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Brookline Planning Board
December 18, 2014

Convert a structure from a three-family and one office to a four family — construct
a dormer and a carport, and extend living space into the basement [Revised plan
no longer increases residential units from three to four but keeps three-
family and an office, with the space reconfigured.]

1755 Beacon Street

Atlas Sheet: 49 Case #: 2014-0064
Block: 225 Zoning: M-1.5
Lot: 55 Lot Area (s.f.): 3,385

Board of Appeals Hearing: January. 15, 2015 at 7:30 pm

BACKGROUND

1946 - A permit was granted on March 18, 1946 to convert the building into three doctor's offices
on the first floor with two apartments above.

1959, Board of Appeals, Case # 940 — Special permit relief granted to convert a portion of the

first floor to office use. Subsequently, the first floor dental office space expanded through the
entire first floor.

10/30/14 Planning Board Meeting — The applicant was requested by the Planning Board to

refine the plans and provide more detail for the proposal to convert to four-family use, convert
the basement to living space, and construct a carport.
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SITE AND NEIGHBORHOOD

1751-1763 Beacon Street was constructed in 1908 as a Chateauesque style structure. The
building includes seven townhouses and occupies an entire block from Regent Circle to Dean
Road. The applicant’s townhouse specifically contains three residential units (garden level,
second level, third level, and attic) and a dentist office on the first level; totaling 7,570 square
feet of gross floor area with an FAR of 2.23. A rear alley provides access to a secondary
entryway and parking. A rear garage was demolished after receiving approval from the
Preservation Commission.

The property is located on Beacon Street between Washington Square and Cleveland Circle.
Similar multi-family townhouses and apartment buildings are common in the surrounding area.
The majority of the structures in the area are for residential use exclusively.

APPLICANT’S PROPOSAL

The applicant, 1755 Beacon Street, LLC c/o Ivan Ramirez, is proposing to convert the first floor
office to a residential use and expand the floor area in both the basement and the fourth floor.
This conversion will result in the expansion of three existing residential units and the creation of
one new residential unit. The conversion of currently unfurnished basement space and the
construction of a rear dormer are proposed in order to accommodate this increase in usable floor
area. Total usable floor area is proposed to increase by 755 square feet, with an FAR of 2.45.

The applicant is also proposing a single-story carport in the rear and a patio. The proposed
carport will reduce yard-setback from 35’ to 8.58 between the structure and rear alley-way.

[Revised Proposal: The applicant has revised his plans significantly to propose one office
on the front of the ground floor and 3 dwelling units — Unit 1 on the garden level and 1%
floor, and the other two units spanning part of the 2", 3™ and 4™ floors. Refuse and
recycle corrals for each residential unit were added to the foot of three parking spaces
located within the proposed rear carport. Garage doors, but not sides, were added to the
carport to prevent vehicles from extending into the rear passageway. The bracketed deck
was eliminated at the request of the abutters at 1757 Beacon Street. The carport, with deck
above, will be supported by metal columns treated with architectural elements. The rear
dormer has been removed due to neighborhood concern.]

FINDINGS
Section 5.01: Table of Dimensional Requirements, Footnote 1

The entrance to a garage shall be at least 20’ from the street lot line. The garage will be 8.58’
from the lot line, and can be granted relief under Section 5.43.

Section 5.09.2.a and d: Design Review
Section 5.20: Floor Area Ratio

Allowed Existing Proposed Finding
Floor Area Ratio 1.5 223 245
(% of allowed) 100% 148% 163% Variance
Floor Area (s.f.) 5,077 7,570 8,325
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Section 5.43: Exceptions to Yard and Setback Regulations
Section 5.50: Front Yard Requirements

Section 5.53: Accessory Buildings in the Front Yard

Section 5.63: Accessory Buildings of Structures in the Side Yard
Section 5.91: Minimum Landscaped Open Space

Section 5.92: Minimum Usable Open Space

_ Required Existing Proposed Finding

Carport off alley
20° 35 8.58’ Special Permit*
Front Setback pecial Fermi

Minimum
Landscaped Open

832.5 sf 896 sf 1344 sf Complies
Space for proposal

(sf)

Minimum Usable
Open Space for 1,248.7 sf 0 sf 432 s.f. on deck Variance
proposal (s.f.)

*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.

Section 8.02.2: Alteration or Extension

Existing nonconforming conditions may not be increased unless explicitly provided for in the
town Zoning By-Law. A variance is required to increase FAR nonconformity, and a special
permit is required to increase front-yard setback nonconformity.

