
COMMONWEALTH OF MASSACHUSETTS 
CITY OF BROCKTON 

ZONING BOARD OF APPEALS 

ZONING BOARD OF APPEALS held a meeting in the Council Chambers, City Hall, 
Brockton, Massachusetts, on Tuesday, August 08, 2023, at 6:00 p.m. 

IN RE: 23-37 Petition ofBOYS & GIRLS CLUB OF METRO SOUTH, INC., 19 Court Street, 2nd 
floor, Taunt on, MA, for a Special Permit seeking relief from Art. IV, Sec. 27-36, 4, 5 & 6, to allow 
improvements in a Flood Zone, Art III, Sec. 27-24 2a, for a Variance for relief from screening when 
abutting a playground, Art. III, Sec. 27-29, seeking from front age, side, rear yard setbacks and relief from 
parking in an R-3 Zone, located at PLOT 71-1 BELMONT STREET, portion of Eldon B Keith Field. 

PETITIONER'S STATEMENT: Attorney John McCluskey presented to the board Exhibit A, Building 
Plans and Plot Plans. Mr. McCluskey stated the Boys and Girls Club is currently has a waiting list to 
service 300 children and the expansion will be able to offer the services to the families. The newly 
constructed building will be part of Elon B. Keith Field Park. 

OPPOSITION: None 

DECISION: Unanimously Granted 

BASIS: After reviewing the application, plans, information submitted, individual site visitations 
and giving due consideration to testimony given at the public hearing, the Board found that the 
petitioner, The Boys and girls club, is a duly incorporated 507 C-3 corporation in accordance with 
M.G.L., Chapter 40A, Section 3, the "Dover Amendment" that allows for the Corporation to operate by 
right in a Residential R-3 Zone. A Variance is required for a setback and a Hardship was demonstrated at 
the locus due to the unique shape of the proposed lot and topography due to presence of an underground 
drainage easement that restricts the placement of the proposed building on the lot. Frontage and rear yard 
requirements are restricted due to the abutting Eldon B. Keith playground that is unique to the locus. 
Flood plain issues were addressed by letter from Attorney Francis J. Veale, Jr and Lorreiro Engineering 
Associates that the proposed location of the building would not create environmental concerns. The 
proposed on-site parking scheme was found to be adequate to address the needs of the facility and would 
appear to alleviate a dangerous "on street" pick-up and "drop-off' situation that currently exists. Relief 
from Section 27-24 (2A) is warranted due to the combined use of the youths at the Boys and Girls club 
with adjacent Eldon B. Keith Field. The Board determined that the proposed use of the locus will be of 
such location, size and character that, generally, it will be in harmony with the appropriate and orderly 
development of the zone in which the proposed use is situated and will not be detrimental to the existing 
neighborhood or orderly development of adjacent properties nor inconsistent with any officially adopted 
master plan for the City. 

All representations in petitioners' statement and plans shall be incorporated by reference as 
stipulations recorded herewith. An agreement document between the City of Brockton and the Boys and 
Girls Club ofMetro South Inc. referencing this proposed development of the site was presented at the 
hearing. There was no opposition presented and Ward 5 Councilor Jeffery Thompson was recorded "in 
favor" 
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Cont' 23-37 

VOTE: 

Motion to Grant by: 
Seconded by: 

IN FAVOR: 5 

Kenneth Galligan, Chairman 

Brian Nardelli, Fire Chief 

Steven Lainas 

James Sweeney 

Monique Screen-Berry 

OPPOSED: 0 

Brian Nardelli, Fire Chief 
James Sweeney 

Y~J~
Timothy Crufoe, C 0'Clerk 
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COMMONWEALTH OF MASSACHUSETTS 
CITY OF BROCKTON~ 

Q ZONING BOARD OF APPEALS 
~ 
j ZONING BOARD OF APPEALS held a meeting in the Council Chambers, City Hall, 
[al Brockton, Massachusetts, on Tuesday, August 08, 2023, at 6:00 p.m. 

