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To:  Brookline Board of Appeals  

From:  Brookline Planning Board 

Date:  December 3, 2015 

Subject: Convert existing structure from six offices and one residential unit to one office 

and six residential units (3 studios and 3 three-bedroom apartments)  

Location: 1776 Beacon Street 

   Atlas Sheet:  23  Case #:   2015-0038 

   Block:  106  Zoning:  M-2.0 

   Lot:  02  Lot Area (s.f.): ±2,379 

Board of Appeals Hearing:  January 7, 2015, at 7:05 p.m. 

 

BACKGROUND 

June 4, 1959 – Board of Appeals Case #946 resulted in the grant of a special permit to convert 

the first and second floors to four separate medical office uses.  

  

December 17, 1997 – Board of Appeals modified Case #946 to legalize two additional general 

office uses at the basement level that were constructed without the issuance of additional 

permits. 

 

March 12, 2003 – Board of Appeals Case #030008 resulted in the grant of a special permit to 

install a retaining wall and two off-street parking spaces at the rear of the property. 

 

September 10 and October 22, 2015 – The Planning Board requested that the applicant produce 

more detailed floor plans, specifically for proposed studio units, in order to ensure compliance 

with minimum square footage, entry and egress, and natural light requirements. 

 

SITE AND NEIGHBORHOOD 

1776 Beacon Street is a four-story brick attached building, the second town house to the west of 
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Corey Road.  There are six total offices within the structure, including two medical office units at 

the basement level and four general office units on the first and second floors.  A three-bedroom 

residential unit is located on the third and fourth floors.  Two off-street parking spaces are 

provided for the entire structure. 

 

Abutting attached structures at 1774 and 1778 Beacon Street include six and five residential units 

respectively, partially finished basement space, and three off-street parking spaces that are 

accessible from the rear alleyway.  The immediate neighborhood consists of multi-family 

residences along Beacon Street and Corey Road. 
 

APPLICANT’S PROPOSAL 

The applicant, Beacon 1776 Investment Partners LLC, revised project plans and is now 

proposing to convert 5 of the existing 6 offices in the building to residential use.  Floors 2-4 will 

be reconfigured to create three separate dwelling units, each containing three bedrooms.  The 

first floor will be reconfigured to create two separate studio units.  The rear portion of the 

basement level will also be converted to a studio unit and the front portion of the basement level 

will be maintained as a general office (figure 1).  Each of these proposed studio units provide at 

least 220 square feet of living space as required by the International Building Code and the 

Department of Public Health for efficiency dwelling units that house 2 or fewer residents.  

Additionally, each of these studio units will include kitchen and bathroom facilities.  Existing 

central and rear staircases provide access to all of these residential units. 

 

The applicant is also proposing to install a front facing entryway at the basement level that will 

provide access to the remaining office unit.  This entryway will include a front door (96” x 36”), 

a brick walkway from Beacon Street, and a brick staircase down from the natural grade.  An 

existing black metal fence will also be extended to enclose this modified front-yard area.  No 

additional exterior alteration is required to complete this use conversion.  The applicant is also 

proposing the installation of a bicycle rack and designated trash/recycling storage at the rear of 

the property. 

 
Figure 1: Proposed uses by floor 

 

Dwelling Unit (3 Bedrooms) 

Dwelling Unit (3 Bedrooms) 

Dwelling Unit (3 Bedrooms) 

Dwelling Unit (studio) Dwelling Unit (studio) 

Dwelling Unit (studio) Office Unit (general office) 

 

FINDINGS 

Section 4.08.3.a – Affordable Housing Requirements 

This proposed use conversion results in the creation of 5 net new residential units.  This does not 

meet the threshold requiring affordable units or a payment in lieu of affordable units under 

Zoning By-Law Section 4.08.  
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Section 5.09.2.d – Design Review 

Exterior alterations to a building containing multiple dwellings with four or more units on the 

premises is subject to design review standards listed under Section 5.09.4 (a-m).  The most 

relevant design review standards are described below: 

a. Preservation of Trees and Landscape – Several existing plantings in the front-yard will be 

removed and the natural grade of the front-yard area will be altered in order to install the 

proposed basement entry.  Despite this alteration/soil removal, the basement level 

entrance is consistent with the general appearance of neighboring structures, particularly 

amongst attached townhouses at 1774 and 1778 Beacon Street.  Minimal landscaped 

open space will also be maintained on both sides of the proposed brick walkway. 

 

c. Relation of Buildings to the Form of the Streetscape and Neighborhood – Basement level 

entrances of comparable design and scope are common along this portion of Beacon 

Street (1834, 1824, 1774, 1768, 1742, 1728).  The applicant’s proposed exterior 

alterations do not substantially detract from the existing area streetscape and a deliberate 

effort was made to mimic the design of the adjacent basement entrance at 1774 Beacon 

Street. 

 

d. Open Space – The 1776 Beacon Street property does not comply with either landscaped 

open space or open space requirements for the M-2.0 district.  This condition is pre-

existing and the applicant proposes to maintain existing landscaped open space, insofar as 

practicable, within the front-yard.  Additionally, the Applicant proposes to install new 

landscape features within the existing front yard. 

