Town of Brookline

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 8, 2015
Subject: Demolish garage and replace with a one and a half story addition and construct a

single story addition at the rear

Location: 43 Glen Road

Atlas Sheet: 69 Case #: 2014-0081
Block: 296 Zoning: S-7
Lot: 07 Lot Area (s.f.): 6,650

Board of Appeals Hearing: January 29, 2015, at 7:15 p.m.

BACKGROUND

BOA Case #2013-0069 — In 2013, the applicant proposed similar alterations to 43 Glen Road.
This prior proposal included a two-story rear addition and a covered porch facing the southern
property line. The proposal was approved by the Preservation Commission but subsequently
withdrawn without prejudice before the Zoning Board of Appeals.

September 9, 2014 — The Brookline Preservation Commission voted unanimously to accept
the proposed design for 43 Glen Road, with the exceptions that a shed dormer instead of a
gable is built on the back of the roof, and a different solution be found for the arched
window. A Certificate of Appropriateness was not issued for project plans in recognition of
potential alterations that may arise following Planning Board and Zoning Board of Appeals
review.

SITE AND NEIGHBORHOOD
43 Glen Road is a single-family house located in the Pill Hill Local Historic District. The
dwelling is a Colonial Revival style home that was constructed in 1942, and designed by
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Raymond Stowell. The structure is similar in style to other dwellings along Glen Road. The
immediate neighborhood is primarily comprised of single-family dwellings with the Olmsted
Park Condominium building to the south.

APPLICANT’S PROPOSAL

The applicants, Anthony Cukras and Susan Tolaney, are proposing to increase the gross floor
area of the structure by 902 square feet (118% of allowable FAR). This floor area expansion
includes a single-story rear addition in place of a sunroom and a one and a half-story side
addition in place of the garage. The rear addition is set back 20°9” from the rear lot line and will
create a study and expand existing kitchen space. The garage conversion will create a family
room on the first floor and a master bedroom on the second floor. This addition will not follow
the same footprint of the existing single-story garage. The addition will be set back an additional
foot from the front lot line to allow for driveway parking. The existing driveway will be
widened to accommodate this parking, resulting in a 5’ side yard setback. The existing curb cut
to access the driveway will not be altered. A 241.5 square foot covered porch on the southern
side of the home is also proposed. The porch needs no zoning relief.

FINDINGS

Section 5.09.2.] — Design Review

Section 5.22.3.b.1.b — Exceptions to Floor Area Ratio (FAR) For Residential Units
Section 5.43 — Exceptions to Yard and Setback Requlations

Section 5.50 — Front Yard Requirements

Section 5.70 — Rear Yard Requirements

Required Existing Proposed Finding
Floor Area Ratio .35 .28 41
Floor Area 2,327 sf. 1,855 s.f. 2,757 sf. Special Permit*
FAR Percentage 100% 80% 118%
Front Yard 20° 20.2 20.2° Complies
Rear Yard 30 24.1° 20.9 Special Permit**

* Under Section 5.22.3.b.1.b, the Board of Appeals may grant a special permit for an
exterior addition that is less than or equal to 20% of the permitted gross floor area.

** Under Section 5.43, the Board of Appeals may waive dimensional requirements in lieu
of other dimensions if the applicant provides counterbalancing amenities.

Section 8.02.2- Alteration or Extension; Special Permit Required
A special permit is required to alter this pre-existing non-conforming structure.

PLANNING BOARD COMMENTS

The Planning Board is not opposed to this application to construct rear and side additions at 43
Glen Road. The design is consistent with neighboring structures throughout the Pill Hill area.
The single-story rear addition appropriately addresses the concerns of abutting residents at the
rear who were opposed to the prior 2013 proposal. Submitted landscape plans also provide
adequate counterbalancing amenities for FAR and rear-yard setback relief.

S:\Planning\Board of Appeals\G\Glen Road 43 (2014)
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The Planning Board considered the general provisions of Section 5.22.1.e of the Zoning By-
Law, which lists the general provisions for granting a special permit for FAR. It reads: “The
interior conversion shall not result in the displacement of interior storage of equipment, vehicles,
or materials to a location which is now exterior to the house. The applicant’s attorney made a
convincing argument that because of the small size of the garage, it had not been used for
parking a car and the car was parked in the driveway. On that basis, the Planning Board
supported the requested special permits.

Therefore, the Planning Board (4-1) recommends approval of the plans submitted by
Osborn Studio +, dated 1/21/15, and the site plan by Boston Survey, Inc., dated 1/21/15.
Should the Zoning Board of Appeals find that the conditions for special permit relief have
been met, the Planning Board recommends the following conditions:

1. Prior to the issuance of a building permit, the applicant shall submit a final site plan,
elevations, and floor plans subject to the review and approval of the Assistant Director
for Regulatory Planning.

2. Prior to the issuance of a Building Permit the applicant shall receive a Certificate of
Appropriateness from the Brookline Preservation Commission indicating support for all
proposed exterior modifications.