~ 
:i:: 

IN RE: 23-36 Petition of OM SAi PROPERTIES, LLC, 601 Pleasant Street, Brockton, MA, for a ~ Variance seeking relief from Art. Ill, Sec. 27-24 (2a), for relief from the Q 
city' s setback for vegetative screening when abutting a park in a C-5 Zone, located at 609 & 627 

~ PLEASANT STREET. 
[al 

~ 
PETITIONER'S STATEMENT: Attorney John McCluskey presented to the board Exhibit A, Building 
Plans and Plot Plans. Mr. McCluskey stated the newly constructed buildings will have several different ~ 
businesses allowed in a C-5 zone. They also spoke of maintaing the vegetation on the property. 

~ 
~ OPPOSITION: An adjacent neighbor at 15 Pennsylvania Avenue spoke of concerns with the size of the 

[al 
u proposed development of the site and prohibition of access to the site from the Residential Zone of 

Pennsylvania Avenue. 
~ 
< DECISION: Granted 
;!al 

8 
< 
'fl BASIS: After reviewing the application, plans, information submitted, individual site visitations 
~ and giving due consideration to testimony given at the public hearing, the Board found that the 
< proposed development of the site for its intended C-5 Zoning use is severely restricted relative to setback 
f=l requirements to the D.W Field Park, ref. Chapter 27, Section 24, A hardship exists on the subject property 
15 owing to the soil conditions, shape, topography, unique location relating to the D.W Field park property 
'"' and unique setback to the adjacent park land such that a literal enforcement of the provisions of the 
~ ordinance would invoke substantial hardship, financially and the inability to fully utilize the potential 
~revelopment of the property. 
r);: The Board found that the requested relief from the Park setback requirements to allow for a ten
,f;K OJ foot restrictive vegetative buffer zone on the West boundary of the Park land and a thirty (30) foot 
~ getative bµffar zone on the North boundary of the Park land by way of a Variance to allow for a C-5 

,• use at-the locus will be of such location, size and character that generally, it will be in harmony with the 
ropriate and.orderly development of the zone in which the use is situated and will not be detrimental 
e existing neighborhood or orderly development of adjacent properties nor inconsistent with any 

officially adopted master plan for the City. The Brockton Park Commission supports relief from the one 
,undred (100) foot buffer requirement by remedial actions specified in a written and approved site 
greement dated July 27, 2013 between all parties as testified to by the petitioner at the hearing. There 

...,ha11 be no access to the site from Pennsylvania Avenue and parking spaces shown at the rear of the-=\ . ']ding ( westside) shall be removed as consented to by the petitioner.. The above stipulations are 
~ jincorporated by reference herein. All representation in the petitioner's statement shall be incorporated by 
f:l reference as stipulations recorded herewith. An adjacent neighbor at 15 Pennsylvania Avenue spoke of 
~ concerns with the size of the proposed development of the site and prohibition of access to the site from 
z ;:: the Residential Zone of Pennsylvania Avenue. The petitioner stated that all previous zoning requests have 
Su been extinguished and the current request is the only Zoning reliefrequested. Mr. William Morgan, 14 
~ ~ Pennsylvania Ave, submitted b letter opposition to granting relief from Park setback_ 
u<
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Cont' 23-36 

VOTE: 

Motion to Grant by: Brian Nardelli, Fire Chief 
Seconded by: James Sweeney 

IN FAVOR:4 

Brian Nardelli, Fire Chief 

Steven Lainas 

Monique Screen-Berry 

OPPOSED: 1 

Kenneth Galligan, Chairman 
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COMMONWEALTH OF MASSACHUSETTS 
CITY OF BROCKTON 

ZONING BOARD OF APPEALS 

ZONING BOARD OF APPEALS held a meeting in the Council Chambers, City Hall, 
Brockton, Massachusetts, on Tuesday, August 08, 2023, at 6:00 p.m. 

