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To: Brookline Board of Appeals
From: Brookline Planning Board
Date: February 18, 2016
Subject: Expand interior bakery seating from 8 to 35
Location: 1003-1005 Beacon Street (Tatte Bakery)
Atlas Sheet: 24 Case #: 2015-0075
Block: 112 Zoning: L-1.0
Lot: 25-26 Lot Area (s.f.): £12,712

Board of Appeals Hearing: February 25, 2016, at 7:00 p.m.

SITE AND NEIGHBORHOOD

1003 Beacon Street (Tatte Bakery) is a single-story commercial building located at the
intersection of Beacon Street and St. Marys Street. Tatte Bakery has operated in this commercial
space since 2008. The Bakery currently consists of 433 square feet of kitchen space and 331
square feet of storefront/seating space. Bakery hours are 7:00 am to 8:00 pm during the week
with slightly reduced hours on weekends. A parking area at the rear of the structure provides
off-street spaces for various commercial tenants from 999 Beacon Street to 1009 Beacon Street,
with 2 spaces designated for Tatte Bakery staff members.

The immediate neighborhood consists primarily of attached apartment buildings along Beacon
Street to the west and similar single-story retail and commercial uses along the northern portion
of Beacon Street.

APPLICANT’S PROPOSAL

The Applicant, Tzurit Or is proposing to expand Tatte Bakery by converting the recently vacated
attached commercial unit at 1005 Beacon Street (formerly Brookline Soap Opera). This
expansion will create additional kitchen space and increase interior customer seating from 8 to
35. 24 of these seats will be distributed amongst four café tables and 11 of the seats will be
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located at counters along the northern wall of the structure. A three-foot wide walkway will
allow for customer circulation and access to two public restrooms. The Applicant is not
proposing any additional off-street parking associated with this expansion.

The former Brookline Soap Opera was a ground floor general retail use totaling 903 square feet.
This prior use provides a parking credit of 4 spaces to be applied to the bakery expansion.

FINDINGS
Section 6.02, Paragraph 1 — Table of Off Street Parking Requirements

Section 6.02.1.b — Off-Street Parking Requlations

. Existin Parking Credit A
Required (Tatte)g (Soap %pera) Proposed Finding
Parking 8 2 4 2 Special Permit *
Spaces

*Under Section 6.02.1.b the Board of Appeals may waive up to 10 parking spaces, or 50% of increased parking
requirements, whichever is greater, for the expansion of a non-residential use within a business district after
considering business operating hours, parking demand, area public parking, and proximity to public transit.

Section 8.02.2 — Alteration or Extension
A special permit is required to alter a pre-existing nonconforming structure.

PLANNING BOARD COMMENTS
The Planning Board supports this request to expand bakery seating at 1003-1005 Beacon Street.

Tatte has operated in Brookline for nearly a decade and is seeking to improve customer service
and experience through this expansion. The 1003 Beacon Street location is served by multiple
forms of public transportation and Beacon Street itself provides metered street parking and
bicycle lanes. This northern portion of Beacon Street is pedestrian friendly and provides various
neighborhood amenities including restaurants, dry cleaning, a hardware store, and a grocery
store.

Tatte customer visit times are generally short in nature and it is anticipated that lines will be
reduced as a result of the expanded kitchen area. Seasonal outdoor seating is not included for the
purposes of calculating off-street parking requirements.

Therefore, the Planning Board recommends approval of the floor plan submitted by David
McMahon, dated 12/3/2015, subject to the following conditions:

1. Prior to the issuance of a building permit the applicant shall submit a final floor
plan including all proposed seating for review and approval by the Assistant
Director for Regulatory Planning or designee.

2. 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
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floor plan, stamped and signed by a registered architect; and 2) evidence the Board
of Appeals decision has been recorded at the Registry of Deeds. jr
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Map Scale 1:1,440
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CODE ANALYSIS PER 2009 INTERNATIONAL BUILDING CODE AND BTH EDITION MASSACHUSETTS BUILDING CODE

GODE ANALYSIS PER 248 CMR—PLUMBING FIXTURES

CHAPTER TILE DESCRIPTION

CHAPTER

TmE

DESCRIPTION

CHAPTER 3 | USE_GROUP | RESTAURANT. IS USE GROUP A-—2 R (RESTAURANT)

303.1

CHAPTER 9 FIRE. BUILDING IS FULLY SPRINKLERED

EMERGENCY LIGHT, EXIT SIGNS AND EGRESS DOOR PANIC -
HARDWARE DESIGNED PER MASSACHUSETTS BUILDING CODE

803.1

CHAPTER 10 OF COUNTER_AREA_ALLOWABLE_OCCUPANCY 1OAD;

