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To:

Brookline Board of Appeals

From:

Brookline Planning Board

Date:

June 21, 2018

Subject:

Request for creation of two new lots, per a prior ZBA approval of a conversion of
a two‐ to a three‐family

Location:

157 Babcock Street
Atlas Sheet: 6
Block: 027
Lot: 17

Case #: 2018‐000047
Zoning: T‐5
Lot Area (s.f.): 33,455

Board of Appeals Hearing: July 12, 2018 at 7:15 pm
BACKGROUND
March 2013 – The Zoning Board of Appeals approved an application to convert the structure
from a two‐ to a three‐family dwelling, requiring a use variance and relief from setbacks,
and placed a condition on the approval that any future subdivision of the property would
require review and approval of the ZBA.
July 27, 1978 – The Brookline Board of Appeals approved a use variance to convert the two‐
family dwelling into a three‐family dwelling, subject to conditions. However, this was never
done.

SITE AND NEIGHBORHOOD
157 Babcock Street is a two‐family Colonial Revival‐style dwelling that was built in 1925, located
in North Brookline on a lot that is substantially larger than those in the immediate
neighborhood. The property is located within the Graffam‐McKay Local Historic District.
Neighboring properties include both single‐ and two‐family dwellings, as well as a multi‐family
condominium complex. The property borders the M‐1.5 zoning district to the south.
APPLICANT’S PROPOSAL
The applicant, Maia McPherson, proposes to subdivide the property and create two new lots.
The existing house will remain on one lot and two new lots will be created: one with 10,037
square feet and one with 5,715 square feet. This proposal meets the requirements for an
Approval Not Required subdivision as both lots have the required frontage on Babcock Street,
and the house on the remainder of the lot ( 17,728 square feet) is under the maximum allowed
FAR. However, the previous ZBA decision from 2013 placed a condition on the property that
any future subdivisions of the lot would require ZBA approval. The applicant seeks to conform
to this condition.
FINDINGS
Modification of prior ZBA Case #2013‐0012 to update condition #3 stating that “the lot shall not
be subdivided without the prior review and approval by the Board of Appeals”.
STAFF ANALYSIS
Staff has no opposition to this ANR plan to create two new lots. The current lot is very
oversized for the neighborhood and meets all ANR frontage requirements. One lot is proposed
next to the existing home and one will be a rear lot so the impact on the streetscape will be
relatively minimal, particularly because the direct abutter to the right is a multi‐story apartment
building.
PLANNING BOARD RECOMMENDATION
The Planning Board understood the owners’ rights to subdivide this large lot but also had
concerns about the increased density that two new two‐family homes could add to this
neighborhood. Due to the prior variance that allowed the existing two‐family home to be
converted into a three‐family home in 2013, the Board discussed that the total permitted
number of units on the three lots would be six under zoning. Therefore, the Board chose to set
a condition that limits the total number of allowed units on the two lots to three. This will
allow one single‐family home and one two‐family home to be built in the future.
Therefore, the Planning Board recommends approval of the ANR plan by Michael Clifford
dated 3/22/2018 subject to the following conditions:
1. No more than a total of three new units (one single‐family home and one two‐family
home) can be constructed in the future on both lots.

2. The Planning Board shall review any future proposed buildings on the two new lots
regardless of whether zoning relief is required for either lot.
3. The ANR plan will not be endorsed by the Planning Board until the ZBA has voted to
grant this special permit and the proposed conditions.
4. Prior to endorsement of an ANR plan, the applicant shall submit to the Building
Commissioner, with a copy to the Planning Department, for review and approval for
conformance to the Board of Appeals decision: a) a final site plan stamped and signed
by a registered engineer or land surveyor; b) evidence that the Board of Appeals
decision has been recorded at the Registry of Deeds.
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