3. Prior to the issuance of a building permit, the applicant shall submit a final landscaping
plan indicating all counterbalancing amenities, subject to the review and approval of the
Assistant Director for Regulatory Planning.

4. 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;
3) a Certificate of Appropriateness issued by the Brookline Preservation Commission,
and 4) evidence that the Board of Appeals decision has been recorded at the Registry of
Deeds.

Jr/Pss
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CUKRAS/TOLANEY RESIDENCE
4% GLEN ROAD,
BROOKLINE, MA

ARCHITECT
OSBORN STUDIO +
22 Emerson Street
Brookline, MA

Lynn C. Osborn, AlA

LEED, AP

Ma License #5517

Phone: 617-734-3115

Mobile: 617-506-6460

Email: lynn@osbornstudioplus.com

W'D % 2% ,ZO)S

FAR ZONING SUMMARY

43 Glen Road
SR -7

Lot Size is 6,650 Square Feet
Allowable FAR is .35
Allowable square footage is 2,327

EXISTING

Basement O SF
First floor 9650 SF
Second floor 875 SF
TOTAL 1,655 SF
PROFPOSED

Basement O 5F

First floor 1,529 SF
Second floor 1,192 SF
TOTAL 2,721 SF

Exceeds allowable FAR by 394 SF, or
New FAR is .41, Abutters houses are
42, .42,.53, .42, .41, based on
assessor's information.

Revised 01/21/25
AN NCANANS
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REFERENCES:

DEED: BK 22400; PG 156
PLAN: PL BK 93; PL 4518
PLAN: BK 1833; PG 402
PLAN: 1091; PG 572
PLAN: 1631; PG 121

GEORGE
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COLLINS
No. 41784
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PLAN: BK 2228: PG 7 W5 «di%
Pe
FIELD BOOK PAGE INSP. BY DRAFT. BY CHECKED BY
M20 5 MO/PF NPP/CJB/IRAP GCC

| CERTIFY THAT THIS PLAN WAS MADE FROM AN INSTRUMENT
SURVEY ON THE GROUND ON THE DATE OF OCTOBER 7, 2013
AND ALL STRUCTURES ARE LOCATED AS SHOWN HEREON.

ACCORDING TO THE FEDERAL EMERGENCY MANAGEMENT
AGENCY (F.EM.A.) MAPS, THE MAJOR IMPROVEMENTS ON THIS
PROPERTY FALL IN AN AREA DESIGNATED AS ZONE X"

(AREA DETERMINED TO BE OUTSIDE 0.2 % ANNUAL CHANCE

FLOODPLAIN).

COMMUNITY-PANEL # 25021C0053E
EFFECTIVE DATE: JULY, 17, 2012

PREPARED FOR:

SARA M. TOLANEY

& ANTHONY R. CUKRAS
43 GLEN ROAD
BROOKLINE, MA 02445

NOTES:
PARCEL ID: 296-07-00
- ZONING DISTRICT: S-7
DATUM: ASSUMED
(1ST FL = 100.00)

EXISTING NOTES:
LOT COVERAGE: 20.6 % 1) EXISTING STONE RETAINING WALLS TO REMAIN
OPEN SPACE: 74.9% 2) EXISTING ATTACHED GARAGE TO BE RAZED AND RECONSTRUCTED
PROPOSED
LOT Q‘OVERAGE: 26.6%
OPEN SPACE: 66.8%
NO. 46 HAWTHORN ROAD NO. 40 HAWTHORN ROAD NO. 34 HAWTHORN ROAD
NIF NIF NFF
LEONARD A. WEISS PETER J. MANUS CHRISTOPHER C. GATES
DEED: BOOK 15416; PAGE 581 DEED: BOOK 8670; PAGE 385 DEED: BOOK 12890; PAGE 64
N25°3815'E
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= N N T LR PEAK = 113.24 % S DEED: BOOK 30072; PAGE 192
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~ = & 1sT0RY 2STORY ﬁ G
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CERTIFIED PLOT PLAN

SHOWING PROPOSED CONDITIONS AT

43 GLEN ROAD
BROOKLINE, MA

SCALE: 1INCH =20 FEET

DATE: JANUARY 21, 2015

“SURVEY, INC.

BOSTON

UNIT C-4 SHIPWAY PLACE
CHARLESTOWN, MA 02129

(617)242-1313

JOB #13-00157

FILE #13-00157 - 09/30/13




PLANT LIST

KEY QTY LATIN NAME COMMON NAME SIZE NOTES
TREES

™ 4 Thuja plicata ‘Green Giant’ Green GiantWestern Red Cedar  10-12’ht  b&b

TO 6 Thuja occidentalis ‘Emerald’ Emerald Arbovitae 8-10‘ht b&b

SHRUBS/VINES

AZd 2 Axzalea x ‘Delaware Valley White' Delaware Valley White Azalea 24" ht.

AZk 3 Azalea Karen Lavender Evergreen Azalea 24" ht.

CA | Clematis maximowicziana Autumn Clematis 3 gal.

pC 2 Daphne % burkwoodii ‘Carol Mackie' Daphne ‘Carol Mackie 24" ht.