Modification, as required, of BOA case #940 — April 30, 1959

BOA case #940 permitted dental office use on the first floor of 1755 Beacon Street. This
proposal appears not to need modification since a 4™ residential dwelling is no longer being
proposed.

PLANNING BOARD COMMENTS

The Planning Board does not object to this proposal to increase the living space into the basement, if
the grounds for a variance are met. The Board, however, would recommend that a drainage plan be
submitted, that sides to the garage be added through fencing or lattice work, and that no more than
three bedrooms be allowed at the garden level.

Therefore, the Planning Board recommends approval of the garage but denial of the
conversion of the basement to habitable floor space. The plans by Embarc Studio, dated
12/18/14, should be revised to reflect this vote and should be subject to the following
conditions.

1. Prior to the issuance of a building permit, the applicant shall submit a certified site plan,
final floor plans, and elevations, including side elevations and a section of the garage,
subject to the review and approval of the Assistant Director of Regulatory Planning.
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2. No above ground changes shall be made to the fagade facing Beacon Street.

w

The garden level dwelling unit shall not have more than three bedrooms at that level.

&

Prior to the issuance of a building permit, the applicant shall submit a drainage plan,
subject to the review and approval of the Director of Transportation and Engineering.

o

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

o

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) a final floor
plan and final elevations, stamped and signed by a registered architect; 2) a final
landscape and fencing plan, stamped and signed by a registered engineer or landscape
architect; and 3) evidence the Board of Appeals decision has been recorded at the
Registry of Deeds.

jripss

Image 1: Aerial View
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Image 2: Rear Alleyway

BATSTATE
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DECEMBER 18, 2014
CONSTRUCTION

GENERAL REQUIREMENTS

1. ALLWORK SHALL BE N COMPLANCE \WITH ALL APFLICABLE LOCALS BUILDING CODES AND REGUIATIONS. CONTRACTOR SHALL BE
RESPOMSIBLE FOR PERMITS APPLICABLE TO SPECIFIC TRADES OR SUBCONTRACTORS.

2. CONTRACTOR SHALL EXAMINE THE PREMISES AND SITE 5O AS TO COMPARE THEM TO THE CONTRACT DRAWINGS AND WILL BE FAMILIAR
WITH THE EXISTING COMDITIONS OF THE BUILDING AND ADJACENT PROPERTY FRIOR TO SUBMISSION OF BID NUMBER, ALLOWANCES ARE
TO BE MADE TO INCLUDE ALL ITEMS OF WORK INCLUDING BOTH LASOR OR MATERIALS FOR AlL NOTED, DETANS, OR IMPLIED [TEMS
REQUIRED TO ATTAIN THE COMPLETED CONDITIONS PROPOSED iM THE DRAWINGS AND SPECIFICATIONS.

3. ALLSUBCONTRACTORS SHALL INSPECT THE SITE AND CONVEY AtéY QUESTIONS REGARDING DESIGN INTENT ARD SCOPE OF WORK TO
THE GENERAL CONTRACTOR WHO WILL CONVEY THESE TO THE ARCHITECT PRIOR TO SUBITTING A BID AND PRIOR TO COMMENCING
WORK.

4. CONTRACTOR SHALL COORDINATE THE ¥AORK OF ALL TRADES AND SUBCONTRACTORS AND SHALL BE RESPORNSIBLE FOR ANY ACTS,
OMISSIONS, OR ERRORS OF THE SUBCOMTRACTORS AND OR PERSON DIRECTLY OR INDIRECTLY EMPLOYED BY THEM.

5. CONTRACTOR SHALL ASSUME SOLE RESPOMSIBIITY FOR JOB SITE CONDITIONS INCLUDING THE SAFETY GF PERSONNS AND PROPERTY FOR
THE DURATION OF THE PROJECT.

[ CONTRACTOR SHALL COHFORM TO ALL NEIGHBORHOOD ASSOCIATION RULES AND GUIDELINES.

7. CONTRACTOR SHALE MOTIFY ARCHITECT IMMEDIATELY AND PRIOR 10 QROERING OF ALL LONG LEAD TIME ITEMS AIND OF APPROXIMATE
DELIVERY DATES.

N ALL CONSTRUCTION MATERIALS AND SUPPLIES ARE TO BE STORED, HANDLED, AND iNSTALLED ACCORDING TO MANUFACTURERS'
RECOMMENDATIONS.,

9. {F ERRORS OR OMISSIONS ARE FOUND IN THE CONTRACT DOCUMENTS, THEY SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT
BEFORE PROCEEDING WITH THE WORK.

