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Town of Brookline 
Massachusetts 

 

 

 

 

  
 
 
  

 

 

 

 

To:  Brookline Board of Appeals  

From:  Brookline Planning Board 

Date:  March 17, 2016 

Subject: Convert single-family dwelling into a lodging house for families of children 

receiving treatment at Boston Children’s Hospital  

Location: 132 Carlton Street 

   Atlas Sheet:  1  Case #:   2016-0004 

   Block:  004  Zoning:  S-7 

   Lot:  04-00  Lot Area (s.f.): ±11,732 

Board of Appeals Hearing: March 24, 2016, at 7:30 p.m. 

 

BACKGROUND 

Summer – Fall 2015 – The applicant worked with the Preservation Commission to determine 

what alterations could be made to the structures on the subject property, since it is in the Cottage 

Farm Local Historic District. Initially, the applicant wished to demolish the detached garage. 

However, the Preservation Commission denied that request. The revised plans have now been 

reviewed and approved by the Preservation Commission. 

 

SITE AND NEIGHBORHOOD 
132 Carlton Street is a single-family dwelling and detached garage located at the intersection of 

Euston and Carlton Streets in the Cottage Farm Local Historic District. The two-and-a-half-story 

dwelling was built in 1908 in the French Renaissance style. The accessory garage was 

constructed at the same time, is one-and-a-half-stories, and has two parking spaces. The property 

abuts a private way that provides vehicular access to the garage as well as to other properties. In 

1963 Boston University acquired the property, which had served as the home of former BU 

President John Silber. 
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APPLICANT’S PROPOSAL 

The applicant, The Children’s Hospital Corporation, proposes to renovate the main building and 

change the use from a single-family dwelling to a lodging house for use by families of inpatient 

children being cared for at Boston Children’s Hospital. The lodging house would have 16 

sleeping rooms without independent cooking facilities and one one-bedroom caretaker unit with 

independent cooking facilities. Along with the change of use, the applicant proposes to create 

two open air parallel parking spaces next to the private way, for a total of four parking spaces on 

site. Both parking spaces would be located in the front yard setback along the private way: one 

between the new reconfigured side entrance and a low wall, and the other in front of the existing 

garage.  

 

The project involves mainly interior renovations and exterior repairs; other exterior changes 

aside from the two new parking spaces include reconfiguring the side entrance along the private 

way to install an ADA compliant entrance, new mechanical equipment at the roof level to 

accommodate the elevator, and landscaping improvements. 

 

FINDINGS 
 

Section 4.07 – Table of Use Regulations, Use #7: Licensed lodging houses are not permitted in S 

Districts. Use variance required.  
 

Section 5.09.2.e and .k – Design Review: A new lodging house use or a project that requires a 

use variance under Section 9.09.1.d also requires a special permit subject to the design review 

standards listed under Section 5.09.4(a-l).  All the conditions have been met, and the most 

relevant sections of the design review standards are described below:  
 

 Preservation of Trees and Landscape – A detailed landscaping plan has been submitted, 

and the proposal does not involve extensive tree or soil removal.  Three trees (greater 

than 6 inch caliper) are being removed; two of the trees being removed are diseased and 

decaying and, as shown on the landscaping plan, numerous new trees and shrubs are 

being planted. 

 

 Relation of Buildings to Environment – The project does not involve substantial exterior 

additions or changes to the existing buildings on site, which relate well to the other 

buildings in the neighborhood and to the streetscape.  

 

 Relation of Buildings to the Form of the Streetscape and Neighborhood – The proposed 

development is nearly entirely within the existing building, and all of the changes have 

been approved by the Preservation Commission. The new parking is located along a 

private right of way, not along major streets.  
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 Open Space – Most of the site’s existing landscaping will be maintained, and a new deck 

and patio improvements will be attractive amenities to the site. 

 

 Circulation – The property’s onsite circulation will not be substantially changing, as 

entrances and egresses will be retained. Vehicular access will still be provided via the 

private way, and the new parking spaces will not impede travel for others. The new ADA 

compliant entrance on the side of the building will facilitate pedestrian access to the 

building.  

 Advertising Features – The development expects to have an identification sign, though 

plans for such have not yet been submitted.  

 

 Heritage – The proposal would retain an historically significant building with minimal 

exterior changes, all of which have been approved by the Preservation Commission. 