HA 6 Hydrangea arborescens ‘Annabelle’ Annabelie Hydrangea S gl

HM 4 Hydrangea macrophylla Mophead Hydrangea 5 gl

IG S5 llex glabra ‘Shamrock’ Shamrock Inkberry 24" ht.

M 2 Ilex x merservea ‘Castle Spire’ Meserve holly ‘Castle Spire’ 5 gal.

v 3 Itea virginiea "Little Henry' Virginia sweetspire 24" it

RO 3 Rhodendron ‘Cunningham Biush’ Rhodendron ‘Cunningham Blush’ 36" ht.

P4 Syringa patula ‘Miss Kim’ Miss Kim Lilac 36" ht.

PERENNIALS/GRASSES

AC 12 Astilbe chinensis ‘Diamonds and Pearls’  Plume Flower i gal

AM 23 Aichemilla mollis Lady’s Mantle 2 gal.

AN 5 Athyrioum niponicum ‘Pictum’ Japanese Painted Fern 1 gal.

AP 5 Adiantumn pedatum Maidenhair Fern | gal.

e 5 Echinacea purpurea ‘Kim's Knee High®  Low Purple Coneflower 2 gal.

HO 8 Hosta sp. Hosta 2. gl

HH 5 Hemerocallis ‘Happy Return’ Happy Return Daylily 2gal

PT 60  Pachysandra terminalis Spurge I qt.

TC 13 Tiarella cordifolia Foamfiower | gal.

PLANTING NOTES

f. All plant material shall be approved by the Landscape Architect prior to arrival on the site.

2 All plant material shall conform to the guidelines established by “The American Standard for
Nursery Stock”, published by the American Association of Nurserymen, Inc.

3 No substitution of plant species will be allowed without the approval of the Landscape
Architect,

4, The Contractor shall locate and verify alf utifity line locations prior to staking and report any

flicts to the Landscape Archit

5. All plants shali be staked out in their approximate location by the Contractor. The Contractor
shall adjust the locations of these stakes as required by the Landscape Arch to account for
subsurface utilities, other field conditions and to achieve design intent. Final locations must be
approved by the Landscape Architect prior to planting.

6. No planting shall be installed before acceptance of rough grading of tapsoil.

7. The rootbalis of trees shalf be planted 3" above adjacent finished grade. Excavate holes no
deeper than the rootbali of trees. Holes shall be at least 3' greater in diameter than root ball.
Backfill planting hole with "planting mix’. All plants which settle out of plumb or below finished
grade shall be immediately replanted.

8. The roothalls of shrubs shall be planted 2" above adjacent finished grade. Excavate holes no
deeper than the rootball of shrubs.

9. Al shrubs, groundcovers and perennials shall be planted in continuous planting beds. All beds
shall be excavated 12" and the topsoil and subsoil set aside for reuse, Remove alf stone and
debris from excavated soil. Backfill beds with 12" of ‘planting mix’ before planting shrubs,
perennials and groundcovers.

10.  “Planting Mix’ shall consist of 2 parts of topsoil saved from site excavations and [ part
compost. Thoroughly mix to create uniform blended mixture. If insufficient topsoil is available
on the site, mix existing soil in a ratio of | part sofl to | part compost. Remove all stones and
debris larger than 2" from planting mix.

[1, Al beds as shown on the drawings shall be edged with a 4” trench neatly cut and backfilled
with bark muich. All beds shall be covered with no less than 2”depth settfed bark mulch and
no greater than 3" depth bark mulch,

(2. All plants are to be thoroughly watered after installation, at least twice within the first 24

Blair Hines Design
Associates
LANDSCAPE ARCHITECTS

hours.

Cukras Tolaney Residence

repair or replace wood fence in kind,

relocate existing japanese maple
or keep existing dogwood

existing evergreens

1-AZk
2-AZd
5-HO
5-AP
8-TC
1-AZk

existing red oak.
5-AN
3-HO

1-AZk

6 ht. board fence
fence ht. to be stepped down

existing hemlocl

4-TO
4-HA
1-TP

2P
270
2HA

existing kousa dogwood

10 - PT, underplant
TP
.
+
t
3 existing flowering dogwood

50 - PT, underplant

2-IG

- II—( I—IB" crushed stone

< maintenance strip
7

irregular bl
4 stepping stones

PROPOSED

1-iM
existing rhododendron
and arborvitae
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CUKRAS TOLANEY RESIDENCE
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existing front walk to remai

replace asphalt
driveway

paving

I-CA
3G

utility area with
[attice fence

] I — irregular bluestone paving with

crushed stone

(2) parking spaces (8.5" x 16")
conce. unit paving

4-Sp

existing stone wall

} /L%/—adsﬁng curb cut to remain
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concrete unit paver similar
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Scale: 1/8"=1"-0" '
at 24" x 36"sheet

lllustrative Landscape Plan

www.balrhinesdesignassociates.com

January 21,2015
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