
 

Land Use Committee Report 
 

City of Newton 
In City Council 

 

Tuesday, April 1, 2025 
 

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

Also Present: Councilors Albright and Wright 

City Staff Present: Chief Planner Katie Whewell, Assistant City Solicitor Jonah Temple, Senior 
Planner Joe Iadonisi 

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 April 1, 2025, Land Use Meeting can be found at the following link: April 1, 
2025 Land Use Meeting 
 
#67-25  Request to expand a Personal Instruction use, to further reduce nonconforming 

open space and to waive 8 parking stalls at 1615 Beacon Street   
 SUZUKI SCHOOL OF NEWTON petition for SPECIAL PERMIT/SITE PLAN APPROVAL 
to construct a 2,000 square foot two-story addition, adding a preschool room and 
large music room extending the nonconforming personal instruction use, further 
expanding the pre-school, requiring a parking waiver and to allow two free-
standing signs at 1615 Beacon Street, Ward 5, Waban, on land known as Section 
53 Block 32 Lot 07, containing approximately 31,055 sq. ft. of land in a district 
zoned SINGLE RESIDENCE 2. Ref: Sec. 7.3.3, 3.4.1, 7.8.2.C.2, 3.1.3, 5.1.4, 5.1.13, 
5.2.13.A of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 
1615 Beacon- https://newtonma.viewpointcloud.com/records/856959 

Action: Land Use Approved Withdrawal Without Prejudice 8-0 
 
Note:   Councilor Kelley introduced item #67-25. Additional back-up can be found at the 
following link: Record SP-25-3 - NewGov - Newton, MA . There was a request to withdraw as the 
petitioner learned they did not need a special permit to do this work.  
 
Councilor Downs motioned to approve the withdrawal without prejudice, which passed 
unanimously.  
 
#54-25 Request to exceed FAR at 35 Village Circle  

https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/live/8gkdFOfb8g0?si=UGd1OhhQ5ifQXseY
https://www.youtube.com/live/8gkdFOfb8g0?si=UGd1OhhQ5ifQXseY
https://newtonma.viewpointcloud.com/records/856959
https://newtonma.viewpointcloud.com/records/856959
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 35 VILLAGE CIRCLE TRUST petition for SPECIAL PERMIT/SITE PLAN APPROVAL to 
raze the dwelling and construct a new single-family dwelling exceeding the 
maximum FAR at 35 Village Circle, Ward 8, Newton Centre, on land known as 
Section 81 Block 03 Lot 12, containing approximately 14,981 sq. ft. of land in a 
district zoned SINGLE RESIDENCE 2. 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 #54-25. Additional back-up can be found at the 
following link: Record SP-25-13 - NewGov - Newton, MA . 
 
Anthony Lee, petitioner, noted the property has been in his family since 1982, and he wanted 
to live with his family in Newton. Due to damage to the existing house, they decided to raze the 
house and build a new structure. It was reviewed by the Newton Historic Commission, and they 
voted not to impose a demolition delay. They submitted plans last December, and because of 
the new zoning code that went into effect January 1st, it necessitated a request for relief for 
FAR. If they had gotten the building permit in 2024 this would have been done by right. He 
noted they recently received engineering approval for the storm water management permit. 
They have designed the house to be accessible for his parents and in-laws to visit. He noted all 
the houses except for his have been torn down and rebuilt since 1997. The lot coverage is being 
reduced from 19% to 16%. He noted the only part of the basement that is accessible from the 
outside is the garage.  
 
Senior Planner, Joeseph Iadonisi, shared the attached presentation. He noted the only relief is 
for FAR, as all other standards are compliant.  
 
The public hearing was opened.  
 
Leah Rappaport, 225 Greenwood Street, questioned, with the increase in grade, how high the 
structure would be compared to the previous structure.  
 
Mr. Lee noted that they are lowering the grade by two feet, and the house will be 10 feet taller, 
so the house will appear to be 8 feet taller.  
 
Councilors noted support for the project.  
 
A councilor questioned if there are any issues with stormwater in the area, and if there are any 
plans to replace impervious area with pervious area.  
 
