
 

Land Use Committee Report 
 

City of Newton 
In City Council 

 

Tuesday, December 17, 2024 
 

Present: Councilors Kelley (Chair), Block, Downs, Farrell, Kelley, Laredo, Leary, and Lobovits 

Also Present: Councilors Albright, Getz, Greenberg, Malakie, Oliver, and Wright 

City Staff Present: Deputy Chief Planner Alyssa Sandoval, Assistant City Solicitor Jonah Temple, 
Senior Planner Cat Kemmett, Director of Planning, Barney Heath, Planning Associate Nora Masler 

All Special Permit Plans, Designs, Plan Memoranda and Application Materials, both past and 
present, can be found at the following link: NewGov - City of Newton Land Use Committee Special 
Permit Search .  
 
The full video of the December 17, 2024, Land Use Meeting can be found at the following link: 
December 17, 2024 Land Use Meeting  
 
  
#494-24 President's Appointment of Craig McPherson to the Boston College 

Neighborhood Council 
 PRESIDENT LAREDO appointing Craig McPherson, 34 Rochester Road, Newton, as 
the Boston College Law School Campus neighborhood Representative to the 
Boston College Neighborhood Council for a term to expire December 31, 2025.  

Action:  Land Use Approved 8-0 
 
Note:  Craig McPherson noted he moved to Newton in 2023 and has been regularly 
visiting since 2019. He noted he lives on an abutting street to Boston College and he has gotten 
involved recently communicating neighborhood concerns. He noted he recently retired from 
Yale University and has the time to devote to the Neighborhood Council.  
 
A councilor noted support for Mr. McPherson, and that he is knowledgeable regarding Boston 
College and the neighborhood surrounding it.  
 
A councilor thanked him for his willingness to serve.  
 
Councilor Lucas motioned to approve which passed unanimously. 
 

#503-24 Class 1 Auto Dealers License 
 VILLAGE MOTORS GROUP INC 
 D/B/A HONDA VILLAGE  

https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=T_eSHHJWBxM
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371 Washington Street  
Newton, MA 02458  
371 Washington- https://newtonma.viewpointcloud.com/records/852232  

 

#504-24 Class 2 Auto Dealers License 
 KG MOTORS LLC  
D/B/A KG MOTORS LLV   
1235 Washington Street    
Newton MA 02465  
1235 Washington- https://newtonma.viewpointcloud.com/records/851749  

Action:  Land Use Approved 8-0 
 
Note:  Chair Kelley introduced the above auto dealer’s licenses, and confirmed with the 
clerk there were no outstanding issues with any of the properties. The clerk, Scott Matthews 
noted #504-24 is a license from a dealer that will be changing names, but this license will carry 
them over into the new year. Councilor Leary motioned to approve which passed unanimously.   
 
Chair’s Note: The following item will be a joint meeting with the Planning & Development Board. 
#480-24 Request to Rezone 1 parcel to Mixed Use 4 

JOHN L. MULA petition for SPECIAL PERMIT/SITE PLAN APPROVAL to rezone 1 
parcel as follows: 386-394 Watertown Street from BUSINESS1 to MIXED USE 4.   

Action:  Land Use Held 8-0  
 
Note:  Councilor Kelley introduced item #480-24. Additional back-up can be found at 
the following link: Record RZ-24-5 - ViewPoint Cloud  . See note on item #481-24 for discussion. 
 
#481-24 Request to construct a four story mixed use building with 13 residential units 

with 14 at grade parking stalls at 386-394 Watertown Street 
JOHN L. MULA petition for SPECIAL PERMIT/SITE PLAN APPROVAL to construct a 
four story mixed use building with 13 residential units and 14 at grade parking 
stalls with relief relative to parking and the overall site and building plans at 386 -
394 Watertown Street, Ward 1, Newton, on land known as Section 14 Block 14 
Lots 35, 37 and 38, containing approximately 9,542 sq. ft. of land in a district 
zoned BUSINESS1 (386-394 Watertown Street, to be rezoned to MIXED USE 4). 
Ref: Sec. 7.3.3, 4.2.2.B.1, 4.2.2.A.2, 4.2.5.A.3, 4.2.2.B.3, 4.2.5.A.2, 4.2.3, 
4.2.5.A.4.a, 4.2.5.A.4, 4.2.5.A.4.b, 4.2.5.A.4.c, 5.1.4, 5.1.4.A, 5.1.13, 5.1.8.B.6, 
5.1.8.D.1, 5.1.9.A, 5.1.10 of the City of Newton Rev Zoning Ord, 2017. 