10. DRAWINGS SCHEMATICALLY IMDICATE NEW CONSTRUCTION, THE CONTRACTOR SHALL ANTICIPATE, BASED ON EXPERIENCE, A
REASOMABLE NUMBER OF ADJUSTAMENTS TO BE MECESSARY TO MEET THE DESIGN OBJECTIVES AND SHOULD CONSIDER SUCH
ADJUSTMENTS AS IMCLUDED IM THE SCOPE OF WORK.

. WHEN SPECIFIC FEATURES OF COMSTRUCTION ARE HOT FULLY SHOWN ON THE DRAWINGS OR CALLED FOR IN THE GEHERAL NOTES,
THEIR CONSTRUCTION SHALL BE OF THE SAME CHARACTER AS SIMILAR CONDITIONS.

12 ALL DIMENSIONS ARE TO BE TAKEN FROM NUIMERIC DESIGNATIONS ONLY: DIMENSIONS ARE HOT TO BE SCALED OFF OF THE DRAWINGS.

i3 THESE NOTES ARE TO APPLY TO ALL DRAWINGS AND GOVERN LINLESS MORE SPECIFIC REQUIREMENTS ARE INDICATED THAT ARE
APPLICABLE TO PARTICULAR DIVISIONS OF THE WORK. SEE SPECIFICATIONS AND GENERAL HOTES 1N THE INDIVIDUAL SUBSECTIONS OF
CONTRACT DOCUMENTS FOR ADDITIONAL N7 ORMATION,

. ALL DIMENSIONS ARE TO FACE OF FIMNISH UNLESS OTHERWISE NOTED.

15. PROVIDE WEATHERSTRIPPING AT AlL DOORS LEADING FROM HEATED TO UNHEATED AREAS. PROVIDE ViNYL 8EAD TYPE WEATHERSTRIFFING
AT THESE DOORS AND WINDOWS. ALL SIDES OF NEW DOORS ARE TO BE WEATHERSTRIPPED INCLUDHNG THE THRESHOLD.

16, CAULK AND SEAL OPENINGS IN BUILDING EXTERIOR TO A THICKNESS OF 178" OR GREATER TO PREVENT AIR INFILTRATION,
17, ALLWALL FRAMING SHALL BE 2x4 AT 16" ON CENTER UNLESS OTHERWISE NOTED.

18, EXTERIOR ENVELOPE TO COMPLY WITH AfL STRETCH CODE REQUIREMENTS

DESIGN IS BASED ON THE INTERNATIONAL BUILDING CODE {IBC) 2009, THE INTERNATIONAL ENERGY CONSERVATION CODE (IECC) 2012, AND THE
MASSACHUSETTS BUILDING CODE 2009 AMENDMENTS, CONSTRUCTION SHALL CONFORM WiTH ALL APPLICABLE SECTIONS.
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GENERAL NOTES

WHEN SPECIFIC FEATURES OF CONSTRUCTION ARE NOT FULLY SHOWN ON THE
DRAWINGS OR CALLED FOR IN THE GENERAL NOTES, THEIR CONSTRUCTION SHALL 8E
OF THE SAME CHARACTER AS SIMILAR CONDITIONS.

~

ALL DIMENSIONS ARE TO BE TAKEN FROM NUMERIC DESIGNATIONS ONLY;
DIMENSIONS ARE NOT TO BE SCALED OFF THE DRAWINGS.

@

ALL INTERIOR DIMENSIONS ARE TO FACE OF FINISH UNLESS OTHERWISE NOTED.
4. ALL GYPSUM BOARD SURFACES ARE TO BE 5/8" THICK UNLESS OTHERWISE NOTED.

5. ALL GYPSUM AND PLASTER FINISHES SHOULD BE SMOOTH, CONTINUOUS, FREE OF
IMPERFECTIONS. AND HAVE NO VISIBLE JOINTS.

& PROVIDE GAS, WATER SPIGOT, QUTLET, AND UGHTING AT ROOF DECKS; FOR
LOCATIONS, SEE FLOOR PLANS AND REFLECTED CEILING PLANS,

7. AlL CLOSETS SHALL HAVE SHELF AND POLE OR SHELVES AS REQUIRED, UNLESS
OTHERWISE NOTED.

8. At REQUIRED LIFE SAFETY DEVICES, INCLUDING SMOKE & CARBON MONOXIDE

DETECTORS, SHALL BE INSTALLED BY THE CONTRACTOR IN COMPLIANCE WITH THE
2009 (NTERNATIONAL BUILDING CODE

PLAN NOTES

1. AlL DIMENSIONS ARE MEASURED FROM FACE OF EXISITNG BRICK TO FINISH FACE OF G.W.B.
OR FROM FINISH FACE OF G.W.B. TO FINISH FACE OF GW.B.