 

Section 5.20 – Floor Area Ratio   

 
Floor Area Allowed Existing Proposed Finding 

Floor Area Ratio 

(% of allowed) 

0.35 

100% 

1.02 

291% 

1.02 

291% 
Pre-existing non-

conforming 
Floor Area (s.f.) 4,106 11,400 11,400 

 

Section 5.43 – Exceptions to Yard and Setback Regulations 

Section 5.50 – Front Yard Requirements 

Section 5.70 – Rear Yard Requirements 

 

Dimensional Requirements Required Existing Proposed Relief 

Front Yard Setback     

 Carlton Street 30’ 14.9 14.9 Special Permit* 

 Euston Street 30’ 22.1 22.1 Special Permit* 

 Private way 30’ 9.5 9.5 Special Permit* 

Rear Yard Setback 40’ 20.9  20.9 Special Permit* 

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

counterbalancing amenity is provided. In this case, because of the change in use, the setback requirements are 
greater than if the property was maintained as a single-family dwelling. 
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Section 6.04.5.c.1 and c.3 – Design of All Off-Street Parking Facilities 

Section 6.04.12 – Design of all Off-Street Parking Facilities 

Section 6.06.6 – Off-Street Loading Regulations 

Section 6.06.7 – Off-Street Loading Regulations 

 

Parking/Loading  Required Existing Proposed Relief 

Front Yard (parking) 

Setback 
30’ NA 0’ Special Permit** 

Rear Yard  (parking) 

Setback 
5’ NA 0’ Special Permit** 

Loading Spaces 1 0 0 Special Permit† 

** Under Section 6.04.12, the Board of Appeals may by special permit allow the substitution of other dimensional 
requirements for new parking facilities being installed to serve existing structures.  

† Under Section 6.06.7, the Board of Appeals may reduce by special permit the number of required loading bays 
when the adequacy of the reduced number can be demonstrated by the proposed use, hours of operation, and 
delivery service requirements. 

 

Section 8.02.2 – Alteration or Extension 

A special permit is required to alter a pre-existing non-conforming structure or use (the existing 

main building is a non-conforming structure regarding Floor Area Ratio (FAR) and the garage is 

an existing non-conforming structure with respect to dimensional requirements applicable to 

accessory structures located in the rear yard). 

Section 9.09 – Conditions for the Grant of a Use Variance: The Board of Appeals may grant a use 

variance, provided the statutory variance requirements are met, only on a lot that conforms to one of 

the following conditions. This application is seeking use variance relief under condition (d). 

a. Expiration of the time limit specified for a previously granted use variance. 

b. Existence prior to January 1, 1977, of uses of the same general classification as the 

use variance applied for, on lots adjoining the lot in question on both sides, or, if the 

lot in question is a corner lot, on both the side and the rear. 

c. Existence on an adjoining lot of a use of such nuisance characteristics as to render 

unreasonable any conforming use of the lot in question. 

d. Existence on the lot in question of a structure(s) of appearance compatible with 

its vicinity 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. 

 

Modification of Board of Appeals Decisions: Case #1367, August 19, 1967 (denied conversion 

of residence into admissions office); Case #1703, August 12, 1971 (construct a 7-foot-high fence 

along three property lines) 
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PLANNING BOARD COMMENTS 

The Planning Board is supportive of the proposal to convert the existing single-family dwelling 

into a lodging house for families with children receiving treatment at Boston Children’s Hospital. 

The current home is exceedingly large, and it can adequately accommodate the proposed number 

of rooms and the intensified use. Most of the required zoning relief is due to the change of use 

from a single-family home to a lodging house, not due to physical changes on site.  

 

The proposed exterior changes are minimal, consisting primarily of restored windows and doors, 

and they have been reviewed and approved by the Town’s Preservation Commission. All 

vehicular access to the site will be located along the private way and away from residential 

neighbors. The two new parking spaces will not obstruct travel along the private way and will 

not be especially visible to other neighbors or from Carlton Street. However, the applicant should 

consider increasing the length of the parking space closest to Carleton to provide better 

maneuverability. The hospital will be providing on-call car transportation between the property 

and Children’s Hospital, which will serve to reduce parking demand.The structure is a significant 

and attractive residential building, and this use should not detract from its standing in the 

neighborhood.  

 

Therefore, should the Board of Appeals find that the statutory requirements for a use 

variance are met, the Planning Board recommends approval of the plans titled “132 

Carlton Street Renovations” prepared by Isgenuity, dated 1/04/2016 and 3/7/16, subject to 

the following conditions: 

 

1. Prior to the issuance of a building permit, the applicant shall submit final floor plans and 

elevations, including color, window and material details, subject to the review and 

approval of the Preservation Commission and the Assistant Director of Regulatory 

Planning. 

 

2. Prior to the issuance of a building permit, the applicant shall submit a final site and 

landscaping plan, indicating all parking space dimensions and pickup areas, mechanical 

equipment, lighting, walls, fencing, and counterbalancing amenities, subject to the review 

and approval of the Preservation Commission and the Assistant Director of Regulatory 

Planning. 

 

3. One identification sign shall be allowed subject to the review and approval of the 

Assistant Director of Regulatory Planning. 

 

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) a final site plan stamped and signed by a registered engineer or land 

surveyor; 2) final building elevations stamped and signed by a registered architect; and 3) 

evidence that the Board of Appeals decision has been recorded at the Registry of Deeds.   
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Pictometry image of 132 Carlton Street as seen from the east/Carlton Street (above). 
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Pictometry image of 132 Carlton Street as seen from the north/private way (above). 



132 Carlton Street 
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