
Zoning & Planning Committee Report 
 

City of Newton 
In City Council 

 

Thursday, December 19, 2024 
 

Present: Councilors Baker (Chair), Oliver, Albright, Wright, Krintzman, Getz, Danberg, and Kalis 
 
Also Present: Councilors Malakie, Lipof, Leary, Lucas, and Greenberg 
 
City Staff: Jennifer Caira, Deputy Director of Planning; Zachary LeMel, Chief of Long Range 
Planning; Nora Masler, Planning Associate; Jennifer Wilson, Assistant City Solicitor; and Jaclyn 
Norton, Committee Clerk 
 
Planning & Development Board Present: Kevin McCormick, Ed Dailey, Amy Dain, Peter Doeringer 
 
All agendas and reports, both past and present can be found at the following link: Zoning & 
Planning Committee | City of Newton, MA (newtonma.gov) 
 
For more information regarding this meeting, a video recording can be found at the following 
link: 12-19-24 Zoning & Planning Committee Meeting  
 
 

#474-24 Appointment of Hema Narayanan to the Economic Development Commission 
HER HONOR THE MAYOR appointing Hema Narayanan, 23 Carthay Circle, 
Newton as a member of the Economic Development Commission for a term of 
office to expire on January 6, 2028. (60 Days: 01/31/2025) 

Action:  Zoning & Planning Approved 8-0 
 
Note:  Ms. Narayanan noted her prior involvement as a member of the Brookline 
Economic Development Commission, along with providing an outline of her professional 
experience. She also stated the need to promote economic resilience within Newton. 
Councilors voiced support for the appointment and asked what could be done to increase 
commercial tax revenue within Newton. Ms. Narayanan described the need for a diverse 
business portfolio while also supporting small businesses. This would require long-term 
planning by the EDC in consultation with the Planning Department. Councilors voted 8-0 on a 
motion to approve from Councilor Getz.  
  
#85-24 Request for discussion and possible amendments to enhance the preservation 

of existing homes. 
 COUNCILORS BAKER, OLIVER, MALAKIE, KALIS, GETZ, LUCAS, LOBOVITS, AND 

WRIGHT requesting a discussion and possible amendments to Chapter 30 

https://www.newtonma.gov/government/city-clerk/city-council/council-standing-committees/zoning-planning-committee
https://www.newtonma.gov/government/city-clerk/city-council/council-standing-committees/zoning-planning-committee
https://newtonma-gov.zoom.us/rec/share/eZrqYtZ80cK_Z4Uv0MsLwfP2AYCMtcPZcwDiZx9BWfr20xpgNmgqxSVRbgoWuw.XQP7rwQNNga01jha
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Zoning or other City Ordinances to enhance the preservation of existing homes 
over their replacement by larger and more expensive structures. 
Zoning & Planning Held 7-0 on 02/15/24 
Zoning & Planning Held 6-0 (Councilor Albright Not Voting) on 03/11/24 
Zoning & Planning Held 8-0 on 04/08/24 
Zoning & Planning Held 7-0 on 07/22/24 
Zoning & Planning Held 7-0 on 09/09/24 
Zoning & Planning Held 7-0 on 10/10/24 
Zoning & Planning Held 8-0 on 11/14/24 

Action:  Zoning & Planning Held 8-0 
 
Note:  The Chair outlined that the committee would continue to look at policy 
proposals to help prevent homes from being torn down, along with regulating what is built 
when a home is torn down.  
 
Goals and Potential Policies 
 
Zachary LeMel, Chief of Long Range Planning, presented the goals identified in previous 
discussions along with potential policies to achieve them. The attached presentation outlines 
the potential policies and an analysis of the impacts of each policy.  
 
Maximum Façade Buildout 
 
To help address the goal of contextualizing new development to the neighborhood, the tool of 
maximum façade buildout was introduced. This would help address the building trend to build 
as much along the front of the house while not disproportionately affecting narrow lots. Loren 
Rapport, Urban Designer from Utile, outlined that they looked at SR1, SR2, and MR1 districts 
and noted existing patterns of development in each of the districts. The attached presentation 
contains examples of the façade buildout for sites before being torn down and after the new 
building was constructed. Planning Staff and Utile presented examples of maximum façade 
buildout restrictions for each of the three districts. For each district, the draft recommendation 
is that a maximum of 60% façade buildout enables more design flexibility for diverse residential 
types on typical lots and still allows for contextual development that is viable.  
 