2. ALL DOORS ARE 32" x 84" TALL UNLESS OTHERWISE NOTED.

MECHANICAL | SECURITY NOTES

1. PROVIDE 5.1 AUDIO WIRING FOR LIVING ROOM AND MASTER BEDROOMS; FOR
NUMBER AND LOCATION, SEE REFLECTED CEILING PLANS.

2. PROVIDE NEST LEARNING THERMOSTAT AT FACH UNIT. [ZONING PER FLOOR LEVEL
IN DUPLEX UNITS)

3. HEATING AND AIR CONDITIONING 15 TO BE PROVIDED BY HiGH VELOCITY FORCED
AIR SPACE PAK HIGH VELOCITY AIR CONDITIONING SYSTEMS WITH HYDRONIC
HEATING.

ks

HOT WATER |5 TO BE PROVIDED BY A HIGH EFFICIENCY NAVIEN MODULATING
CONDENSING COMBINATION HEATING AND HOT WATER SYSTEM OR EQUAL.

5. HARD WIRED SECURITY SYSTEM SHALL BE PROVIDED AT EACH UNIT; CONTACTS

SHALL BE PLACED AT EXTERIOR DOORS AND WINDOWS WITH ONE MOTION
DETECTOR PER UNIT.

ELECTRICAL NOTES

1. ELECTRICAL SERVICE POWER IS TO BE EVALUATED FOR MEETING LIGHTING DESIGN
AND EQUIPMENT REQUIREMENTS. PROPER POWER LEVEL SHALL BE PROVIDED.

2. ALL NEW ELECTRICAL ITEMS ARE TO BE U.L. RATED.

3. ALL ELECTRICAL PANELS ARE TO BE RECESSED INTO A WALL WITH A MINIMUM 6" STUD
DIMENSION,

>

ALL DISTRIBUTION PANELS ARE TO BE NEW.

o

LIVING AREAS, DINING AREAS, AND ALL BEDRQOM ARE TO RECEIVE 3-WIRE JUNCTION
BOXES,

o

PROVIDE INTERCOM AND REMOTE ENTRY DOOR ACCESS BY HOUSING DEVICES, INC.
OR APPROVED EQUAL.

~

PROVIDE ELECTRIC HEAT MATS BY NUHEAT OR EQUAL AT ALL BATHROOMS.

®

ALL CLOSET LIGHTING IS TO BE FLUORESCENT OR HIGH EFFICIENCY UGKTING.

©

QUTLETS IN BATHROOMS SHALL HAVE GROUND FAULT INTERCEPTORS,

s

. ALL SMOKE DETECTORS SHALL RECEIVE THEIR PRIMARY SOURCE OF POWER FROM
BUILDING WIRING WITH BATTERY BACK-UP.

. AlL DIMENSIONS FOR THE FOLLOWING ITEMS ARE TO FINISH SURFACES UNLESS
OTHERWISE NOTED:

A. MOUNT ALL OUTLETS, PHONE JACKS, AND TELEVISION CABLE JACKS VERTICALLY AT
18" TO CENTERLINE ABOVE THE FINISH FLOOR UNLESS OTHERWISE NOTED. WHERE
BASE AND TRIM IS LARGER THAN 9-1/2* TALL PROVIDE 6" CLEARANCE FROM BOTTOM
OF PLATE TO TOP OF BASEBOARD

TRIM.

B. MOUNT ALL SWITCHES AT 42" TO CENTERLINE ABOVE FINISH FLOOR UNLESS
OTHERWISE NOTED.

C. VERTICALLY ALIGN SWITCHES AND OUTLETS WHERE POSSIBLE.
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DRAWING NOTES
1 ALL DIMENSIONING TO EXISTING WALLS / PART-WALLS ARE
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CONTRACTOR TO VERIFY ALt EXISTING WALLS IN THE FIELD, TYPICAL.

2. ‘CONTRACTOR TO REPORT ALL DIMENSIONAL DISCREPENCIES YO
ARCHITECT AND OWNERS REP., POST DEMOLITION.

3. CONTRACTOR TO VERIFY AtL FLOOR TO FLOOR HEIGHTS, POST
DEMOLITION, AND REPORT ANY DIMENSIONAL DESCREPENCIES TO
ARCHITECT AND OWNERS REP.
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