Action:  Land Use Held 8-0; Public Hearing Opened   
 
Note:   Councilor Kelley introduced item #481-24. Additional back-up can be found at 
the following link: Record SP-24-67 - ViewPoint Cloud . Councilor Kelley introduced Kevin 
McCormick, Chair of the Planning and Development Board, who introduced fellow members Ed 
Dailey, Amy Dain, and Peter Doeringer.  
 

https://newtonma.viewpointcloud.com/records/852232
https://newtonma.viewpointcloud.com/records/851749
https://newtonma.viewpointcloud.com/records/832608
https://newtonma.viewpointcloud.com/records/848329
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John Mula, petitioner, noted he had a goal to build a building that would house his shop, and 10 
residential units, and due to the price of construction they were not able to move forward. He 
stated he is looking to add 3 units on a fourth story bringing the total number of units to 13, 
with one being an additional affordable unit, bringing the total affordable units in the structure 
to 3. He noted due to cost, he took on a partner to move the project forward.  
 
Nicholas Beaujean, co-owner of 386 Watertown Street, looks forward to being a part of the 
project. He noted the previous proposal was not financially feasible. He noted that he is not 
affiliated with a particular entity that is being shared in the community. He noted a public 
meeting was noticed on December 2nd, with them sending notices to the local community 
association. They held the meeting on December 11th.  
 
Matt Eckle noted the previous approval was cost prohibitive, and with the new groundwater 
regulations the underground parking was no longer allowed, which they recently got approval 
to remove the parking with a net loss of 2 spaces. This also extended the life of the permit. He 
noted the plan was always to come back with this proposal. He noted a majority of this was 
approved before. He noted the new fourth story has a 20-foot front setback.  
 
Trevor O’Leary, architect for the project, MGDplus, noted the third affordable unit is 
voluntarily. He stated with the proposed zone change it will stay mixed use with one 
commercial space and residential units. The previous structure has been demolished. Project 
features include the building being all electric, being passive house certified, bike storage, and 
complying with the specialized energy code that was adopted in 2024.  
 
Senior Planner, Cat Kemmett, shared the attached presentation. Ms. Kemmett noted the MU-4 
zone was created in 2012 to allow certain sites to be rezoned to facilitate compact pedestrian 
friendly development in areas that have commercial and residential uses. MU-4 is not mapped 
so zoning for this zone must be done by special permit. There has been precedent of this being 
used for some projects since 2012 with exampled being Austin Street and Trio. Planning 
believes this site is appropriate for MU-4, and if approved the project will be reviewed by 
Housing and Engineering before the issuance of a building permit.  
 
A councilor asked if there was dictated criteria for making zoning changes, which Associate City 
Solicitor Jonah Temple noted there was no dictated criteria, but noted the purposes planning 
pointed out to consider.  
 
The public hearing was opened.  
 
Janine Stewart, 251 Adams Street, noted opposition to the zoning change,  and does not want a 
4-story building in Nonantum. She expressed disappointment in the lack of a community 
meeting and involvement in this process.  
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Margaret Ward, 957 Washington Street Bob Cavanaugh, 69 Court Street, and Carolyn Craft, 295 
Dudley Road expressed opposition with concerns that this is spot zoning.  
 
Gerard Slattery, 43 Bridge Street, does not support a zone change and does not see a 
community benefit with the zone change. Expressed concern about the shadows created from 
the four-story building, lighting, and traffic safety and congestion.  
 
Terry Sauro, 44 Cook Street, expressed opposition to the 4th floor and the zone change. Noted 
with recent approvals of affordable units, she feels one extra affordable unit is not enough of a 
community benefit and noted disappointment over the effort of community outreach.  
 
Lisa Monahan, 1105 Walnut Street, expressed support for the project noting it provided more 
housing, it is thoughtfully planned and energy efficient, and it cleans up a location that 
currently has a hole in the ground. Noted with the recent cost of construction going up, it likely 
created the need for a bigger building. Expressed she likes the setback of the 4th story.  
 
Marc Hershman, 162 Cynthia Rd, noted on main streets it is important to prioritize retail, and 
that over densifying and building too many units is sacrificing space that could be used for 
retail.  
 
Maria Camille, 70 Albemarle Road, expressed concern about traffic congestion, and safety of 
pedestrians as cars pull out of the parcel onto Watertown Street.  
 
Janet Sterman, 120 Church Street, noted concern about the lack of a community meeting.  
 
