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Massachusetts
PLANNING BOARD
Town Hall, 3™ Floor
333 Washington Street
Brookline, MA 02445-6899
(617) 730-2130 Fax (617) 730-2442
Linda K. Hamlin, Chairman
Steven Heikin, Clerk
Robert Cook
Sergio Modigliani
Jonathan Simpson
Mark J. Zarrillo
To: Brookline Board of Appeals
From: Brookline Planning Board
Date: January 24, 2015
Subject: Convert a single to a two-family dwelling and construct a second driveway
Location: 86 Babcock Street
Atlas Sheet: 10 Case #: 2014-0076
Block: 49 Zoning: T-5
Lot: 13 Lot Area (s.f.): 6,000

Board of Appeals Hearing: January 29, 2015, at 7:30 p.m.

BACKGROUND

12/18/14 — Planning Board continued the case to convert a single to a two-family and construct a
second driveway to allow the applicant to explore revisions to the parking lay-out. [Revised
floor plans, dated 12/24/2014, include a reduction in the total number of bedrooms from 8
to 6, requiring 4 off-street parking spaces for the property.]

SITE AND NEIGHBORHOOD

86 Babcock Street is a two-and-a-half-story single-family dwelling located immediately across
from Dwight Square at the intersection of Babcock and Dwight Streets. Other dwellings in the
surrounding area are either single- and two-family dwellings of a similar size and type, or
apartment-style buildings with multiple units. To the rear of the subject property are the tennis
and basketball courts of Devotion School. The majority of the structures in the area are for
residential use.

APPLICANT’S PROPOSAL
The applicant, 86 Babcock Street, LLC, wishes to convert the single-family dwelling into a two-
family dwelling, extend the existing driveway, and construct a second driveway on the other side
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of the dwelling to provide parking. The applicant is also planning on constructing a rear deck at
the second floor, but it does not need zoning relief and details have not been provided.

[Residential Unit 1 (basement and first floor) includes 2 bedrooms, and residential Unit 2
(second and third floor) includes 4 total bedrooms. A revised parking plan, dated 1/8/2015,
includes 3 tandem parking spaces in the existing driveway and 1 parking space in the
proposed driveway. At the Planning Board meeting on 1/22/2015, the applicant proposed
an alternate parking plan, dated 1/12/2015, with two parking spaces in the existing
driveway and two parking spaces in the proposed driveway.]

FINDINGS

Section 5.05: Conversion -- When a single-family is converted to a two-family in a T district,
the Board of Appeals may by special permit waive the dimensional requirements specified in
Section 5.01 except for minimum lot size, provided that no previously-existing nonconformity is
increased.

Section 5.43: Exceptions to Yard and Setback Requlations
Section 5.70: Rear Yard Requirements
Section 6.04.5.c.2: Design of All Off-Street Parking Facilities (parking/driveway setback)

_I Required Existing Proposed Finding
|5

Rear Yard Setback — Deck (50% of 30) 247.5” 18 7.5” Complies*
Parki ideY k

ar: ",lg SId,e ard Setbac 5 I’ or less I’ or less Special Permit**
(existing driveway)
Parki ideY k

arking Side Yard Setbac 5 N/A 3 Special Permiti*
(new driveway)

*Under Section 5.74, uncovered porches or decks may extend into the yard up to fifty percent of the
required rear yard setback, but in no case closer than six feet to the property line.

**Under Section 5.43, the Board of Appeals may allow by special permit alternate dimensions for setback
and yard requirements if counterbalancing amenities are provided. Should the existing driveway not be
extended, as shown in the most recently revised parking plan dated 1/12/2015, setback relief would only
be needed for the new driveway.

Section 8.02.2: Alteration or Extension
A special permit is required for an alteration.

PLANNING BOARD COMMENTS

The Planning Board was divided (3-3) about whether or not to support this proposal to convert a
single-family dwelling into a two-family due to the proposed second driveway. Three Board
members were opposed to establishing a second driveway to accommodate the required parking,
believing a single driveway with tandem parking could support the two units; a four-car tandem
parking arrangement may be uncomfortable for the residents to manage, but other properties in this
neighborhood have similar arrangements and find them workable. The home is located right at the
intersection of Babcock and Dwight Streets, and Board members were concerned about establishing
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another back-out driveway at this location. The new driveway would be located closer than typically
preferred by the Town to a large existing street tree, which could damage the tree, and the Town’s
Tree Warden has expressed concern that the tree could obstruct sight lines in the future.

However, three other Board members thought a second driveway may be the only feasible solution to
allow conversion of the dwelling into two units, and by installing decorative paving for both the new
driveway and the front of the existing driveway, as well as screening landscaping and/or fencing
along the property line, the second driveway could be an attractive feature.

Therefore, the Planning Board voted (3-3) to recommend denial of the proposed plans,
including the floor plans by Embarc, dated 12/24/14, the site plan dated 8/7/14, and the
revised landscape plan dated 1/12/15.

Should the Board of Appeals find that the statutory requirements for a special permit are
met, the following conditions are recommended:

1. Prior to the issuance of a building permit, the applicant shall submit a final site and
landscaping plan, indicating all counterbalancing amenities, including decorative paving
for both the new driveway and front of the existing driveway, and screening landscaping
and/or fencing, 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 obtain approval for creation
of a new curb cut from the Department of Public Works, and submit copies of this
approval to the Building Department and Department of Planning and Community
Development.

3. Prior to issuance of a building permit, the applicant shall submit to the Building
Commissioner to ensure conformance to the Board of Appeals decision: 1) final floor
plans, stamped and signed by a registered architect; 2) a final site plan, stamped and
signed by a registered engineer or land surveyor; and 3) evidence the Board of Appeals
decision has been recorded at the Registry of Deeds.

Ikch
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Image 1: Aerial View
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Image 2: Street View
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