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To:  Brookline Board of Appeals  

From:  Brookline Planning Board 

Date:  January 8, 2015 

Subject: Construct rear additions to two-family and convert into a three-family  

Location: 11 Holden Street 

   Atlas Sheet:  36  Case #:   2014-0079 

   Block:  174  Zoning:  G-2.0 

   Lot:  09-00  Lot Area (s.f.): ±6,152 

Board of Appeals Hearing: January 22, 2015, at 7:15 p.m. 

 

BACKGROUND 

November 12, 2014 – The Preservation Commission determined the accessory garage structure 

at 11 Holden Street to be non-significant and cleared it for demolition. 

 

SITE AND NEIGHBORHOOD 
11 Holden Street is a two-and-a-half-story two-family dwelling located across from Town Hall 

on Holden Street between Pierce and Washington Streets. The Italianate structure was built in 

1857-58, and the lot is located in the Brookline Village National Register District. A detached 

single-story two-car garage is located at the rear of the property. Surrounding properties include 

residential dwellings on either side (a two-family and a three-family), a low-rise commercial 

strip to the rear with frontage on Harvard Street, and Town Hall across the street.  
 

APPLICANT’S PROPOSAL 

The applicant, 11 Holden LLC, wishes to demolish the garage and construct rear additions to the 

main dwelling, including an addition in substantially the same location as the garage, and have 

three dwelling units on site. 

  

Additions to the main house would be located above and to the south of already existing single- 

and two-story rear additions to the main house; the minimal side yard setback on the north would 
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be retained. At the rear, a large first-floor-level deck and solid-roofed pergola would connect the 

rear of the main dwelling with a large addition in the same location as the to-be-demolished 

garage. This addition would be two-and-a-half stories with a cross gable roof and a decorative 

cupola, and it would serve as a third dwelling unit. The proposal would add a total of 3,040 s.f. to 

the property, for a total of 6,242 s.f. on site.  

 

Five parking spaces would be provided on site: two tandem spaces in the driveway and three 

angled parking spaces to the right of the driveway in what is now landscaped space. 

 

FINDINGS 

Section 5.04.1 and 2 – Residential Buildings on Rear of a Lot: Where a main building for one or 

two families is to be located to the rear of another main building, each building shall be provided 

with all required front, side and rear yards and required lot area, and the distance between the 

buildings shall not be less than twice the required rear yard depth. The Board of Appeals may 

modify these dimensions by special permit. However, because the new residential unit will be 

attached to the main building, it is considered one dwelling structure that is being converted for 

additional units, and therefore this section does not apply.  

Section 5.05 – Conversion: When a dwelling is converted to create additional dwelling units in 

an F or M District, the Board of Appeals may waive by special permit the dimensional 

requirements specified in Section 5.01, Table of Dimensional Requirements, except for minimum 

lot size, provided that no previously existing nonconformity is increased. This property is in a G 

District, and so this section does not apply. Instead, Section 5.07, Dwellings in Business and 

Industrial Districts, applies. 

Section 5.07 – Dwellings in Business and Industrial Districts: Dwellings in business districts 

shall conform to the minimum usable open space, side and rear yard requirements of the M 

district with the same maximum permitted FAR as the business or industrial district in which the 

dwelling is located – in this case, M-2.0. The Board of Appeals may waive these dimensional 

requirements by special permit if they find it would promote reasonable development of the site 

compatible with adjacent buildings and the surrounding area. Special permit required.  

Section 5.09.2.a – Design Review: Any new structure or exterior alterations to existing 

structures on a lot that is within 100 feet of Washington Street requires a special permit subject 

to the design review standards listed under Section 5.09.4(a-l). This lot is approximately 92 feet 

away from Washington Street. 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 new additions for the proposal, including 

the large addition at the rear, are largely located where there is either existing building 

area or paved surface, minimizing the removal of landscaping. There are not any large 

trees on the property. However, new parking spaces would be created in a landscaped 

area in the side yard that is currently grass.  

  

b. Relation of Buildings to Environment – The proposal may result in some shadowing on 

the northernmost neighbor’s parking area, as the additions will increase the height of the 

rear of the building. The large addition at the rear for the third unit would impact 

primarily only parking areas for commercial buildings on Washington and Harvard 

Streets.  