Marylee Belleville, 136 Warren Street, supported the small units, but thinks too much space is 
going to residential and not enough to commercial.  
 
A councilor asked the law department to define spot zoning and planning to discuss the 
reasoning of the creation of MU-4.  
 
Mr. Temple noted there would not be spot zoning if rezoning is done for a valid public purpose 
that serves the public welfare.  
 
Ms. Kemmett noted the intent was to allow rezoning to allow for sufficient density to allow for 
compact pedestrian neighborhoods.  
 
A councilor noted only 2 projects have been built using MU-4, and this zone was created to 
allow for density and housing in village centers which is a benefit. It would mean more 
customers for local businesses, and this would provide more affordable units. This councilor 
supported how the 4th story is setback and appears 3 stories from the street. Feels this will 
clean up a blight in the neighborhood. 
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A councilor expressed that the building being energy efficient and passive housing does not 
provide the community benefit, because every development coming before the Council knows 
that is what the Council is expecting. Concerned about splitting up zones by rezoning individual 
properties, and that other developers would try to use MU-4 in the future. This councilor asked 
Director of Planning Barney Heath if he believed in the concept of zoning, if the idea if zoning is 
to create a certain set of rules for certain areas, and if it is a good idea to have parcels all next 
to each other in different zones.  
 
Director Heath noted he believes in zoning and that it is to create certain rules for certain areas. 
He expressed there are often cases where zones but up against other zones, and you have to 
look at parcel by parcel. He noted that the idea behind MU-4 was to use it as a floating zone, so 
that the Council could under appropriate circumstances identify a parcel that met the criteria to 
be rezoned.  
 
A councilor asked if the 4th floor is set back far enough from the street in terms of regulations.  
 
Ms. Kemmett noted that it is from the front, but not on the back and rear sides.  
 
Mr. O’Leary noted that they are asking for relief for the rear egress stair tower in terms of the 
setback but noted all residential units on the 4th floor meet the setback requirements.  
 
A councilor asked what changed in the last three month since the special permit was approved, 
and why this was not brought up at that time, and asked how the community feels about the 
current design instead of the VC2. This councilor recommended holding another community 
meeting. Asked if there would be a no left turn on Watertown Street, and would like an 
updated shadow study to show the shadows created by the 4th story.   
 
Mr. Eckel noted this was always the plan, and they came forward with the previous request in 
September to make the necessary changes to the parking and to keep the previous special 
permit open. They thought of going forward with the VC2 zoning but opted against it. Noted 
there is a mix of support and opposition to the current plan but does not feel comfortable 
speaking for the community. Noted they have not made a determination on the no left hand 
turn onto Watertown Street, and they are also considering the use of lights and a mirror.  
 
Mr. Beaujean noted they did not go to Business Use 2 because they ran into issues with lot area 
per unit. It would result in larger more expensive units.  
 
A councilor noted the previous building would match closely in massing with what is being 
proposed. Noted more housing would mean more people to visit local businesses and go to the 
city’s schools. Stated MU-4 allows the Council to approve zoning changes to make the village 
centers vibrant gathering spaces.  
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A councilor noted pleasure with the design of the building, but noted the community does not 
support the size of this building. Feels conservations should be had about appropriate zoning in 
the neighborhood instead of rezoning parcel by parcel.  
 
A councilor asked about crash data for the last two years and how it compares to other village 
centers, and congestion data. Would like to know Planning’s thought process on proposals for 
additional housing and how they think about crash minimizations.  
 
Ms. Kemmett noted they could work with engineering and the traffic staff to get that data. 
 
A councilor noted that the MU-4 was created for the council to decide where it is appropriate 
to use, and feels this is an appropriate location as it provides more affordable smaller units. 
Noted the only time the shadows go into the park across the street is 8am in the morning on 
the winter solstice and they are gone by noon. Noted the previous project was not financially 
feasible. 
 
A councilor asked about the range of unit sizes, and would like to see drawing on how the 
project looks from Cottage Court. Would like a firm plan on a no left hand turn onto Watertown 
Street from the project.   
 
Mr. O’Leary noted they range from 700 square feet to 1100 square feet with 3 1 bedroom units 
and 10 2 bedroom units.  
 
Amy Dain, member of the Planning and Development Board, noted a floating zone such as this 
is considered a best practice. It gives municipalities a high degree of review. Stated it is current 
best practice to design zoning by looking at parcel by parcel and thinking about what looks good 
on each parcel.  
 
