Town of Brookline

Massachusetts
PLANNING BOARD
Town Hall, 3" Floor
333 Washington Street
Brookline, MA 02445-6899
(617) 730-2130 Fax (617) 730-2442
Linda Hamlin, Chairman
Steven Heikin, Clerk
Robert Cook
Blair Hines
Sergio Modigliani
Mathew Oudens
Mark J. Zarrillo
To: Brookline Board of Appeals
From: Brookline Planning Board
Date: January 7, 2016
Subject: Relocate and reconfigure basement living space
Location: 25 Alton Court
Atlas Sheet: 32 Case #: 2015-0056
Block: 155 Zoning: M-1.0
Lot: 41-01 Lot Area (s.f.): £6,104

Board of Appeals Hearing: January 14, 2015, at 7:05 p.m.

BACKGROUND

March 2015 — A building permit was issued to renovate interior and exterior portions of the
three-family structure located at 25 Alton Court. Exterior renovations include masonry repair
(brick facade, mortar, chimneys, stone trim), window repair, and the installation of a 525 square
foot roof deck.

SITE AND NEIGHBORHOOD

25 Alton Court is a three-family apartment building located at the end of a private way. This
three-story row house was constructed of brick and stone in 1910. The rear yard presents a
significant grade change that slopes down from the rear of the structure toward Aspinwall
Avenue. The subject property is also part of a larger apartment/condominium complex
comprised of similar attached row houses along Alton Court (4-26). The surrounding
neighborhood includes comparable dense residential development along Alton Place, St. Paul
Street, and Stearns Road. The subject property is located approximately 1 block to the east of
Harvard Street, directly to the rear of Stop and Shop supermarket. The property is minimally
visible from Harvard Street but is located beyond 100 feet from this primary thoroughfare.
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APPLICANT’S PROPOSAL

The Applicant, James Keliher, is proposing to reconfigure residential unit #1, located at the first
floor and basement level, in order to improve natural light and resident privacy. Existing
finished basement space at the front of the structure will be converted to a storage area while
currently unfinished space at the rear will be converted to a game room. The “decommissioned”
storage space is still included in gross floor area calculations for the structure, requiring zoning
relief for the resulting floor area ratio (FAR). This basement reconfiguration results in a gross
floor area increase of 199 square feet and requires no significant exterior modification.

The Applicant is also proposing to install a 529 square foot roof deck that will be accessed
exclusively from residential unit #3. This roof deck satisfies the dimensional requirements for
usable open space (15 x 15”) and does not require zoning relief.

FINDINGS

Section 5.22.3.b.2 — Exceptions to Maximum Floor Area Ratio for Residential Units
Section 5.90 — Minimum Landscaped Open Space

Section 5.91 — Minimum Usable Open Space

Dimensional Requirements Required Existing Proposed Relief Required

. 6,104 s.f. 6,875 s.f. 7,074 s.f. . .
Floor Area Ratio 10 113 115 Special Permit*
Minimum Landscaped 707.4 s.f. 4,136 s.f. 4,136 s.f. Complies**
Open Space (10% of GFA) 10% 60% 58.5% P
g"r;gégnum Usable Open 39.8s.f. 0sf. 19.9sf. Variances*

0, 0, 0,

(20% of new floor area) 20% 0% 10%

* Under By-Law Section 5.22.3.b.2, in the M-1.0 district, a special permit may be granted for an increase
in floor area that is less than or equal to 20% of the permitted gross floor area, whether it be for an
exterior addition, interior conversion, or a combination of the two.

**Under By-Law Section 5.91, at least 75% of the area to be considered as usable open space must have
a grade of less than eight percent. Additionally, usable open space located at the roof level may only be
counted up to 50% of the usable open space requirement.

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 this floor area increase at 25 Alton Court. The proposed relocation
of living space at the basement level will not alter the footprint of the structure and is intended to
enhance natural light provided to the basement level residential unit. The resulting floor area
increase is minimal and permitted by special permit. Additionally, the applicant continues to
improve the overall condition of the property through both exterior and interior renovation.
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The Planning Board acknowledges that the creation of new usable open space in the rear yard is
challenging due to the topography of the lot. Open space at the roof level is provided in an effort
to alleviate this non-compliant condition but does not fully satisfy usable open space
requirements pursuant to By-Law Section 5.91.

The Board recommends that the Applicant consider the installation of a ground level patio at the
rear of the structure to provide additional open space if approved by the condominium
association. Additionally, The Board recommends the submission of a certified site plan that
includes topography to ensure that the grade change of the rear yard does disqualify this area
from usable open space calculation.

Therefore, the Planning Board recommends approval of plans submitted by Guy N. Grassi,
dated 3/6/2015, and the site plan submitted by Guy N. Grassi, dated 11/30/2014. 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 final floor
plans including gross floor area calculations and roof deck dimensions, and a
surveyed final site plan including lot topography, subject to review and approval by
the Assistant Director for Regulatory Planning.

2. 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 including lot topography stamped and signed by a
registered engineer or land surveyor; 2) final floor plans stamped and signed by a
registered architect; and 3) evidence that the Board of Appeals decision has been
recorded at the Registry of Deeds.

jr
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25 Alton Court — Rear Yard Grade Change
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