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To:  Brookline Board of Appeals  

From:  Brookline Planning Board 

Date:  December 17, 2015 

Subject: Convert detached carriage house to a dwelling unit and install a third-story deck 

at the rear of the primary structure  

Location: 78 Powell Street 

   Atlas Sheet:  7  Case #:   2015-0065 

   Block:  039  Zoning:  SC-7 

   Lot:  02  Lot Area (s.f.): ±8,329 

Board of Appeals Hearing: January 14, 2015, at 7:10 p.m. 

 

BACKGROUND 

December 8, 2015 – The Preservation Commission supported the proposed exterior 

modifications to this carriage house, which is located in the Cottage Farm Local Historic District.  

The renovations will help to maintain the historic character of this structure.  The Commission 

determined that all windows that are visible from public ways should be restored to the greatest 

extent possible and any replacement should be made in kind with identical materials.  The 

Commission had no objection to the proposed shed dormer (west) but did recommend that the 

fenestration of the northern façade (panel windows) be maintained. 

 

The Preservation Commission found that a single door, rather than French doors, should be 

installed to access the proposed third-story deck.  The Commission also recommended that the 

overall width of this exterior deck be reduced from the currently proposed 19 feet. 

 

SITE AND NEIGHBORHOOD 

78 Powell Street is a three-story single-family dwelling located within the Cottage Farm Local 

Historic District.  The Shingle Colonial Revival structure was constructed of slate, stone veneer, 

and cedar shingles in 1896.  The property also includes a two-story carriage house that is 

partially finished (1,351 s.f.).  This carriage house is completely detached from the primary 
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structure and is also constructed of cedar shingles and a slate roof.  The surrounding 

neighborhood consists of large single and converted two-family dwellings along Powell Street 

and multi-family apartment houses along Freeman Street to the north and Browne Street to the 

south. 

 

APPLICANT’S PROPOSAL 
The Applicant, Daniel Britton, is proposing interior and exterior carriage house renovations in 

order to convert the structure into a dwelling unit.  A portion of the first floor (166.3 s.f.) will be 

converted into a screened porch and 1,905.2 square feet of both the first and second floors will 

be used for living space.  Finished carriage house space will include four bedrooms, two full 

bathrooms, a kitchen/dining room, and a living room.  A rear-facing shed dormer will be 

installed to provide adequate clearance for the proposed second-floor bathroom.  Various 

exterior modifications to the carriage house are also proposed to complete this conversion.  

These modifications include window reconfiguration/installation, garage door replacement 

(front), garage entry ramp replacement with a wooden porch (front), exhaust vent installation 

(rear), and chimney replacement in order to accommodate a working gas fireplace.  Wood trim, 

millwork, and shingles will also be repaired and or replaced with like materials as needed.  

 

The Applicant is also proposing to install two elevated paver patios at ground level that will 

connect the converted carriage house to the rear of the primary structure.  These patios extend 

approximately 1’ – 1’-7” above the natural grade and effectively fill a narrow gap that currently 

exists between the rear of the primary structure and the side of the carriage house.  These patios 

will include radiant heat and also serve as access points to the rear portion of the property.  New 

concrete foundation walls will be cast in place to support these patios.  Foundation modifications 

will also provide a below grade connection between the accessory carriage house and the 

primary structure. 

 

Lastly, the Applicant is proposing to install a 15’ x 15’ deck at the third-story of the primary 

structure.  This deck will be installed above an existing flat portion of the roof located at the rear 

of the structure.  The deck covers approximately 225 square feet and will be constructed of 5/4” 

x 6” mahogany and pressure treated sleepers.  A 36” tall painted cedar railing will surround the 

entirety of this deck.  

 

The Applicant intends to maintain four off-street parking spaces located in the existing driveway.  

This driveway crosses over the side lot line (east) by deeded easement established in 1952. 

 

FINDINGS 
Section 4.07 – Table of Use Regulations, Use #1 

A use variance is required to establish two detached single-family dwellings located on the same 

lot within the SC-7 district.  Pursuant to By-Law Section 9.09, the Board of Appeals may grant a 

use variance, provided statutory variance requirements are met, if a structure(s) exists on the lot 

in question which is either of historical or architectural significance which shall be preserved or 

restored in a manner sufficient to justify the relief granted herein, and/or contains gross floor area 

excessive for the use permitted in the district wherein the structure is located, and which can 

reasonably be maintained as a visual and taxable asset only if a nonconformity of use is 

permitted.  A special permit under Section 5.09 shall be required in conjunction with a use 

variance request pursuant to this paragraph. 

 



Powell Street 78 (2015) 

 

S:\Planning\Board Of Appeals\P\Powell Street 178 (2015).dox 

3 

Section 5.04 – Residential Buildings on Rear of a Lot 

1. Where a permitted main building, designed for occupancy by one or more families, is to 

be located on the same lot with and to the rear of another permitted main building, each 

such building shall be independently provided with all required front, side, and rear 

yards, and required lot area; and the distance between such buildings shall not be less 

than twice the required rear yard depth.  The Board of Appeals, however, may by special 

permit modify the yard dimensions between such buildings intended to remain under the 

same ownership and management where it is demonstrated that there will result light, air, 

sunlight, and other amenities of a standard no lower than would result from such 

requirements.  Access to the street shall be provided as specified in Section 5.14. 

 

2. Where an existing garage, stable or similar detached structure on the rear of a lot with a 

permitted main building, is to be converted for the occupancy of one or more families, 

the provisions of paragraph 1 above shall apply. 