Peter Doeringer, member of the Planning and Development Board, questioned if there were 
any changes to the dimensions of the parking spaces in the new proposal from the last 
proposal.  
 
Kevin McCormick, Chair of the Planning and Development Board, noted support of the use of 
MU-4 at this locations and like that it would be adding small units to Newton’s housing stock.  
 
Edward Dailey, member of the Planning and Development Board, noted feeling conflicted as he 
supports additional affordable housing, but questioned if the community wants this project.  
 
A councilor asked for documentation showing that the previous project was not financially 
feasible.  
 
Mr. Beaujean noted he would like to continue working with the community on the project.  
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Councilor Leary motioned to hold item #480-24 and #481-24 which was passed unanimously.  
 
Peter Doeringer motion to hold item #480-24 for the Planning and Development Board which 
was passed unanimously. 
 
#482-24 Request to exceed FAR at 29 Walter Street   

DAVID IWATSUKI petition for SPECIAL PERMIT/SITE PLAN APPROVAL to construct 
a two- story rear addition, exceeding the maximum FAR at 29 Walter Street, 
Ward 6, Newton Centre, on land known as Section 62 Block 25 Lot 22, containing 
approximately 4,950 sq. ft. of land in a district zoned SINGLE RESIDENCE 3. Ref: 
Sec. 7.3.3, 3.1.3, 3.1.9 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 

Action:  Land Use Approved 7-0 (Councilor Leary Not Voting); Public Hearing Closed 7-0 
(Councilor Leary Not Voting)  

 
Note:  Councilor Kelley introduced item #482-24. Additional back-up can be found at 
the following link: Record SP-24-66 - ViewPoint Cloud  . 
 
David Iwatsuki, petitioner, noted they are making renovations to make the home more livable, 
and for aging in space.  They discussed the plans with abutters and did not receive negative 
feedback. They are proposing to demolish the existing sunroom and build a two story addition. 
The space on the first floor could be a bedroom, and they are putting in a full bath on the first 
floor, so they can continue to live there as they age. They noted for FAR they are allowed .48 
and they are .518. Most of the work will be on the back of the house. He noted when this went 
for historic review, it was felt this was consistent with the neighborhood.  
 
Senior Planner, Cat Kemmett, shared the attached presentation. Planning saw no major 
concerns and felt the design, size, and scale matched the dwellings nearby.  
 
The public hearing was opened.  
 
Barry Bergman, 18 Walter Street voiced support for the project.  
 
Sean Roche, 42 Daniels Street, voiced support for the project  
 
Councilors voiced support for the proposal noting the design matched the neighborhood, and 
that it would allow the petitioner to age in place.  
 
A councilor noted that the maximum lot coverage is 30% and they are at 29.8 % and minimum 
open space is 50% and they are at 50%, so they if they go over either of these they will have to 
go for a consistency ruling.  
 
The public hearing was closed.  
 

https://newtonma.viewpointcloud.com/records/844301
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The committee discussed the draft council order, and Councilor Lobovits motioned to approve, 
which passed unanimously. 
 
#484-24 Request to exceed FAR and to allow three stories within a single-family 

dwelling at 48 Lantern Lane   
ALLISON & JASON HUTCHINSON petition for SPECIAL PERMIT/SITE PLAN 
APPROVAL to construct an addition within the existing footprint, exceeding the 
maximum FAR and creating a three-story building at 48 Lantern Lane, Ward 6, 
Newton Centre, on land known as Section 62 Block 28 Lot 01, containing 
approximately 9,000 sq. ft. of land in a district zoned SINGLE RESIDENCE 3. Ref: 
Sec. 7.3.3, 3.1.3, 3.1.9 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 

Action:  Land Use Approved 8-0; Public Hearing Closed 8-0   
 
Note:  Councilor Kelley introduced item #484-24. Additional back-up can be found at 
the following link: Record SP-24-71 - ViewPoint Cloud . 
 
Jason Hutchinson, petitioner noted, they are living in the house behind this one. They will 
renovate this one, and move in, and then sell the house they are currently living in. They met 
with the Historic Commission and their neighbors who expressed no concerns. 
 
Timothy Burke, architect for the petitioner, noted the main goal was to renovate the house 
instead of tearing it down.  
 
Deputy Chief Planner, Alyssa Sandoval, shared the attached presentation. Planning noted no 
issues with the relief being requested.  
 
The public hearing was opened. No member of the public was present to speak on the item.  
 
Councilors voiced support for the project.  
 