 

e. Circulation – The proposed basement entry serves to improve both interior and exterior 

pedestrian circulation.  Pedestrians visiting the basement office are no longer required to 

enter residential portions of the structure, and direct access is provided from area public 

parking and public transit.  The applicant is also proposing to improve existing trash 

storage and to install a new bicycle rack at the rear.  No additional off-street parking 

spaces are included in this conversion proposal therefore increased vehicular traffic 

within the rear ally is not anticipated. 

 

j. Safety and Security – The design of the proposed basement entrance is specifically 

intended to improve natural light and emergency egress.  Additionally, this entrance will 

create a clear separation between residential and office uses. 

k. Heritage – 1776 Beacon Street is located within the Beacon Street National Register and 

State Register District.  The majority of proposed façade alterations will occur below the 

natural grade and two of the three visible basement windows will not be altered.  
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Proposed façade alterations also limit the disruption of significant architectural elements.  

The applicant also intends to repair deteriorating portions of the stone façade and roof. 

Section 6.02, Paragraph 1 – Table of Off-Street Parking Requirements 

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

The proposed use conversion results in a required parking increase of 1.6 off-street spaces.  The 

Board of Appeals may waive up to 50% of these additional required spaces (.8) and the property 

will maintain 2 existing off-street parking spaces. 

Parking 

Requirements 
Existing Use 

Existing 

Parking 

Requirement 

Proposed 

Use 

Proposed 

Parking 

Requirement 

Relief 

Required 

Total Required 

6 Offices; 

1 Residential 

Unit 

12.3 

1 Office; 6 

Residential 

Units 

13.9 Special Permit* 

Existing 

Parking 
 2  2  

 

*Under Section 6.01.2.a of the Zoning By-Law, when a structure within an M District is converted for 

one or more additional dwelling units and the conversion results in an increased parking requirement, 

parking requirements for the entire structure shall be provided in accordance with the requirements of 

§6.02 and §6.05.  However, the Board of Appeals by special permit under Article IX may waive not more 

than one-half the number of parking spaces required. 

Section 8.02.1 and 2 – Alteration or Extension 

A special permit is required to alter the non-conforming structure and uses. 

 

Modification, as required, of BOA case #946 – June 4, 1959 and modified December 17, 1997 

Special permit relief was previously granted to create 6 offices within the 1776 Beacon Street 

town house.  This proposal will convert all but one of these offices back to residential use. 

 

PLANNING BOARD COMMENTS 

The Planning Board supports this proposed conversion from six offices and one residential unit 

to one basement office and six residential units.  Revised floor plans detail compliance with 

minimum interior space dimensions for studio units, means of egress, and natural light 

requirements.  This proposal also represents a substantial conversion from non-conforming office 

uses to conforming residential uses within the M-2.0 district.  The applicant has also reduced the 

number of proposed residential units from previous iterations in response to abutter concerns 

regarding the number of potential residents, and trash generated by those residents.  

 

Basement level façade alterations do modify the existing streetscape but in a manner that is not 

inconsistent with attached townhouses.  The single staircase design down to this new basement 

entry requires far less excavation and foundation alteration than the neighboring basement entry 

at 1774 Beacon Street but the Planning Board does recommend that this staircase be angled to 

meet the existing front walkway rather than extending directly to the Beacon Street sidewalk.  

The Planning Board also recommends that all exterior repair/repointing should be completed 
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using a grout component that is not stronger than existing brick, e.g. lime-sand composite, in an 

effort to maintain design consistency within this National Register District.  Similarly, the 

Planning Board recommends the submission of final plans for any window replacement 

indicating profile, color, and materials.  In general, the Planning Board recommends wood rather 

than metal or aluminum for any potential window replacement. 

 

The Planning Board, and a majority of abutting residents, support overall renovation of this 

Beacon Street townhouse and agree that additional off-street parking at the rear of the property is 

not feasible.  Board Members also support the installation of automatic sprinklers to further 

improve resident safety, and the installation of designated trash/recycling facilities as a strategy 

to alleviate congestion in the rear ally.  The Board also suggests that all cooking facilities be 

vented to the exterior of the structure.  This recommendation is also supported by the Brookline 

Health Department. 

 

Therefore, the Planning Board recommends approval of plans submitted by George 

Warner, dated 11/13/2015, and the site plan submitted by John Hamel, dated 9/4/2015, 

subject to the following conditions: 

 

1. Prior to the issuance of a building permit, the applicant shall submit a final site plan 

including the front staircase configuration, provided off-street parking, and the 

location of all trash/recycling facilities, final floor plans including gross floor area 

calculations, a final front elevation including all window and door dimensions, and a 

final building section that specifically details the new basement level entryway, 

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 submit a final 

landscaping plan for the front-yard area along Beacon Street, subject to the review 

and approval of the Assistant Director for Regulatory Planning. 

 

3. Prior to the issuance of a building permit, the applicant shall submit plans for any 

window replacement that indicate window profiles, materials, and colors, subject to 

the review and approval of the Planning Board. 

 

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) final floor plans, sections and elevations stamped and signed by a 

registered architect or engineer; 2) a final site plan, stamped and signed by a 

registered engineer or land surveyor; and 3) evidence that the Board of Appeals 

decision has been recorded at the Registry of Deeds.  

jr 
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