
















May  7, 2017 
Zoning Board of Appeals 
Town of Belmont 
Homer Building 
19 Moore Street 
Belmont, MA 02478 
 
 
To Whom It May Concern: 
 
 
I am writing in reference to the request for three special permits submitted by my neighbors 
Tom and Eleanor Ahlborn-Hsu of 67 Pine Street, Belmont.  
 
I am the owner of the 65 Pine Street condominium and have been so since 2003.  I have 
reviewed in detail the proposed changes to the current building at 65-67 Pine Street and 
strongly support the addition to the building as proposed. The design is both appropriate for 
the neighborhood and essential to meet the legitimate needs identified by Tom and Eleanor.  
 
I look forward to your timely positive approval of these requests and to the project’s 
completion. 
 
I would be pleased to speak to the Board and to answer any questions or provide any 
additional information required to move this important project forward. 
 
 

Sincerely, 

 

Peter C.  Frumhoff 

 



Proposed 3 Story Addition
to 65-67 Pine St.

Previous work

Eleanor Ahlborn-Hsu
Thomas Ahlborn-Hsu

Purpose

We are very committed to Belmont and have made substantial
improvements to our home in past years that have greatly
enhanced the appearance of our neighbohood. 

2010 - dilapidated rear
entry and dangerous
winder stair. 

2012 - Eyesore of Spruce St.
porch had rotted wood
foundation.

In 2012 we removed and redesigned
the Spruce St. porch with an attractive
second story and third floor open deck
on a new foundation.

In 2010 we redesigned the delapidated rear 
entry to both units with a new foundation, 
porch, and staircase that meets current 
building code. We added the oval window 
and used double-hung windows to match
the style of the house.

The proposed addition is necessary to provide wheelchair 
access and a wheel-chair accessible bathroom and bedroom 
to our 2nd-3rd floor unit due to a tragic accident that has 
left our son a permanent paraplegic. 



Proposed North Elevation Proposed West Elevation - Pine St. Proposed South Elevation - Spruce St.

Existing North Elevation Existing West Elevation - Pine St. Existing South Elevation - Spruce St.

Proposed new elevations for #67 - 65 Pine St.
Our goal was to maintain the character of the neighborhood.
Addition width limited to 10’ by 1st and 2nd floor windows on west elevation.
Proposed pent roof at each floor keeps the character of the house.
Traditional ganged double-hung windows keep character of the house.
Retaining walls around the walk and plantings will improve the look of the property.
A fence (not shown) will conceal HVAC from street. 
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Elevations



Regrade existing walk and

add retaining walls

New fence
to screen
HVAC

New
planting
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Lot coverage and setback 
requirements

1691.9 SF 1755.1 SF

Proposed Building Lot Coverage Lot Coverage for Adjacent Homes
Existing Building Lot Coverage

The existing, 65-67 Pine St. home (28.4%) exceeds 
the current Maximum Lot Coverage (25%) and is therefore 
nonconforming.

The proposed addition will slightly increase the 
nonconformance to 29.3%.

However, we believe the proposed addition will not have a 
negative impact on the neighborhood because four of the 
abutting homes already exceed the 25% Lot Coverage
dimensional requirement and two are over 30%. 

73-75 Pine St. has a Lot Coverage of 31.8%.
54-56 Pine St. has a Lot Coverage of 31.4%.
61 Pine St. has a Lot Coverage of 26.4%.
9 Spruce St. has a Lot Coverage of 29.6%.

65-67
Pine St.

73-75
Pine St.

54-56
Pine St.

    existing proposed
Building footprint (SF) 1691.9 1755.1
Garage (SF)   339.0  339.0
Total lot coverage (SF) 2030.9 2094.1
Lot area (SF)   7152.0 7152.0
Coverage Ratio  28.4%  29.3%

31.4%

 Proposed 29.3%

31.8%

9 Spruce St.
29.6%

61 Pine St.
26.4%

R=10.00,
L=15.71’

57
.3

’

107.39’

67
.3

4’

95.75’

Lot 145
A = 7,152 S.F.