IN RE: 23-35 Petition ofMICHAEL BRAGEL, 85 Crabtree Road, Quincy, MA, for a Variance seeking 
relief from Art. ill, Sec. 27-9 & 27-13 A, standards for lot area, frontage, front & rear yard setbacks to 
construct a single family in anR-1-C Zone, located at PLOT 4 FRANKLIN AVENUE. 

PETITIONER'S STATEMENT: Attorney Chris Veale, presented to the Board Exhibit A Building 
Plans and Exhibit B Plot plan. Mr. Veale stated the owners are seeking to construct a three (3) bedroom 
single-family home with a front porch and ample green space. The newly built home would be similar to 
other homes in the neighborhood. 

OPPOSITION: Two abutters came before the board in opposition. 

DECISION: Granted 

BASIS: After reviewing the application, plans, information submitted, individual site visitations 
and giving due consideration to testimony given at the public hearing, the Board found that a 
hardship exists at the locus due to the very unusual size and shape of the lot that contains 6,900 square 
feet of area with fifty-four point two (54.2) feet of frontage and a large area of green space in the rear of 
the property. Relief from Section 27-9 for side yard, rear yard and side yard setback requirement would 
not substantially derogate from the intent of the zoning laws, would allow for the development of a very 
unusually shaped lot, would be similar in size and area of area lots and would not negatively impact the 
orderly development of the neighborhood. All representations in petitioners' statement shall be 
incorporated by ref~ence asstipuJ.ations recorded.. herewitb_ .Dppcsitio.n-1o. granting a V aria.nee was 
presented by adjacent neighbor and Ms. Lisa Crowley, 250 Howard St 

VOTE: 

Motion to Grant by: Brian Nardelli, Fire Chief 
Seconded by: James Sweeney 

IN FAVOR:4 

Brian Nardelli, Fire Chief 

Steven Lainas 

James Sweeney 

Monique Screen-Berry 

OPPOSED: 1 

Kenneth Galligan, Chairman 
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COMMONWEALTH OF MASSACHUSETTS 
CITY OF BROCKTON 

ZONING BOARD OF APPEALS 

ZONING BOARD OF APPEALS held a meeting in the Council Chambers, City Hall, 
Brockton, Massachusetts, on Tuesday, August 08, 2023, at 6:00 p.m. 

IN RE: 23-36 Petition of OM SAI PROPERTIES, LLC, 60 I Pleasant Street, Brockton, MA, for a 
Variance seekingrelieffromArt. lll, Sec. 27-24 (2a), for relief from the 
city's setback for vegetative screening when abutting a park in a C-5 Zone, located at 609 & 627 
PLEASANT STREET. 

PETITIONER'S STATEMENT: Attorney John McCluskey presented to the board Exhibit A, Building 
Plans and Plot Plans. Mr. McCluskey stated the newly constructed buildings will have several different 
businesses allowed in a C-5 zone. They also spoke of maintaing the vegetation on the property. 

OPPOSITION: An adjacent neighbor at 15 Pennsylvania Avenue spoke of concerns with the size of the 
proposed development of the site and prohibition of access to the site from the Residential Zone of 
Pennsylvania Avenue. 

DECISION: Granted 

~ BASIS: After reviewing the application, plans, information submitted, individual site visitations 
~ and giving due consideration to testimony given at the public hearing, the Board found that the 
~ proposed development of the site for its intended C-5 Zoning use is severely restricted relative to setback 
,. requirements to the D.W Field Park, ref. Chapter 27, Section 24, A hardship exists on the subject property 
:ti owing to the soil conditions, shape, topography, unique location relating to the D.W Field park property 
~ and unique setback to the adjacent park land such that a literal enforcement of the provisions of the 
~ ordinance would invoke substantial hardship, financially and the inability to fully utilize the potential 