Mr. Iadonisi noted there would be an addition of a stormwater infiltration system which would 
make it better when compared to existing conditions.  
 

https://newtonma.viewpointcloud.com/records/854148
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Chief Planner Katie Whewell noted that engineering reviewed the site when the project was 
thought to be by right.  
 
Mr. Lee noted that he would consider changing the driveway to pervious materials.  
 
A councilor noted that Village Circle is on a hill, so the water table may be higher.  
 
The public hearing was closed.  
 
The committee discussed the draft council order. Councilor Farrell motioned to approve, which 
passed unanimously. 
 
#68-25 Request to amend Special Permit #388-21 and to allow a series of retaining 

walls with a combined height exceeding four feet in height at 298-304 Elliot 
Street  
 THE HOMES AT ELLIOT STREET LLC petition for SPECIAL PERMIT/SITE PLAN to 
amend Special Permit #388-21 to allow for construction of a series of retaining 
walls with a combined height exceeding four feet at 298-304 Elliot Street, Ward 
5, Newton Upper Falls, on land known as Section 51 Block 38 Lot 19, containing 
approximately 19,057 sq. ft. of land in a district zoned MULTI RESIDENCE 1. Ref: 
Sec. 7.3.3, 5.4.2.B.1 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 #68-25. Additional back-up can be found at the 
following link: Record SP-25-9 - NewGov - Newton, MA . 
 
Terry Morris, attorney for the petitioner, noted that this originated as a request for a 
consistency ruling. The rip rap wall in the rear has been rebuilt entirely on the petitioner’s 
property. They had a professional assess the condition of the wall, and its impact on the 
surrounding trees. They updated the site plans to show the three retaining walls in the rear of 
the carriage house which, together, add up to 7.7 feet in height.  
 
Christy Dennis, engineer for the petitioners, noted the City Engineer John Daghlian visited the 
site and issued a memo raising certain concerns. Proposed measures were presented to deal 
with those concerns, and Mr. Daghlian noted he would sign off on the project if those 
conditions were met. They have been in communication with the neighbor in the rear and will 
be grassing the area in the summer. They will be installing a railing on one of the walls at the 
rear of the carriage house that is over 3 feet in height. She noted they have maintained contact 
with the abutter in the rear as they have worked on these changes.  
 
Chief Planner Katie Whewell shared the attached presentation. She noted this is in the Newton 
Upper Falls Historic District. The property is under construction and seeking certificate of 
occupancy as buildings are completed.  

https://newtonma.viewpointcloud.com/records/859214
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The public hearing was opened. No member of the public was present to speak on the item.  
 
A councilor questioned which walls were requiring relief, and if the rip rap wall was rebuilt. This 
councilor asked if the railing was visible from the street. 
 
Mr. Morris noted that the series of retaining walls requires relief, and the rip rap wall needs to 
be shown on the site plan, necessitating an amendment.   
 
Ms. Dennis noted the rip rap wall was rebuilt following the tree ordinance. The railing would be 
visible from the street, which is why they got approval from Historic District Commission.  
 
A councilor asked for clarification on what was before the committee, with Ms. Whewell noting 
it was the amendments relating to the walls.  
 
A councilor asked if there are any water concerns. Ms. Dennis noted that engineer  indicated he 
would approve the plans. Ms. Dennis noted there is a siltation fence on the property until the 
grass is planted.  
 
The committee discussed the draft council order. Councilor Downs motioned to approve, which 
passed unanimously. 
 
#69-25 Request to allow four attached single-family dwellings at 75 Prescott Street    

 75 PRESCOTT STREET LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL to 
construct a rear addition of two dwelling units resulting in four attached single-
family dwellings with associated dimensional relief for the building and parking 
configuration at 75 Prescott Street, Ward 2, Newtonville, on land known as 
Section 23 Block 15 Lot 16, containing approximately 18,630 sq. ft. of land in a 
district zoned MULTI RESIDENCE 1. Ref: Sec. 7.3.3, 3.4.1, 3.2.4, 7.8.2.C.2, 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 #69-25. Additional back-up can be found at the 
following link: Record SP-25-10 - NewGov - Newton, MA . 
 