EGRESS 93 SQ.FT ® 7 SQ.FT/0CC = 13 ALLOWED OCCUPANTS
ENTRATED LOO! UPANC

354 SQ.FT @ 15 SQ.FT/0CC = 24 ALLOWED OCCUPANTS

TOTAL_ALLOWABLE QCCUPANCY LOAD:
13 COUNTER + 24 UNCONCENTRATED = 37 ALLOWED OCCUPANTS

TOTAL - ACTUAI RESTAURANT OCCUPANT LOAD:
11 COUNTER + 24 UNCONCENTRATED = 35 TOTAL OCCUPANTS

1004.1.1

CHAPTER 10
248 CMR

PLUMBING
FIXTURES

TOLET GALCULATIONS
TOTAL ALLOWED:

WOMEN'S  TUTAL/2/30 : (1 / PER 30 OCCUPANTS) = NUMBER OF FIXTURES ALLOWED
NEN'S TOTAL/2/60: (1 / PER 60 OCCUPANTS) = NUMBER OF FIXTURES ALLOWED

JOTAL_ACTUAL:
TOTAL INTERIOR 35 + EXTERIOR PATIO 15 = GRAND TOTAL 50 OCCUPANTS
TOTAL 50/2 = 25 MEN AND 30 WOMEN
WOMEN'S  25/30 = 1 FIXTURE REQUIRED — 1 FIXTURE PROVIDED
HEN'S 25/60 = 1 FIXTURE REQUIRED — 1 FIXTURE PROVIDED

248CMR
10.10

PROVIDED

IMUM LENGTH OF TRAVEL TO EXIT REQ'D
pes 144 MAX FT

(SPRINKLERED) 250 FT

1028.7

EXIT REMOTENESS, WITH AN APPROVED AUTOMATIC SPRINKLER SYSTEM.
THE MINIMUM SEPARATION SHALL BE 1/3 OF THE LENGTH OF
MAXIMUM .OVERALL DIAGONAL DIMENSION.

ACTUAL MAXIMUM DIAGONAL = 55'—1"
REQUIRED EXIT SEPARATION 18'—4"
ACTUAL EXIT SEPARATION 19°-10"

MINIMUM NUMBER OF EXITS FOR OCCUPANT LOAD
500 OR LESS, REQUIRED NUMBER OF EXITS = 2
ACTUAL NUMBER OF EXITS PROVIDED = 4

1015.2.1

EXIT_REQUIREMENTS;
EANS MINIMUM REQUIRED EGRESS PATH WIDTH (W/ SPRINKLER

CHAPTER 10 SYSTEM): .
TOTAL OCCUPANT LOAD 35 X 0.15 = 5.25

ACTUAL EXIT WIDTHS: 4 ACTUAL EXIT WIDTHS = 142"

OF
EGRESS

1005.1

EXIT ACCESS PASSAGEWAYS, AISLE ACCESSWAYS, AISLES AND
{ CORRIDORS: MINIMUM WIDTH REQUIRED 44" WHERE SERVING AN
OCCUPANT LOAD GREAT THAN 50

y 1104 A 36 INCH ACCESS AISLE SHALL BE PROVIDED BETWEEN ALL
521 CMR | ACCESSIBILITY |"ACCOESSIBLE TABLES. NO SEATING SHALL OVERLAP THE AGCESS AISLE.
1108.2.5 SEATING: AT LEAST 5% BUT NOT LESS THAN ONE, OF THE TABLES
SHALL BE ACCESSIBLE, BE ON A ACCESSIBLE ROUTE.

CHAPTER 12| INIERIOR . . REQ'D

*DINING MINIMUM CEILING HEIGHT: 7-8" 13-3
#KITCHEN MINIMUM CEILING HEIGHT: 7'-0"  §-0"

1208.2

@ EGRESS PLAN
: SCALE: 1/4* = 1-0°

EXISTING SEATING CHART

INTERIOR SEATING: 8
EXTERIOR SEATING: 12

NEW SEATING CHART

CAFE SEATING® 24
COUNTER -SEATING- 11

—

3’ PRIMARY EGRESS AISLE

-+ +

3 SECONDARY EGRESS AISLE

GRAND TOTAL: 20 TOTAL INTERIOR: 35 A
PATIO 15
GRAND TOTAL: 50 STANDING AREA
POINT OF IMPASS
L — o/—TAELE AP (F REQUIRED)
FIRE SAFETY LEGEND LIz
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.| "BEACON -

% COMBINATION
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: 5% HANDICAP SBQTTNG
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DOOR <O
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. TRUENORTH
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1S8UE DESCRIPTION DATE
PERMIT SET | 20451203

McMahGn
arohiteots

535 ALBANY STREET
BOSTON, MA 02118
T 617.482.5353

www.memahonarchitects.com

JOB TITLE & ADDRESS:

TATTE BAKERY
1003-1005 BEACON STREET
BOSTON, MA 02446

PROJECT INFORMATION:

|SCALE: 1/4"=

10"
DRAWN: Ni/JAC
JOB NO: 15-3020

SHEET TITLE:

EGRESS PLAN &
CODE ANALYSIS
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