~ievelopment of the property. ft . . The Board found that the requested relief from the Park setback requirements to allow for a ten 
,r' '. o, foot restrictive vegetative buffer zone on the West boundary of the Park land and a thirty (30) foot 
&J .ge\ative buffor zone on the North boundary of the Park land by way of a Variance to allow for a C-5 
~ _ • l!:ie atthe locus will be of such location, size and character that generally, it will be in harmony with the 
·;:/:,, ropriate and orderly development of the zone in which the use is situated and will not be detrimental 
~ he existing neighborhood or orderly development of adjacent properties nor inconsistent with any 
~ officially adopted master plan for the City. The Brockton Park Commission supports relief from the one 

. <1andred (100) foot buffer requirement by remedial actions specified in a written and approved site 
greement dated July 27, 2013 between all parties as testified to by the petitioner at the hearing. There 

, hall be no access to the site from Pennsylvania Avenue and parking spaces shown at the rear of the 
~, . ~!ding (westside) shall be removed as consented to by the petitioner .. The above stipulations are 
~ · 1· incorporated by reference herein. All representation in the petitioner's statement shall be incorporated by 
~ reference as stipulations recorded herewith. An adjacent neighbor at 15 Pennsylvania Avenue spoke of 
~ concerns with the size of the proposed development of the site and prohibition of access to the site from 
z;:: the Residential Zone ofPennsylvania Avenue. The petitioner stated that all previous zoning requests have 
0 ubeen extinguished and the current request is the only Zoning relief requested. Mr. William Morgan, 14 
~ 1;j Pennsylvania Ave, submitted b letter opposition to granting relief from Park setback. 
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Motion to Grant by: Brian Nardelli, Fire Chief 
James Sweeney 

Brian Nardelli, Fire Chief 

VOTE: 

Seconded by: 

IN FAVOR:4 

Steven Lain.as 

;!l James Sweeney 

Monique Screen-Berry 

OPPOSED: 1 

Kenneth Galligan, Chairman 

othy Cruise, City Clerk 
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COMMONWEALTH OF MASSACHUSETfS 
CITY OF BROCKTON 

ZONI.t~G BOARD OF APPEALS 

ZONING BOARD OF APPEALS held a meeting in the Council Chambers, City Hall, 
Brockton, Massachusetts, on Tuesday, August 08, 2023, at 6:00 p.m. 

IN RE: 23-33 Petition of LUKE HANCOCK, 12 Yarmouth Avenue, Brockton, MA, for a Variance 
seeking relief from Sec. 27-9, side yard setback requirements in an R-1-C Zone, located at 12 
YARMOUTH AVENUE. 

PETITIONER'S STATEMENT: Owner Luke Hancock, presented to the Board Exhibit A, Building 
Plans and Exhibit B Plot Plan. Mr. Hancock is seeking to two construct a two (2) car garage, expand 
living space and a deck built in the rear of the dwelling. 

OPPOSITION: None 

DECISION: Granted 

BASIS: After reviewing the application, plans, infonnation submitted, individual site visitations 
and giving due consideration to testimony given at the public hearing, the Board found that a 
hardship exists at the location ofthe current house foundation and a municipal utility easement that 
greatly restricts any expansion ofthe current dwelling without Zoning relief Granting relief from Section 
29-9 for minimum side yard setback to allow for the construction of an attached two (2) car residential 
garage will not negatively impact the orderly development of the neighborhood and will be in harmony 
with other neighborhood dwellings. Construc..-tion shall be in compliance with plans submitted and dated 
6/26/23. All representations in petitioners' statement shall be incorporated by reference as stipulations 
recorded herewith. There was no opposition presented at hearing. 

VOTE: 

Motion to Grant by: 
Seconded by: 

IN Ii'AVOR: 4 

James Sweeney 
Steven Lainas 

Brian Nardelli, Fire Chief 

Steven Lainas 

James Sweeney 

Monique Screen-Berry 

OPPOSED: 1 

Kenneth Galligan, Chairman 

-Z~J-~ 
Timothy Cruise, City Clerk 
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