Laurance Lee, Rosenberg, Freedman and Lee noted they are in the Newtonville Historic District. 
They were issued a certificate of appropriateness. They would keep the existing home and add 
two units to the rear of the property. The lot coverage is 17% and open space is 71%. He noted 
that the 4 direct abutters submitted letters of support. There are two exiting curb cuts which 
will stay close to as-is. The existing garage will be demolished. He noted the addition is lower in 
height compared to the existing house. They will be adding landscaping to the property.  
 

https://newtonma.viewpointcloud.com/records/859010
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Marylee Belleville, 136 Warren Street, noted support and was happy the existing structure was 
preserved, and with the amount of open space maintained. 
 
Janet Sterman, 120 Church Street, asked if any of the housing would be affordable.  
 
Senior Planner Joe Iadonisi shared the attached presentation. Noted a 4 square dwelling like 
this is fairly common in the Historic District. He mentioned this is within a half mile of the 
Village Center and the Commuter Rail, and the addition of two units aligns with the city’s 
comprehensive plan to preserve existing dwellings. 
 
Mr. Iadonisi noted that they do not trigger any required level of affordable units per the city’s 
ordinances, and adding affordable units would be per the discretion of the developer. He noted 
that a net supply would help address the housing crisis.  
 
A councilor inquired about the layout of parking, with Mr. Lee noting that there would be four 
cars parked in each driveway, and each set of four would have two cars parked tandemly. He 
noted parking would be no different than it is now.  
 
A councilor inquired about the driveway on the right-hand side, and the two cars parked 
tandemly on the left side of that driveway. This councilor inquired how far the cars would be 
parked away from the sidewalk. Mr. Lee noted the two cars would be right up against the 
driveway, and it would be two stalls measuring 8X16 feet.  
 
Councilors noted 8X16 is too short for two cars and expressed concern about cars overhanging 
on the sidewalk.  
 
A councilor inquired if the units would be condos, and Mr. Lee noted that they would be a 
condominium, and have condo documents. This councilor expressed the need for regular 
maintenance of the stormwater system to be addressed in the condo documents. Mr. Lee 
noted that it is included in the condo documents.  
 
A councilor noted it is tough to fit eight units on-site, and would like to see a waiver waiving the 
required number of parking stalls.  
 
A councilor inquired with Planning if the plan for parking is acceptable, with Mr. Iadonisi noting 
that it is subjective in nature, and if it’s better to ask for a waiver or for shortened parking stalls. 
He noted the house is on a dead-end street, and if cars overhang on the sidewalk that would be 
an issue for parking enforcement. This councilor noted they could have inferior parking on site 
or ask for a reconfiguration of the parking.  
  
A councilor asked about the length of an average sedan. Mr. Iadonisi noted the average is 
around 13 to 15 feet.  
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A councilor inquired about the size of each unit.  
 
Mr. Lee noted square footage ranged from 2650 square feet to 2800 square feet.  
 
A councilor inquired if they could move one stall from the right driveway to the left driveway.  
 
Robert O’Hare, 81 Prescott Street, noted he would not like one parking stall being moved from 
the right driveway to left driveway, as he is the abutting neighbor on that side.  
 
A councilor suggested that in the condo documents for the short stalls, there could be a 
requirement for compact cars.  
 
A councilor suggested there may be space in front of the house to lengthen the shortened 
stalls. This councilor would not support waiving a parking stall.  
 
A councilor noted it would be impossible to ask Inspectional Services to ensure that compact 
cars are parked here.  
 
Mr. Lee noted they may be able to eliminate one bush in front of the house, enabling them to 
move the parking stall forward and giving them enough space. He noted in the condo 
documents that there would be a requirement that vehicles fit in the assigned parking spaces.  
 
Frederico Arellano, architect, noted they may be able to redesign the parking to move these 
stalls further into the driveway, giving them the necessary space for two regular stalls.  
 
A councilor suggested to hold the item to allow the architect and Mr. Lee to redesign the 
parking.  
 
A councilor noted that they can eliminate the landscaping without having to go before the 
Newtonville Historic District.  
 
Councilor Lucas motioned to hold, which passed unanimously. 
  
The Committee adjourned at 9:00PM. 
  
The Committee adjourned at 9:00PM. 
 