Two-Family Detached Definition 
 
Another amendment proposed by the Planning Department would be to update the two-
family, detached definition. The current definition requires that the dwelling units are side by 
side but separated by a shared wall extending the entire maximum height of one or both units. 
This language was updated in 2015 to prevent linguine houses and the front façade being 
primarily a garage. There have been multiple unintended consequences due to this definition, 
and staff believe that if calibrated correctly, it will not limit development allowance. The 
attached presentation contains a proposed definition.  
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Discussion 
 
A Councilor asked if whether a potential development in the test cases being contextual was 
based off what is currently built or what is currently being built. Tim Love, Principal at Utile, 
and Ms. Rapport described that the FAR in the test cases for maximum façade buildout is based 
off what the zoning allows. Mr. Love added that they did not want to change the FAR in this 
study. Councilors asked if the proposed changes would have significant impact on teardowns. 
Jennifer Caira, Deputy Director of Planning, noted that it is unclear what impact this would 
have and that any significant measure would require significant analysis and outreach. Those 
measures are currently not recommended by the Planning Department. Ms. Caira, in response 
to a Councilor’s question, stated that they could investigate a potential increase in maximum 
façade buildout if the building is one or one and a half stories. A couple of Councilors 
expressed concern that this change does not fit within item #85-24. The Chair noted that this is 
why item #41-24 is discussed concurrently to allow for various amendments to be proposed. 
Councilors stated initial support for having the Planning Department continue to explore this 
change.  
  
Committee members voted 8-0 on a motion to hold from Councilor Krintzman.  
 
 
#41-24 Amend the setbacks in the MR zones to encourage preservation of existing 

buildings 
COUNCILORS ALBRIGHT, DANBERG, KRINTZMAN, AND LEARY seeking a 
discussion with the Planning Department to consider ordinance amendments 
that would revise the metrics in the multi-residence (MR1, MR2 and MR3) 
zones, to regulate the size of new buildings better, enable a wider range of 
housing options close to public transit, and better incentivize preservation and 
renovation of existing housing stock. 
Zoning & Planning Held 7-0 on 02/15/24 
Zoning & Planning Held 6-0 (Councilor Albright Not Voting) on 03/11/24 
Zoning & Planning Held 8-0 on 04/08/24 
Zoning & Planning Held 7-0 on 07/22/24 
Zoning & Planning Held 7-0 on 09/09/24 
Zoning & Planning Held 7-0 on 10/10/24 
Zoning & Planning Held 8-0 on 11/14/24 

Action:  Zoning & Planning Held 8-0 
 
Note:  This item was discussed jointly with item #85-24. A written report can be found 
with item #85-24.  

 
Chair’s Note: The following item was a joint meeting with the Planning & Development Board.  
#317-24 Requesting discussion and possible amendments to Section 5.4.2 
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HER HONOR THE MAYOR requesting a discussion and possible amendments to 
retaining wall regulations for Multi-Family/Commercial/Industrial/Civic Buildings 
in Section 5.4.2 of Chapter 30 Zoning. 
Zoning & Planning Held 4-3 (Councilors Albright, Danberg, and Kalis Opposed) 
(Councilor Krintzman Not Voting) on 11/14/24 

Action:  Zoning & Planning Held 8-0 
 
Note:  Ms. Caira described that currently the VCOD requires a special permit for all 
retaining walls over 4 ft and that EOHLC (Executive Office of Housing and Livable Communities) 
requires that this be revised to comply with the MBTA Communities Law. During the 11-14-24 
discussion, Councilors expressed concern exempting all retaining walls for parking in the VCOD 
(Village Center Overlay District). The attached presentation outlines the previous and updated 
proposal. In these updates, the changes were that retaining walls enabling surface parking can 
only be exempt if the number of parking stalls does not exceed the minimum requirement and 
the retaining wall can be a maximum height of 10 ft.  
 