The committee discussed the draft council order, and Councilor Lobovits motioned to approve, 
which passed 7-0 (Councilor Leary Not Voting). 
 
#341-24 Request to extend a nonconforming two-family dwelling use, to extend the 

nonconforming front setback and to allow a three-story structure at 52 -54 
Hatfield Road 

 JAMES AND ANA MORSE petition for SPECIAL PERMIT/SITE PLAN APPROVAL to 
construct a detached garage and make various modifications to the two family 
dwelling including enclosing the rear porches, constructing a covered front 
porch, and raising the roof as well as the construction of dormers, further 
extending the nonconforming use and front setback, and resulting in a three-
story structure at 52-54 Hatfield Road, Ward 3, West Newton, on land known as 
Section 34 Block 16 Lot 45, containing approximately 7,051 sq. ft. of land in a 

https://newtonma.viewpointcloud.com/records/846083
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district zoned SINGLE RESIDENCE 3. Ref: Sec. 7.3.3, 3.4.1, 7.8.2.C.2, 3.2.3 of 
Chapter 30 of the City of Newton Rev Zoning Ord, 2017.  

 Land Use Held 7-0; Public Hearing Opened  
Action:  Land Use Held 8-0; Public Hearing Continued.  
 
Note: Councilor Kelley introduced item #341-24. Additional back-up can be found at the 
following link:  Record SP-24-47 - ViewPoint Cloud. 
 
James Morse, petitioner, shared files from Record SP-24-47 - ViewPoint Cloud . He noted that 
since the last meeting he mailed out a letter introducing himself and the project to all abutters. 
Him and his architect met with abutters in November to discuss details and address issues 
brought up since the last meeting.  
 
Joao Lopes, architect for the petition, noted in order to have access to the attic they had to 
raise the roof by 18 inches. Right now it is 2 units with 2 bedrooms and he intends to have 2 
units with three bedrooms. There will be a deck on the top floor to have more livable space for 
the upper unit and have a secondary escape in case of fire. They will installing a 6 foot high 
green wall on the deck to address privacy concerns from the last meeting. To address issues 
from the last meeting, the previous 2 driveways are being converted into one driveway on the 
left side of the property with one car in a proposed garage, and 4 stalls in the driveway.  
 
Senior Planner, Cat Kemmett, shared the attached presentation. 
 
The public hearing was continued. 
 
Joan Schultz, 64 Hatfield Road, noted pleasure that Mr. Morse took time to address community 
concerns and that he removed the second driveway. Expressed concern that the 3rd floor porch 
is overlooking the neighbor creating privacy concerns, and that the garage is two stories.  
 
Michelle Hope, 74 Fuller Terrace, stated she is pleased with the removal of the second 
driveway, but remains opposed to the third-floor balcony and the height of the garage. Would 
like to see yard space on the right side of the house.  
 
A councilor noted opposition to the balcony on the third floor. Asked about conversation Mr. 
Morse had with abutters on Lime Road, as one abutter mentioned he has not gotten 
meaningful conservation.  Expressed opposition to the height of the garage and asked why the 
garage was 20 feet tall.  
 
Mr. Morse noted the fire department would require a second method of egress, and that he 
has spoken with his neighbors including the abutter to the rear. He has worked with him 
regarding a tree the neighbor is concerned about in the backyard, and planting they would 
make. Noted he has reached out to neighbors but has not heard back. Mr. Morse noted the 
garage would be used for storage as the basement would now be used for living space.  

https://newtonma.viewpointcloud.com/records/837559
https://newtonma.viewpointcloud.com/records/837559


Land Use Committee Report 
Tuesday, December 17, 2024 

Page 10 
 
A councilor asked if it was correct when looking at the parking design, if  there would be three 
tandem vehicles with a fourth on the left, with Mr. Lopes confirmed and added there would be 
a fifth in the garage. This councilor noted doubt that this was practical in terms of usage 
between the 2 units, as they would have to ask each other to move their cars. Asked about the 
setback from the sidewalk. 
 
Mr. Lopes noted they presented this design to meet the number of minimum parking spaces. 
Mr. Lopes noted the setback is 5 feet from the sidewalk and from the property line.  
 
A councilor expressed concern with the layout of the parking, and disappointment about the 
lack of reaching out to the neighborhood. Noted concern with the third-floor balcony and the 
amount of concrete debris on site. Would like a community meeting to happen with the Ward 3 
Councilors being invited to it.  
 
Mr. Morse noted the concrete was stored on site to be reused as the foundation for the garage.  
 
