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To:

Brookline Board of Appeals

From:

Brookline Planning Board

Date:

March 31, 2016

Subject:

Demolish existing detached one-car garage. Convert from single-family to two-family.

Location:

40 Thorndike Street
Atlas Sheet:
Block:
Lot:

14
075
07

Case #:
2015-0062
Zoning:
T-5
Lot Area (s.f.): 5339 sf

Board of Appeals Hearing: April 7, 2016 at 7:30 pm
BACKGROUND
December 16, 2015 – The Preservation Commission issued a Certificate of Non-Significance to allow for the
demolition of the existing garage.
January 21, 2016 – The Planning Board continued the case. Below is a summary of the Board’s concerns:
1. Quality of fencing should be improved
2. Consider a 7 foot fence instead of 6 foot in the rear
3. Use plantings instead of fencing for screening in the front side yard
4. Eliminate stone walls at front property line to be consistent with surrounding streetscape
5. Driveway paving should be reduced if possible
6. Second floor deck on front façade is excessive
7. Provide usable open space for each unit
8. Adjust two window wells to better accommodate parking spaces and shorten driveway
9. Interior circulation and location of mudroom and front entrance could be improved
10. Elevations should have more detail
11. Address neighborhood concerns about massing and landscaping

SITE AND NEIGHBORHOOD
40 Thorndike Street is a two and a half story single-family structure. A detached single-car garage is located in
the left side rear yard. According to the existing floor plans, the third floor has a separate kitchen and finished
living area but no dedicated entrance.

APPLICANT’S PROPOSAL
The case was continued. Changes to the plans are described and underlined.
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Applicant Mark Linsky proposes to convert the existing single-family dwelling to two-unit condominiums. Unit 1
would consist of the basement and the first floor, and Unit 2 would consist of the second floor and the expanded
attic space (third floor). The existing garage in the side rear yard would be demolished and the paved driveway
would be extended in this area, which requires setback relief, to create five parking spaces as required. The five
parking spaces are slightly reconfigured to add about 132 sf of usable open space in this area. Although the
applicant would prefer to eliminate the fifth parking space from his proposal, doing so would require a variance.
The dimensions of the basement level, entirely finished in the existing dwelling, would not change. An infill
addition in the left rear portion of the structure is proposed to expand the living area on the first and second
floors, requiring side yard and rear yard setback relief. The dimensions of the third floor would be expanded to
add about 330 sf. Living area would be increased 434 sf overall as of right, with the proposed floor-area ratio
just under 1.0, the maximum allowed in this district.
The existing conditions do not meet the minimum usable open space requirement. For a new project to conform,
the plan must provide a minimum of additional usable open space; in this case 30% of the additional living area
(434 sf). Although the initial proposal did not meet the minimum requirement for additional usable space, the
revised proposal does, because of the reconfigured parking area.
Although the roof massing would change as indicated on the roof plan, the overall height of the structure would
remain the same. The existing front porch off the first floor would remain, though its dimensions would decrease.
The front entry would shift from the existing porch on the right to the center of the structure. The architect
revised the proposal to retain the existing front yard setback, which had been one of the Planning Board’s
concerns. An uncovered deck off the second floor would be added, extending the existing nonconforming front
yard setback.
The rear façade decks on all three floors would be rebuilt, though the length of the third-floor deck would
increase.
The revised proposal addresses the Board’s concerns in regard to the landscaping by proposing wood fence
material and plantings in the front yard parking area and eliminating initially proposed stone walls in the front
yard.
A schedule of new plantings will be proposed.

FINDINGS
Section 5.50 – Front Yard Requirements (extension of non-conformity)
Section 5.60 – Side Yard Requirements (existing)
Section 6.04.5.c3 – Design of All Off-Street Parking Facilities
Dimensional Requirements

Required

Existing

Proposed

Relief

Front Yard setback

15 ft

12.9 ft

12.9 ft

Special Permita/
Variance

Side Yard setback (right)

10 ft

4.7 ft

4.7 ft

Special Permita/
Variance

Setback to Driveway

5 ft

0 ft left
1.6 ft rear

Special Permita/
Variance

1 ft left
1.6 ft rear
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a. Under Section 5.43, the Board of Appeals may waive yard and setback requirements and grant a special
permit if a counterbalancing amenity is provided. The applicant is proposing to provide additional landscaping
as a counterbalancing amenity.

Section 5.91 – Minimum Usable Open Space
Dimensional Requirements
Floor Area Ratio

Required /
Allowed

Existing

Proposed

Relief

5339 sf
1.0

4816 sf
0.902

5250 sf
0.983

Complies

b

Usable Open Space

130 sf
additional
space
797 sf
total space

667 sf
total space

132 sf
additional
space

Complies

799 sf
total space

b. Applicant must provide additional usable open space, calculated as 30% of only the proposed additional
living area—in this case 30% of 434 sf, which yields 130 sf of additional usable open space required.

Section 8.02.2 – Alteration or Extension
A special permit is required to alter a pre-existing non-conforming structure or use.
PLANNING BOARD COMMENTS
The Planning Board is supportive of the revised proposal. The two-family use is consistent with the
district zoning and the development pattern of this neighborhood. In addition, the increase in floor area
is reasonable for a two-family conversion and would be as-of-right. The setback relief is minimal and
the proposed fences, one of the counterbalancing amenities offered, would be effective.
The parking shows five parking spaces, which is required; however, the tandem spots on the left can be
moved away from the rear lot--without locating the parking in the front yard setback--to increase the
usable space in the rear and reduce the impact on the left side abutter.
Although the Planning Board was initially concerned about the added massing on the front façade, the applicant
has reduced the massing of the existing porch and the front entry, which makes the new second-floor deck an
acceptable amenity. The proposed fence material would be wood with decorative lattice and is a considerable
improvement.
The project team responded favorably to the Board’s recommendations and met with neighbors to address their
concerns. Neighbors who attended the meeting thanked the project team for its willingness to work with them on
improving the design.
The Planning Board recommends that the project team consult with the Town Arborist and specify how street
trees in front of the property will be protected during construction. The Planning Board also recommended that
more thought be put into the landscaping plan to ensure that there would be year round plantings. The Board also
recommended refining the rakes on the roof, would seem a bit heavy and wide, and using a color other than beige
for the siding, which has been typically used on remodeled homes in the area.
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The Planning Board recommends approval of the site plan by professional land surveyor
Kenneth Anderson dated 3/31/2016, and the architectural plans by registered architect Derek
Rubinoff, revised 3/11/2016 and 3/31/2016, subject to the following conditions:
1. Prior to the issuance of a building permit, the applicant shall submit final corrected site plan with
open space calculations and updated parking configuration certified by registered land surveyor
and final floor plans and elevations subject to the review and approval of the Assistant Director
of Regulatory Planning.
2. Prior to the issuance of a building permit, the applicant shall submit a final landscape plan
indicating all counterbalancing amenities subject to the review and approval of the Assistant
Director of Regulatory Planning, with the advice of the Planning Board.
3. 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.
mm
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Floor Area Breakdown
Basement finished/living area

na

1203

1203

No change

First Floor

na

1558

1584

Exterior addition

Second Floor

na

1307

1388

Exterior addition

Third Floor (attic)

na

748

1075

Expansion is as of right.
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