House
1755.1 SF

Garage
339 SF

Existing patio

HVAC

Existing walkway at the corner
of Pine St. and Spruce St.
has two steps and a slope
exceeding the ADA guidelines
for wheelchair access.
We propose to lower and 
regrade the walkway and
build small retaining walls
to maintain the existing
grade of the yard.



First
Floor

Proposed new entry and first floor plan for $67 Pine St.

Need an elevator with an at-grade entry door.

At-grade entry allows 60” clearance for wheel chair maneuvering.

Covered porch breaks the facade facing Spruce St. making better visual match
to the existing house.

Addition width is limited to 10’ by existing windows on 1st and 2nd floor

Minimum possible floor plan that allows elevator clearances and a
window pattern in keeping with the exterior of the current house. 
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Existing and Proposed
First Floor Plans

Elevator

New entry

At-grade
entry

Elev.
mach.
room

Covered
porch

Existing stair to
67 Pine St. unit (2nd/3rd fl.)

Shaded area belongs to #65 Pine St. unit on first floor.
Addition does not disturb this unit.

Existing
covered
porch

Existing
covered
porchExisting stair to

#65 Pine St. rebuilt
to add three steps to
new walkway grade

Proposed
addition

Existing
covered
porch

Existing
covered
porch

Existing
covered
porch

Existing first floor plan
to #65 Pine St. unit

(no changes)

Existing first floor plan
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Second
Floor

Study / Therapy
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Existing and Proposed
Second Floor Plans
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Proposed new second floor plan for #67 Pine St.

The dimensions of the landing at (A) prevent wheel chair from maneuvering. This made a stair-lift
impractical without interfering with #65 Pine St. unit.

The landing at the top of stair (B) similarly prevent wheel chair access to 3rd floor. 

New elevator allows wheel chair access to all living spaces on the 2nd floor.

No room for ADA accessible bathroom on 2nd floor.

Shaded area belongs
to #65 Pine St. unit on 
second floor.

Addition does not
disturb this unit.

Elevator

Study / Therapy
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Proposed addition

Shaded area belongs
to #65 Pine St. unit on 
second floor.

Addition does not
disturb this unit.

Dining
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Existing second floor plan
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Third
Floor
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Existing and Proposed
Third Floor Plans

Proposed new third floor plan for #67 Pine St.

Accessible bathroom (A) with direct wheel chair access to bedroom (B) is critical to our son’s
care as he does not have bladder or bowel control due to the nature of his spinal injury.

The dimensions of the landing at (C) prevent wheel chair from maneuvering. This made a stair-lift
impractical without interfering with #65 Pine St. unit. (under the stairs is #65 unit)

New elevator allows wheel chair access to accessible bathroom and bedroom.

No room for ADA accessible bathroom on 2nd floor.

Existing bathroom cannot be accessible due to the pinch points in hallway (C)
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Bedroom

Bedroom

Bedroom

Open deck

Proposed addition
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Existing and proposed half-story
floor area calculations

1599.6 SF

990.0 SF

1736.3 SF
1126.6 SF

Proposed Second Floor
Proposed Third Floor

Existing Second Floor
Existing Third Floor

5’ Headroom (West Elev.)

5’ Headroom (North Elev.)

    existing proposed
2nd floor area (SF)  1599.6 1736.3
3rd floor area (SF)  990.0  1126.6
  
Floor area ratio (3rd/2nd) 61.9%  64.9%

The existing house is nonconforming (61.9%) 
and the proposed chage will also be nonconforming (64.9%)
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Existing and proposed half-story
perimeter calculations

Proposed Third Floor

Existing Third Floor

3’ Rafter Perimeter (North Elev.)

63.2% of the existing third floor perimeter has rafters that are within 3’ of the floor level therefore conforms to 
the zoning requirement that more than 50% of the perimeter have rafters within 3’ of floor level.    

53.6% of the proposed new third floor has rafters that are within 3’ of the floor level therefore also conforms to
the zoning requirement that more than 50% of the perimeter have rafters within 3’ of the floor level.   
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