A councilor expressed concern about the curb cut being 27 feet wide and questioned if the plan 
is to put living space in the garage.  
 
Mr. Morse noted that they do not have plans to put additional living space in the garage. 
 
A councilor asked if the basement is unfinished, and if the driveway would be made permeable. 
 
Mr. Morse noted the basement is finished, and noted the thought of using gravel as a 
permeable material.  
 
A councilor expressed the difficulty of removing snow on a gravel driveway.  
 
A councilor asked if Mr. Morse was aware of the tree protection ordinance, and if he has been 
in contact with Marc Welch. Noted with the size of the driveway it looks like potentially 7 cars 
could fit there which to this councilor is excessive. Would like the garage moved forward. Does 
not support the third-floor balcony and the size of the garage and feels it could possibly lead to 
an ADU. Feels like too much is trying to be fit on this lot.  
 
Councilor Lucas motioned to hold which passed unanimously.  
 
#483-24 Request for a special permit to allow four attached single-family dwellings in 

two buildings and associated parking waivers at 49 Dalby Street   
JOHN DEPASQUALE petition for SPECIAL PERMIT/SITE PLAN APPROVAL to raze 
the existing dwelling and construct four attached single-family dwellings in two 
separate buildings with dimensional relief and parking relief at 49 Dalby Street, 
Ward 1, Newton, on land known as Section 11 Block 06 Lot 16, containing 
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approximately 13,585 sq. ft. of land in a district zoned MULTI RESIDENCE 2. Ref: 
Sec. 7.3.3, 3.4.1, 3.2.4, 5.1.7.A, 5.1.13, 6.2.3.B.2 of Chapter 30 of the City of 
Newton Rev Zoning Ord, 2017. 

Action:  Land Use Held 8-0; Public Hearing Opened.   
 
Note:  Councilor Kelley introduced item #483-24. Additional back-up can be found at 
the following link: Record SP-24-68 - ViewPoint Cloud . 
 
Niko Giallousis, 2 Christina Drive, Easton on behalf of the petitioner, shared the files from 
Record SP-24-68 - ViewPoint Cloud . He noted that he held two community meetings regarding 
the proposal. They tried to keep with design and layout of the community. They wanted this to 
look like it could be two two family houses on two separate lots. They also want to do work to 
hide the garages. Instead of creating 2 large units, they are creating 4 smaller units. The original 
lot coverage would be over 30%, but they worked with they worked to reduce to under 30%. 
Noted the reason they do not meet the open space coverage is because of the size of the 
driveway because they wanted to provide parking spot so there would be no request for 
parking relief. Noted several letters of support from the neighborhood.  
 
Deputy Chief Planner, Alyssa Sandoval, shared the attached presentation. Planning noted the 
amount of relief suggest the building footprint may need to be reduced, that the amount of 
paving in the front of the dwelling may is inconsistent with the neighborhood, the front parking 
space for the front unit in building 2 is constrained, and that the height is close to maximum 
height. Questioned the status of the environmental monitoring well along the loam border.  
 
The public hearing was opened.  
 
Jeff Bradley, 32 Dalby Street, noted concern with the loss of significant trees on this property.  
 
Paul Ferolito JR, 43-45 Dalby Street, noted opposition to the project with concerns over the 
deeded rights, tree removal, a plume in the area, and with parking concerns.  
 
Gerard Slattery, 143 Bridge Street, noted support for the development with smaller units.  
 
Clarissa Ferolito, expressed concern with the ability of cars to get in and out of parking stalls, 
and with parking concerns on the street.  
 
Mr. Giallousis. noted there was a parking study done to ensure that cars could maneuver in and 
out of the site.  
 
Councilors noted the proposal seems too big for the lot, and needs to be reduced.  
 

https://newtonma.viewpointcloud.com/records/845033
https://newtonma.viewpointcloud.com/records/845033
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A councilor noted concern about TCE contamination that runs through the site, and how WSP 
and MASS DEP have been denied access to measure vapor intrusion levels. Would like more 
information on this.  
A councilor questioned how high the building would be and how high would it appear to be if a 
person was standing on the sidewalk.  
 
A councilor voiced concern about the lack of steps taken to come into compliance with the tree 
preservation ordinance.  
 
A councilor noted concern with the lot coverage and parking in front of the property. Would 
like more information on if the grading is changing.  
 
A councilor would like to see no parking in the front setback.  
 
Councilor Leary motioned to hold, which passed unanimously. 
 
