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2.0   Project Narrative 

  

 

Existing Conditions 

 

The property is located at 89 Kingland Road which is shown on assessors Map U04, Parcel 62. 

The property is accessed by a gravel driveway and has frontage along the east side of Lake Boon. 

The parcel is approximately 10,411 SF in area and is located within the Residential Zoning 

District 

 

The lot is non-conforming with respect to Lot area and Frontage. Additionally, the shape of the 

lot is narrow, which provides a very small building area. The existing dwelling does not meet the 

required rear yard & side yard zoning setback. As such, the lot is considered to be a Pre-Existing, 

Non-Conforming lot.  

 

The existing dwelling is listed as a 2-bedroom dwelling based on the latest available assessors’ 

records (See section 6 for property record cards). The dwelling has a total living area of 786 SF. 

Access to the dwelling is provided via a concrete stairway adjacent to a large concrete retaining 

wall.  

 

Proposed Conditions 

 

The applicant is proposing to remove the existing dwelling and construct a new two-bedroom 

dwelling with a paved driveway and new sewage disposal system. Additionally, the applicant is 

proposing to drill a new well to serve the proposed house. A site plan is attached showing the 

location of the proposed dwelling, septic system, & driveway. 

 

The proposed house will be in an increase in the floor area as compared to the existing dwelling. 

As such, a Special Permit is required to extend the non-conformance of the property. The 

finished floor area of the proposed structure will be 2,060 SF. The house will also have an 

additional 720 SF of garage floor area.   

 

The Applicant is requesting the following variances from the Zoning Board of Appeals: 

 

1. A 17-foot variance from the 25-foot side yard zoning setback (southern lot line). 

2. An 8-foot variance from the 25-foot side yard zoning setback (northern lot line) 

 

 

Special Permit Criteria 

 

Section 3.9.7.1 2. of the Zoning Bylaw states the following: 

 

“the proposed alteration, extension or structural change itself does not conform to the 

requirements of the present Bylaw, and does intensify existing non-conformities or 

results in additional non-conformities, in which event a Petition for Special Permit must 

be made to the Board of Appeals, and the Board of Appeals must find that: 
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a) there is no substantial increase in the nonconforming nature of said structure; and 

b) such reconstruction, alteration or extension will not be substantially more 

detrimental to the neighborhood than the existing nonconforming structure.   

 

The following is a brief description of the proposed project with respect to each criteria listed 

above: 

 

“…no substantial increase in the nonconforming nature of said structure” 

 

The existing dwelling is approximately 8.1-feet from the southern property line. The proposed 

dwelling will not be located any closer than 8.1 from the side lot line. Additionally, the proposed 

house (elevated deck) is approximately 27.3-feet from the rear lot line. This is an improvement 

over existing conditions, as the existing structure is approximately 16.5-feet from the rear lot 

line. The proposed house will meet the front yard zoning setback. 

 

The finished floor area of the proposed house will increase from 786 SF to 2,060 SF. Section 4.4 

(Table of Dimensional Requirements) does not have a maximum floor area ratio listed for the 

site. As such, the increase in the floor area of the structure does not create a great non-conformity 

on the lot.  

 

“…not be substantially more detrimental to the neighborhood” 

 

The applicant is proposing to remove an existing two-bedroom dwelling and construct a new, 

two-bedroom dwelling which will fit into the architectural character of the neighborhood. The 

proposed use will be identical to the existing use and harmonious with the other uses in the 

neighborhood. The applicant has been working with an architect to ensure that the proposed 

dwelling is consistent with other properties on Lake Boon and in the Town of Stow.  

 

Architectural renderings prepared by the Client’s Architect are attached.   

 

 

Variance Criteria 

 

As set forth in Mass. General Laws Chapter 40A and Section 4.1 of the Town of Stow Zoning 

Board of Appeals Application Requirements, Procedural Rules, and Application Forms for 

Variance…”, the applicant must show that all of the following conditions are met: 

 

1) That there are circumstances relating to the soil conditions, shape, or topography 

of such land or structures and especially affecting such land or structures, but not 

affecting generally the zoning district in which it is located. 

2) That literal enforcement of the provisions of the ordinance or zoning bylaw would 

involve substantial hardship, financial or otherwise, to the petitioner or appellant. 

3) That the desired relief may be granted without substantial detriment to the 

neighborhood. 
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4) That the desired relief may be granted without nullifying or substantially 

derogating from the intent and purpose of such ordinance or bylaw. 