Councilors asked why the 10ft was selected and Ms. Caira noted that they looked at lots in MRT 
and needed to account for lots with a large change in topography. If the proposal is adopted 
and the City Council decides to further amend this provision, the City would need to work with 
EOHLC to have their approval that it complies with the MBTA Communities Act. Multiple 
Councilors expressed frustration with the state for requiring these amendments and one asked 
if this is within the authority of EOHLC given the recent U.S. Supreme Court case overturning 
the Chevron deference. Jennifer Wilson, Assistant City Solicitor, noted that the Law 
Department has reviewed this, and these requested amendments are within the scope of the 
statute. Councilors requested that the Planning Department continue working with EOHLC to 
see if a smaller maximum height would be allowable due to opposition to a 10 ft maximum 
height.  
 
Committee members voted 8-0 on a motion to hold from Councilor Krintzman. Planning & 
Development Board members voted 4-0 on a motion to hold from Ed Dailey.  
 

 
#369-24 Requesting discussion and amendments to Accessory Dwelling Unit (ADU) 

Ordinance 
HER HONOR THE MAYOR requesting discussion and amendments to Newton's 
Accessory Dwelling Unit (ADU) Ordinance, so it complies with the State's Zoning 
Act (Ch. 40A). 

Action:  Zoning & Planning Held 8-0 
 
Note:  The Chair described that due to the late hour discussion on this item will be 
postponed to a future meeting. It was asked that the planning Department in addition to the 
two drafts in the memo they also prepare a draft that only amends what is required to comply 
with state statute. The state is also currently drafting regulations regarding this topic.  



Zoning & Planning Committee Report 
Thursday, December 19, 2024 

Page 5 
 
Committee members voted 8-0 on a motion to hold from Councilor Krintzman.  
 
#500-24 Reappointment of Dan Green to the Conservation Commission 

HER HONOR THE MAYOR reappointing Dan Green, 46 Glen Ave, Newton Centre 
as a member of the Conservation Commission for a term of office set to expire 
on January 1, 2028. (60 Days: 02/14/2025) 

Action:  Zoning & Planning Approved 8-0 
 
Note:  The Chair read the item into the record. Councilors voicing support voted 8-0 on 
a motion to approve from Councilor Danberg.  
 
The meeting adjourned at 10:03 pm.  
 

Respectfully Submitted,  
 
R. Lisle Baker, Chair 
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City of Newton
Zoning & Planning Committee

Residential District Zoning Review:
Existing Regulation Analysis

December 19, 2024

PLANNING

Residence Districts Zoning Review December 19, 2024City of Newton

1. What We Heard - Councilor goals and objectives 

2. What Does It Mean - Impacts of zoning proposal(s) to achieve goals

3. Where We Are - Analysis of targeted zoning proposal

4. Next Steps

Content
PLANNING

#41-24 & #85-24
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What We Heard
PLANNING

Staff have reviewed Councilor input on what 
success may look like for Newton’s 
residence districts based on ZAP discussion 
throughout this year. 

Most recently, Councilors Wright and Oliver 
presented a series of goals and objectives, 
along with specific zoning proposals to 
achieve them.

1. What We Heard - Councilor Goals 
and Objectives*
a. Preserving current housing stock
b. Increasing access to “attainable” 

homes
c. “Contextualizing” new development 

to the neighborhood

* Councilors Wright and Oliver presented at the 10/10/24 ZAP Meeting, see ZAP Report for slides https://www.newtonma.gov/home/showpublisheddocument/123443/638648458481270000 
  Staff presented possible pathways for each zoning proposal at the November 14, 2024 ZAP Meeting, see slides https://www.newtonma.gov/home/showpublisheddocument/124477/638672807521630000 
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Councilor Goals and Potential Policies to Achieve Them
What We Heard

Goal #1
Preserving current 
housing stock

Goal #2
Increasing access to 
“attainable” homes

Goal #3
“Contextualizing” new 
development to the 
neighborhood

Building 
moratorium

Major FAR Reduction

Adaptive 
Reuse

Le
ve
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na
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s 

N
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d

Level of Outreach Needed

Contextual 
Subdivision

New Lot Standards

Maximum Facade 
Buildout

Increased Setbacks

Minor FAR 
Reduction

Expanded ADU 
Allowance

#41-24 & #85-24
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What Does It All Mean
PLANNING

In looking to achieve success, no 
one-size-fits-all, or quick win, solution exists.