 

Section 5.20 – Floor Area Ratio (FAR) 

Section 5.43 – Exceptions to Yard and Setback Regulations 

Section 5.60 – Side-Yard Requirements 

Section 5.70 – Rear-Yard Requirements 

The proposed shed dormer for the carriage house projects into the required rear-yard setback in 

excess of 4 feet, therefore requiring special permit relief. 

 

Section 5.91 – Minimum Usable Open Space 

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

Section 6.04.5.c.1 and 2 – Design of All Off-Street Parking Facilities 

Dimensional Requirements 

(SC-7 District) 
Required Existing  Proposed Relief Required 

Floor Area Ratio (.35) 
2,883.7 s.f. 

.35 

8,343.1 s.f. 

1.00 

9,063.7 s.f. 

1.08 
Variance 

Side-Yard Setback  

(carriage house – front porch) 
7.5’ N/A  4.8’ Special Permit*  

Rear-Yard Setback 

(carriage house – shed dormer) 
30’ N/A 3.6’ Special Permit*   

Minimum Usable Open 

Space 

2,502.9 s.f. 

30% 

2,018 s.f  

24.2% 

2,243 s.f 

24.7% 
Variance 

Off-Street Parking Spaces 4 4 4 Complies 

Front-Yard Setback 

(parking) 
20’ 3.6’ 3.6’ Pre-existing 

Side-Yard Setback (parking) 7.5’ 0’ 0’ Pre-existing 

 

* Under Section 5.43, the Board of Appeals may by special permit waive yard and/or setback requirements if 

counterbalancing amenity is provided.  
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Section 5.09.2.k – Design Review 

Any structure for which a variance is requested pursuant to Section 9.09 is subject to design 

review standards listed under Section 5.09.4 (a-m).  The most relevant design review standards 

are described below: 

b. Relation of Buildings to the Environment 

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

exterior modifications to the carriage house have minimal impact on abutting residents, 

surrounding natural features, and the area streetscape.  The proposed dormer and patios 

are not easily visible from surrounding public ways and architecturally significant 

elements are maintained insofar as practicable.   

 

The proposed third-story deck is partially visible from abutting properties, particularly 72 

Powell Street and 265 St. Paul Street.  Decks of this size, location, and height are not 

common in the immediate neighborhood. 

 

d. Open Space – The subject property does not conform to minimum usable open space 

requirements.  All existing open space will be maintained and the carriage house 

conversion will enhance resident utility of usable open space located in the rear. 

 

f. Stormwater and Drainage – The Applicant intends to repair existing carriage house 

gutters and downspouts to alleviate structural damage cause by water runoff.  Proposed 

paver patios with radiant heat are also intended to improve water runoff and resident 

safety, particularly during winter months.   

 

g. Utility Service – The carriage house is supplied with electricity directly from a public 

utility pole located to the rear of the property.  The applicant has not indicated if or how 

additional utilities such as cable or sewage will be provided to the carriage house if not 

already available.  The increased demand for utilities is not anticipated to place undue 

strain on area services but additional detail should be provided.  The Applicant is 

proposing to install trash and recycling facilities to be shielded from Powell Street by a 

42” high wood picket fence.  

 

k. Heritage – The Applicant is proposing significant renovations to the carriage house that 

are supported by the Preservation Commission.  Deteriorating features like the 

foundation, windows, shingles, and the chimney will be restored in a manner that is 

consistent with the existing architectural style of the property.  These modifications will 

also extend the life and use of this historic structure.  Additionally, the incorporation of 

fire rated materials for interior portions of the carriage house will improve the overall 

safety of both structures. 

 

Section 8.02.2 – Alteration or Extension 

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

PLANNING BOARD COMMENTS 

The Planning Board supports the design of this converted carriage house.  Accessory carriage 

houses are common in the Cottage Farm neighborhood and there is limited visual evidence that 

this particular carriage house will be used for residential purposes.  The SC-7 district also 
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permits the conversion of a single-family dwelling to a two-family dwelling.  From a purely 

visual standpoint, the carriage house does appear to be attached to the primary structure.   

However, the 8,239 square foot lot is undersized for the creation of two detached single-family 

dwellings.  This conversion generates a significantly more intense use of the subject property 

that is already non-conforming in terms of setbacks, FAR, and usable open space.  Currently 

unused carriage house basement space could also be easily converted to living space, further 

exacerbating the non-conforming FAR. 

The Planning Board agrees that the restoration of this historic carriage house aligns with Zoning 

By-Law Section 9.09.d standards for the approval of a use variance.  Furthermore the 

Preservation Commission will review final carriage house and roof deck plans prior to the 

issuance of a building permit if necessary relief is granted by the Board of Appeals. 

Therefore, the Planning Board recommends approval of plans by architect Kent Duckham, 

dated 11/20/2015 and revised 1/7/2016, and the site plan by land surveyor Bruce Bradford, 

dated 12/8/2015.  Should the Board of Appeals find that the statutory requirements for a 

variance are 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 

indicating all structural and parking space setbacks, as well as carriage house floor 

plans and elevations, subject to review and approval by the Assistant Director for 

Regulatory Planning and a Preservation Planner. 

 

2. The carriage house basement space shall remain unfinished, unless otherwise 

approved by the Board of Appeals. 

 

3. Prior to the issuance of a building permit, the applicant shall submit a final 

landscaping plan indicating all counterbalancing amenities, subject to review and 

approval by the Assistant Director for Regulatory Planning. 

 

4. The two dwelling units shall remain in one ownership. 

 

5. 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 Preservation 

Commission; and 4) evidence that the Board of Appeals decision has been recorded 

at the Registry of Deeds.   

  

jr 
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Carriage House Façade (east) 
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Carriage House Façade (south) 

Current Separation Between Carriage 

House and Primary Structure 
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