The Committee adjourned at 11:00PM. 
 
Respectfully Submitted,  
 
Andrea Kelley, Chair   
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City of Newton 
Planning and 
Development

Petition : #480-24 and 481-24

386-394 Watertown Street

Public Hearing: 12/17/2024

Special Permit/Site Plan Approval

#480-24 for SPECIAL PERMIT/SITE PLAN APPROVAL to rezone
1 parcel as follows: 386-394 Watertown Street from
BUSINESS USE 1 (BU-1) to MIXED USE 4 (MU-4)

#481-24 for SPECIAL PERMIT/SITE PLAN APPROVAL to
construct a four-story mixed use building with 13
residential units and 14 at grade parking stalls with
relief relative to parking and the overall site and
building plans at 386-394 Watertown Street

Background
Existing special permits:

 #201-17 in 2017 allowed for a three-story, mixed-use structure with ground floor retail and
nine residential units

 #134-18 in 2018 to restructure the conditions pertaining to inclusionary zoning
 #301-21 in 2021 to increase residential units from nine to ten and waive parking and other

associated relief
 #342-24 in 2024 to reconfigure parking

1

2

#480-24
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MU-4 Background
 MU-4 zone was created in 2012 to allow certain sites to be rezoned to better facilitate

compact, pedestrian friendly development in areas that have commercial and residential uses
 MU-4 is not mapped, so sites requesting MU-4 zoning must be approved by special permit
 Existing precedent for MU-4 rezoning includes:

 Austin Street
 Trio
 1314 Washington Street
 1149 Walnut Street

Zoning Relief 

3

4

#480-24
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Criteria to Consider
When reviewing this request, the Council should consider:

 The specific site is an appropriate location for the proposed project. (§7.3.3.C.1)
 The project will not adversely affect the neighborhood. (§7.3.3.C.2)
 There will be no nuisance or serious hazard to vehicles or pedestrians created by the

project. (§7.3.3.C.3)
 Access to the site over streets is appropriate for the types and numbers of vehicles

involved. (§7.3.3.C.4)
 Literal compliance with the parking requirements is impractical due to the nature of the use,

or the location, size, frontage, depth, shape, or grade of the lot, or that such exceptions
would be in the public interest, or in the interest of safety, or protection of environmental
features (§5.1.13)

Criteria for MU-4
When reviewing this request, the Council should consider:

 By allowing reduced lot area per unit, the proposed density creates a beneficial living
environment for the residents, does not adversely affect the traffic on roads in the vicinity,
and better achieves the purposes of this district than strict compliance with
these standards (§4.2.2.A.2, §4.2.5.A.3).

 The development that exceeds the maximum front setback of 10 feet with a reduced side
setback does not create shadows or blocked views that have material and adverse effects
on its surroundings, supports pedestrian vitality, and advances the purposes of the MU-4
district (§4.2.3, §4.2.5.A.4)

 The proposed building with four stories and 45.5 feet in height is compatible in visual scale
to its surroundings, does not create shadows or blocked views that have material and
adverse effects on its surroundings, and advances the purposes of the MU-4 district (§4.2.3,
§4.2.2.B.3, §4.2.5.A.2)

 The requested waiver of the setback requirement for the portions of the building exceeding
40 feet in height does not create shadows or blocked views that have material and adverse
effects on its surroundings, supports pedestrian vitality, and advances the purposes of the
MU-4 district (§4.2.5.A.4.c)
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City of Newton 
Planning and 
Development

Petition : #484-24

48 Lantern Lane

Public Hearing: 12/17/2024

Special Permit/Site Plan Approval 

This proposed project is for an addition that will
result in exceeding floor area ratio (FAR) and result
in three stories within a single-family dwelling at 48
Lantern Lane.

Zoning Relief 

1

2
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Criteria to Consider
When reviewing this request, the Council should consider whether:

• The proposed addition, which exceeds the Floor Area Ratio (FAR), 
is not in derogation of the size, scale, and design of other 
structures in the neighborhood. (§3.1.3, §3.1.9)

• The site is an appropriate location for the three-story dwelling 
which exceeds the FAR. (§7.3.3.C.1) 

• The three-story dwelling which exceeds the FAR as developed and 
operated will not adversely affect the neighborhood. (§7.3.3.C.2)

• There will be no nuisance or serious hazard to vehicles or 
pedestrians. (§7.3.3.C.3)

• Access to the site over streets is appropriate for the types and 
numbers of vehicles involved. (§7.3.3.C.4)