Though many zoning proposals have merit, 
the pros and cons must be weighed at the 
micro level (individual property or 
neighborhood) and the macro level 
(Citywide). 

2.   What Does It All Mean - 
a. Impacts of prioritized zoning 

proposal(s)
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Zoning Tools to achieve goal:

1. Building moratorium

2. Major FAR reduction

3. Adaptive Reuse - conversion to multiple 
units/allowing new building(s) on a 
property if existing building is preserved 

Preserving Current Housing Stock
Councilor Goals

Analysis of Impacts 

● Drastically impact property rights
● Negatively impact the City’s fiscal health 
● FAR reduction would need to be very high, in 

effect making it a building moratorium

● Incentivize preservation of larger homes, not 
the typical teardown

● Pair allowance with minor reduction in FAR for 
single- and two-unit development

#41-24 & #85-24
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Increasing Access to “Attainable” Homes
Zoning Tools to achieve goal:

1. Adaptive Reuse - conversion to multiple 
units/allowing new building(s) on a 
property if existing building is preserved 

2. Contextual Subdivision - allow 
development on smaller lots resulting in 
smaller homes

3. Expanded ADU allowance

Analysis of Impacts 

● Allowing more units, particularly smaller, on a 
given property should result in lower price 
points

● Incentivize preservation of larger homes, not 
the typical teardown

● Pair allowance with minor reduction in FAR for 
single- and two-unit development

● Allow existing residents an opportunity to age 
in place and new residents an opportunity to 
enter the Newton market as owners or renters

Councilor Goals Goals
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“Contextualizing” New Development 
to the Neighborhood
Zoning Tools to achieve goal:

1. New lot standards for new development* 

2. Minor FAR reduction

3. Maximum facade buildout along the street

4. Increased setbacks

Analysis of Impacts 

● Alone, would most likely NOT lead to smaller 
homes. Would disproportionately impact 
smaller lots

● Would most likely lead to smaller homes, but 
would not stop teardowns or create more 
contextual development 

● Reduce the visual appearance/mass of new 
development from the street

Goals

* See Councilor Wright and Baker analysis from February 2022 https://www.newtonma.gov/home/showpublisheddocument/81112/637962399977230000 (Docket #57-22)

#41-24 & #85-24
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What We Heard

Building 
moratorium

Major FAR Reduction

Adaptive 
Reuse
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Level of Outreach Needed

Expanded ADU 
Allowance

Contextual 
Subdivision

New Lot Standards

Maximum Facade 
Buildout

Increased Setbacks

Minor FAR 
Reduction

Staff Recommended Policy Considerations: Short-Term

Goal #1
Preserving current 
housing stock

Goal #2
Increasing access to 
“attainable” homes

Goal #3
“Contextualizing” new 
development to the 
neighborhood
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What We Heard
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Staff Recommended Policy Considerations: Long-Term

Goal #1
Preserving current 
housing stock

Goal #2
Increasing access to 
“attainable” homes

Goal #3
“Contextualizing” new 
development to the 
neighborhood

#41-24 & #85-24
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Where We Are
PLANNING

Given initial ZAP feedback, staff and Utile 
have further analyzed possibly incorporating 
a facade ratio maximum and updated 
setback requirements for development in 
Newton’s SR and MR districts. 

3.   Where We Are - 
a. Analyzing initial targeted zoning 

proposal
b. Determining other Council 

prioritized proposal(s)
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Maximum Facade Buildout
Where We Are

Why a New Tool:

1. Building trend to build as much along the 
front of the house to:
a. Allow for large open living space oriented 

to the rear and useable basements
b. Maximize backyard space
c. Meet the garage ordinance requirements
d. Two-family want townhome style units

2. Increased setbacks alone:
a. Won’t lead to smaller buildings, or smaller 

appearance
b. Disproportionately impact narrow lots 

3. Calibrated correctly, will not limit 
development allowance

Open concept living (source pinterest)

Garage at the front of the house (source Mckelvey Homes) 

#41-24 & #85-24