 

c. Relation of Buildings to the Form of the Streetscape and Neighborhood – The proposed 
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additions are consistent with the main building’s existing architectural style, and retain 

the structure’s existing setbacks. The additions will not exceed the dwelling’s current 

height of just under 31 feet, aside from the decorative cupola on the large rear addition 

with the same footprint as the current garage. 

 

d. Open Space – The proposed usable open space is at the rear corner of the property, 

furthest from the street, and landscaped space will be located throughout the lot, 

particularly in the front yard and screening the parking area. 

 

e. Circulation – The proposal makes use of the existing driveway, and creates new 

parking spaces to facilitate parking on-site.  

 

k. Heritage – The applicant is seeking to restore the existing building’s architectural 

character and detail, and is keeping changes to the main building minimal with a small 

dormer to provide sufficient head clearance for a stairway. The Preservation Commission 

determined the detached garage that is to be demolished with this application non-

significant.  

 

Section 5.43 – Exceptions to Yard and Setback Regulations 

 
Floor Area Allowed Existing Proposed Finding 

Floor Area Ratio 

(% of allowed) 

2.0 

100% 

.53 

26% 

1.02 

51% Complies 

Floor Area (s.f.) 12,180 3,202 6,242 

 

Section 5.50 – Front Yard Setback 

Section 5.60 – Side Yard Setback 

Section 5.70 – Rear Yard Setback 

 
Dimensional 

Requirements* Required Existing Proposed Relief 

Front Yard Setback 15’ 11’ 2.5” 11’ 2.5” Special Permit** 

Side Yard Setback 
18.2’ 

(10 + L/10) 

1’ 0.75” (north) 

0’ (south) 

1’ 0.75” (north) 

0’ (south) 
Special Permit** 

Rear Yard Setback 30’ 

0’  

(encroaches on 

rear abutter) 

0’ Special Permit** 

* The dimensional requirements of the M-2.0 district apply (Section 5.07). 

** Under Section 5.07, the Board of Appeals may waive the minimum usable open space, side yard, and rear 

yard setback requirements for dwellings in business districts to promote reasonable development of the site. 

Additionally, under Section 5.43, the Board of Appeals may waive yard and setback requirements if 

counterbalancing amenities are provided.  

 

Section 6.01.2.a – General Regulations Applying to Required Off-Street Parking Facilities 

Section 6.02, Paragraph 1, Table of Off-Street Parking Requirements 
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Parking Required Existing Proposed Relief 

Parking Spaces 7 4 5 Special Permit† 

† Under Section 6.01.2.a, when a structure is converted for one or more additional dwelling units, the 

Board of Appeals by special permit may waive not more than half of the parking spaces.  

 

Section 8.02.2 – Alteration or Extension 

A special permit is required to alter a pre-existing non-conforming structure or use. 

 

PLANNING BOARD COMMENTS 

The Planning Board is supportive of this proposal to construct additions to the existing two-

family and convert the dwelling into three units. The additions have been designed to coordinate 

well with the existing architectural style of the main dwelling structure, and this proposal will 

also restore much of its character. Even with the additions, the property will remain well below 

the allowed FAR on site. Finally, five parking spaces should be sufficient for three units with 

easy access to public transit. 

 

Therefore, the Planning Board recommends approval of the plans by Sousa Design 

Architects, dated 12/22/2014, subject to the following conditions: 

 

1. Prior to the issuance of a building permit, the applicant shall submit final plans and 

elevations, indicating all dimensions and materials, 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 final landscape 

plan indicating all counterbalancing amenities, including new fencing and screening 

landscaping along the south side property line, subject to the review and approval of the 

Assistant Director of Regulatory Planning. 

 

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 building elevations stamped and signed by a registered architect; and 3) 

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

 
lkch 
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Views of 11 Holden Street from the front (above) and rear (below). 
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From top to bottom: (1) the garage to 

be demolished; (2) the landscaped 

area that will be used for parking; 

and (3) view of the rear property line 

and the abutting garage building. 
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