 

 

 

 

The proposed project satisfies each of these criteria as follows: 

 

“…circumstances relating to the soil conditions, shape, or topography…” 

 

The existing site is a small lot at 10,411 Square Feet. As such, the buildable area on the lot is 

extremely limited, with the width of the area between the zoning setbacks being less than 10-feet 

wide. Additionally, the topography of the lot is level adjacent to Kingland Road, but slopes 

steeply toward Lake Boon just prior to the existing house, where a large retaining wall and stone 

steps provide access to the dwelling and to the edge of the water. The proposed dwelling will 

require a new septic system and private well. The septic system is proposed adjacent to the 

proposed driveway adjacent to Kingland Road and the proposed well will be installed down 

gradient from the septic system between the proposed house and Lake Boon. 

 

Given the shape and size of the existing lot, the buildable area on the property within the zoning 

setbacks is only 10-feet wide, with a total footprint of less than 1,000 square feet. As such, it is 

not feasible to construct a livable home that conforms entirely with the required zoning setbacks. 

The proposed house has been situated on the lot such that a large portion of the living area falls 

within the footprint of the existing house or within the allowable building footprint area on the 

lot. 

 

“…substantial hardship…” 

 

The existing dwelling on the lot is not currently suitable as a living space for the owner of the 

property. The proposed structure will be meet the clients needs for a suitable living area and will 

be an improvement over the existing conditions of the site with respect to grading, layout, & 

access. 

 

“…without substantial detriment to the neighborhood.” 

 

The proposed house will not be located any closer to a side lot line than the existing house. The 

proposed structure will comply with the front yard zoning setback and will decrease the level of 

non-conformity with the rear yard zoning setback. The property is abutted by a parcel of vacant 

land to the north (owned by the town of stow). 

 

“…without nullifying or substantially derogating from the intent and purpose of the bylaw…” 

 

The variance will positively serve the intent and purpose of the bylaw by allowing the 

construction of a new residential dwelling and appropriate sewage disposal system and private 

well. The proposed dwelling will have safer access, fit in with the existing topography of the site, 

and will provide a level of landscaping on the site that does not exist there today. 
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Specifically, the variance would not derogate from the intent of the Bylaw or its purposes as 

stated in Section 1.2, as follows:  

 

1. Protect the public health and safety and general welfare of present and future 

inhabitants, 

 

The existing house is currently accessed by a steep stone staircase with approximately 7 

feet of elevation drop from the existing gravel parking area to the existing dwelling. The 

proposed dwelling will have a garage on the upper level of the property to provide ease of 

access to the dwelling. There will still be a staircase on the north side of the house to 

provide access to the lower level of the house and to Lake Boon. The grading of the 

proposed house is proposed to minimize the grading impacts to the existing topography 

of the site and will not have a substantial impact to the existing drainage patterns of the 

site.  

 

2. Preserve environmental resources of the Town,  

 

The proposed project will include the installation of a new private well and sewage 

disposal system to service the new dwelling. The proposed house has been situated on the 

lot such that it provides a greater setback from the edge of Lake Boon than the existing 

dwelling. All portions of the proposed house, including the proposed deck, are located 

outside of the 35-foot “No-Touch” wetland buffer zone. The proposed use of the site will 

be exactly the same as the current residential use of the property. As such, no adverse 

impacts to the environmental resources of the Town are anticipated. 

 

3. Maintain open spaces by recognizing the concern for irretrievable loss of farmland, 

wetlands or woodlands while respecting the rights of landowners,  

 

Tree removal for the proposed project has been minimized to the greatest extent 

practicable. The Applicant will be working with a Landscape Architect to produce a 

landscape & planting plan for the new dwelling. All disturbed areas that are not 

landscaped will be restored with a minimum 4” of loam and seed. 

 

4. Encourage the most appropriate use of land through a proper balance of residential, 

commercial and industrial designations, 

 

The proposed property falls within the residential zoning district. The proposed use of the 

site will be exactly the same as the existing use, a two-bedroom, single-family dwelling.  

 

5. Preserve the historical and cultural characteristics of the Town, 

 

The Applicant has been working with an architect to design a house that will fit with the 

architectural characteristics of the Town of Stow and that will be in consistent character 

with other residential dwellings on Lake Boon. 
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6. Achieve housing choices and a range of housing costs, 

 

The proposed dwelling will replace the existing residential dwelling. The proposed 

dwelling will be deed restricted to two-bedrooms and the proposed use of the dwelling is 

exactly the same as the existing dwelling. 

 

7. To induce its citizens to remain in the community, thus providing a sense of history 

and continuity.   

 

The Applicant and owner of the property is proposing to construct the new dwelling to 

provide a house that is better suited to their needs with respect to living area, ease of 

access to the dwelling, and with an increased setback to the edge of Lake Boon.  
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5.0   Architectural Plans 
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6.0   Site Plan 

  

 

 

 

 