Context

The zoning of this property and surrounding lots is SR-3, and the 
neighborhood is primarily residential in character. The proposed 
additions increase the existing FAR from .43 to .49 where the maximum 
allowed is .43. 
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Analysis

Planning: No issues with the relief requested for FAR and three stories:
 Moderate-sized addition of approx. 550 sf and integrates with the existing

house
 Meets all other dimensional requirements (except FAR & 3 stories) such as

setbacks, open space and height
 Even with three stories, the proposed height at 30.2 feet will still be well

below the maximum allowable height of 36 feet

5

484-24



City of Newton 
Planning and 
Development

Petition : #341-24

52-54 Hatfield Road

Public Hearing: 12/17/2024

Special Permit/Site Plan Approval

Special permit to further extend the nonconforming
use and front setback, and to allow three stories

#341-24



Zoning Relief 

Zoning Relief Required 

Ordinance  Action Required 

 
§5.4.2.B 

Request to allow a combination of retaining walls 
exceeding 4 feet in height (52 Kingston Road) 

 
S.P. per §7.3.3 

 
  §5.4.2.B 

Request to allow a retaining wall 
exceeding 4 feet in height (166 Plymouth Road) 

   
  S.P. per §7.3.3 
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Criteria to Consider
When reviewing this request, the Council should consider:

1. The site is an appropriate location for the proposed system of retaining walls (7.3.3.C.1) 
2. The proposed system of retaining walls will not adversely affect the neighborhood (§7.3.3.C.2) 
3. The proposed system of retaining walls will not create a nuisance or serious hazard to vehicles or 

pedestrians (§7.3.3.C.3) 
4. Access to the site over streets is appropriate for the types and numbers of vehicles involved. 

(§7.3.3.C.4) 
5. The lot presents challenging topography which limits the use of the property, such that it could not be

improved without the implementation of the two retaining walls over four feet in height (§5.4.2c)

6. The proposed retaining walls over four feet in height will not adversely impact adjacent property, the
neighborhood, or the public (§5.4.2c)

7. The proposed retaining walls over four feet in height is the minimum structure necessary to allow a
subject property to be reasonably utilized (§5.4.2c).

#341-24



Context

#341-24



Analysis

Areas of concern: As noted in this memorandum, there are inconsistencies and
incorrect labeling amongst the site plans, which Planning and Engineering staff are
working with the petitioners on. Before this item can return to the committee,
Planning staff are looking for:

 An existing conditions plan – received 12/9
 Proposed conditions plan with clearly labeled wall heights, revised as

necessary to reflect any new design to the proposed walls.
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City of Newton 
Planning and 
Development

Petition : #483-24

49 Dalby Street

Public Hearing: 12/17/2024

Special Permit/Site Plan Approval 

This proposed project is a new development which
would include 4 single family attached dwellings in 2
buildings at 49 Dalby Street.

Zoning Relief

1

2
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Criteria to Consider

When reviewing this request, the Council should consider whether:

• The site is an appropriate location for the proposed attached single-family 
dwellings as designed (§7.3.3.C.1)

• The proposed attached single-family dwellings as designed will not adversely 
affect the neighborhood (7.3.3.C.2)

• The proposed attached single-family dwellings will not create a nuisance or 
serious hazard to vehicles or pedestrians (§7.3.3.C.3)

• Access to the site over streets is appropriate for the types and numbers of 
vehicles involved (§7.3.3.C.4)

• Literal compliance with the city’s parking regulations is impracticable due to 
the nature of the use, or the location, size, width, depth, shape, or grade of the 
lot, or that such exceptions would be in the public interest, or in the interest of 
safety, or protection of environmental features. (§5.1.13)

Context

The subject property is located in Nonantum in the Multi Residence-2 (MR2) 
district. The area is predominantly residential in the immediate vicinity with a mix 
of single and multi-family uses in addition to commercial uses across Chapel Street 
to the west and Watertown Street to the south.
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Analysis

Planning Analysis summary includes:
 Amount of relief the project requires for dimensional and parking relief

suggests that the overall building footprint may need to be further reduced or
that three rather than four units may more comfortably fit in this location

 Significant amount of paving in front of the dwellings, which is inconsistent
with most of the homes on Dalby Street

 Front parking space for the front unit in Building 2 is very constrained
 Proposed height is very close to maximum height allowed and recommend

reducing overall height to ensure compliance with new height ordinance
 Engineering memo: What is status of environmental monitoring well that was

discovered along the loam border?
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