIP AND
!/ 7 MATERIALS USED SHALL COMPLY WITH
! / ALL TOVN OF BROOKLINE AND MA
’
]
[

ALLOWABLE FLOOR AREA RATIO 2

‘GOVERNMENTAL AGENCIES HAVING

‘:
N
\
\

JURISDICTION ALL NEW CONSTRUGTION

0.25 X 10,108 SF ¢ TO COMPLY WITH APPLICABLE

7

%

H BEDROOM. HANDICAPPED ACCESSIBILITY LAWS,
=2/627 SF £ LIVING AREA ALLOWAGLE KEY |:| INDICATES GROSS FLOOR AREA ;y

; /

!
EXISTING AREA % INDICATES ADDITIONAL GROSS FLOOR ; / g )

4 AREA § / =;§u:?mw,, NG

it I I, 7,
BASEMENT = UNFINISHED 2 / ;;/‘ //’;}a‘/‘//////,///,‘
FIRST FLOOR = 1285F ¢ / W 7// 7
SECOND FLOOR = 1,728 SF :}/ ’«:,_’;/;};;;2‘ (7951

3 19 /.'
ATTIC = UNFINISHED : % 7 /,/ o

£
TOTAL EXISTING = 2978SF s / :
EXISTING FAR = 2 ‘.,4 ISSUED FOR:
PROPOSED AREA PERMIT
BASEMENT = UNFINISHED SOUSA design
FIRST FLOOR = 2,021 SF(+293 SF ADDITION} TosTRcer Archltects
SECOND FLOOR = 1858 SF(+610 SF ADDITION) [ v———
ATTIC = UNFINISHED P
TOTALPROPOSEDAREA =  3,879SF

{166% TOTAL ALLOWABLE AREA)
TOTAL PROPOSED FAR = 38
PROPOSED ADDITION AREA
@ PROPOSED FIRST FLOOR PLAN @ PROPOSED SECOND FLOOR PLAN
1ST FLOOR ADDITION = 203SF Scale: 1/8" = 10" Scale: 178" = 1-0
2ND FLOOR ADDITION = 810SF
(7% OF TOTAL ALLOWABLE AREA)
Job # 1601
Brawn by J.J. Cid by SAS,

Date 06.14.2016

Revisions

ZONING REVIEW
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100 Beverly Rd
100 Beverly Rd
Brookline, MA 02467
ALL DRAWINGS, SPECIFICATIONS AND
ARCHITEGTURAL DESIGNS ARE THE
PROPERTY OF SOUSA DES[GN
ARCHITECTS AND SHALL NOT
AESROBUCED R USED Of THS OR
ANY OTHER PROJECT WITHOUT
WRITTEN CONSENT FROM THE
ARCHITECT.
THE CONTRACTOR SHALL CHECK AND
VERIFY ALL DIMENSIONS AND EXISTING
CONDITIONS ON SITE PRIOR TO
BEGINNING ANY WORK. REPORT ALL
DISCREPANCIES [N WRITINGTO SOUSA
DESIGN ARCHITECTS BEFORE
ZONING LEGEND PROCEEDING WITH THE WORK AND
- SHALL EXCEPT FULL RESPONSIBILITY
e — \ - ZONING DISTRICT: 15 FOR SAME, DRAWINGS SHALL NOT BE
" N R TN e S P SCALED. ALL WORK SHALL BE CARRIED
L [ ] E I l (]‘E‘ *R Q _ N = — REQUIRED EXISTING COMPLIANCE OUT IN ACCORDANGE WITH THE
RN e - T DRAWINGS AND SPECIFICATIONS. AND
—— ——— - MIN. AREA 15,000 SF 10106+ SF. | non-FODNECRMING TO THE SATISFACTION OF THE OWNER
(PAPER 'ROAU -VARIABLE WlDIHL,,,/ N — e e n n S AND THE ARCHITECT,
______ -~ N ——— MIN. YARD FRONT 25 24.8 NON-CONLORMING
PN T—me - SI0E 5 85 EXISTNG EAGH CONTRAGTOR SHALL SUBMIT TO
_____ TN N e — e - - non e e SOUSA DESIGN ARCHITECTS FOR
g N N T — REAR 40 83.2 S APPROVAL: SHOP DRAWINGS, SAMPLES,
Ly —— e —— - > GUTS OF Al ITEMS OF WOR
P 2N e - VIN. OPEN SPACE (swsc) 108 7R & e PRIOR TO THEIR INCLUSION IN THE
B N — e —— (ssae) 60% 83% + ¥ES CONSTRUGTION, ALL ITEMS To BE
— ——— - " n INCLUDED SHALL BE APPROVED FOR
N ———— ——— WIN. LOT WiDTH 100 50 non-EERGRMING USE IN THE TOWN GF BROOKLINE AND
N T T — MAX. BLDG. HEIGHT 35" 30'% YES \%‘H}g—rlf MG\VE ]ATré Gs‘rRNéAzll) \él}:l'JMBER
. < —— — suc S REQUIRE THIS
- ¢ o e ——— DESIGNATION, EACH CONTRACTOR
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e —e ——— ALL OTHER CONTRACTORS.
- TEXISTNG . T ] T e - T e e—— THE QUALITY OF WORKMANSHIP AND
7 i | CHAIN g\lK T~ e T — HOTES: MATERIALS USED SHALL COMPLY WITH
e — T T 5 FENCE .~ A T — - | INFORMATIDN SHOWN ON THIS PLAN IS THE RESJLT OF A FIELD SURVEY PERFORMED ALL TOWN OF BROOKLINE AND MA
b Wy . —~— STATE BUILDING CODES. DRAWINGS
N B ’E’Esms\ o g maark T~ — - PETER NOLAN & ASSOOKTES LG AS OF 0720 SUBJECT TO APPROVAL BY ALL
—— T — EED REFERENCE CERTRICATE uo |1235. SHEET 2, BOOK 57 GOVERNMENTAL AGENCIES HAVING
e T e — RoRF o DR REGSTRY OF 037 JURISDICTION ALL NEW CONSTRUCTION
T~ 3. THIS PLAN 1S NOY INTENDED TO BE RECORDED. LOP?OIMPLY WITH APPLICABLE
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= 1»1!.1;125-5(’ T e— T 25017CO566E, PANEL HUMBER 0556
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3. INFORMATION SHOWN ON THIS PLAN IS THE RESULT OF A FIELD SURVEY FPERFORMED
BY PETER HOLAN & ASSOCIATES LLC AS OF 07-20-18,

EFERENCE CERTHICATE HO. 11236, SHEET 2. BOXK 97
SORFOUK DISTRICT REGSTRY OF DEgos.

3. THIS PLAN IS NOT INTENDED 1O BE RECORDED,
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