Respectfully Submitted,  
 
Andrea Kelley, Chair   



Newton Land Use Committee 
Special Permit Application

April 1, 2025
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Introduction & Background
Our Family Why Rebuild

Linda & Anthony (1984) Anthony, Angela, Penelope, &
Mariana (Present)

2023 2024 2025

• NHC votes unanimously not to 
delay demolition

• Plans completed

• Applied for site plan approval

• Started special permit process

• Engineering site plan review 
completed and stormwater 
management permit issued

Project Timeline

54-25



Applying for a Special Permit for FAR Relief

“In the example … where your FAR was exceeding what's allowed counting the basement, you could come in and 

ask for … additional FAR [via special permit].”

   -Jennifer Caira, Newton Zoning and Planning Committee Meeting (July 2024)

“We don’t want to catch every single property in limbo here that’s in the middle of the design process.”

    -Zachary LeMel, Newton Zoning and Planning Committee Meeting (July 2024)

54-25



A House Designed for Our Family’s Future
Our property has a 23’ height differential between the front and back

Basement First Floor
Additional rear staircase from garage to first floor for chairlift 

Two first-floor bedrooms plus wheelchair-accessible full bath

54-25



Our Neighborhood
Context, Design, and Outreach

#5) 2024 New Construction

#11) 2018 New Construction

#17) 2007 New Construction
#27) 2003 New Construction

#35) 1950 Construction#30) 2009 New Construction

#39) 2001 New Construction

#45) 2010 New Construction

#20) 2012 New Construction#4) 1997 New Construction

Same Architect

Shared Plans, No Concerns Raised

Indicated Support for Plans54-25



Following the Spirit of the Jan. ‘25 Zoning Ordinance

Metric Required Existing
Proposed 
(Pre-Dec.’24)

Proposed 
(Post-Jan.’25)

Average Grade - 157’ 155’

Storm Water Permit - - By Right (Issued Jan. ‘25)

Impervious Area ≤ 30% 19% 16%

Lot Coverage - 4,689 sq. ft. 3,766 sq. ft.

Building Height ≤ 36’ 23’ 33’

FAR ≤ 0.33 N/A 0.33 0.37

Walkout Basement? - No No

1

2

3

4

5

6

7

54-25



4/4/2025

1

City of Newton 
Planning and 
Development

Petition : #54-25

35 Village Circle

Public Hearing: 4/1/2025

Special Permit/Site Plan Approval 

Request to raze existing dwelling and construct new single-
family dwelling exceeding maximum Floor Area Ratio

Context

Village Cir.

1

2

54-25



4/4/2025

2

Zoning Relief 

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

 The specific site in SR2 is an appropriate location for the proposed Single-Family Dwelling with a Floor Area Ratio 
(FAR) of 0.37 where 0.33 is allowed; 

 The proposed Single-Family Dwelling with an FAR of 0.37 where 0.33 is allowed as developed and operated will not 
adversely affect the neighborhood; 

 There will be no nuisance or serious hazard to vehicles or pedestrians created by the proposed Single-Family 
Dwelling with an FAR of 0.37 where 0.33 is allowed; 

 Access to the site over streets is appropriate for the types and numbers of vehicles involved with proposed Single-
Family Dwelling with an FAR of 0.37 where 0.33 is allowed;

 The proposed increase in nonconforming FAR to 0.37 where 0.33 is allowed is consistent with and not in derogation 
of the size, scale, and design of other structures in the neighborhood.

3

4

54-25
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City of Newton 
Planning and 
Development

Petition : #68-25

298-304 Elliot Street

Public Hearing: 4/1/2025
Petition #68-25 for SPECIAL PERMIT/SITE PLAN APPROVAL to 
allow for construction of a series of retaining walls with a 
combined height exceeding four feet at 298-304 Elliot Street, 
Ward 5, Newton Upper Falls, on land known as Section 51 
Block 38 Lot 19, containing approximately 19,057 sq. ft. of land 
in a district zoned MULTI RESIDENCE 1. Ref: Sec. 7.3.3, 5.4.2.B.1 
of Chapter 30 of the City of Newton Rev Zoning Ord, 2017.

APPLICATION:
https://newtonma.viewpointcloud.com/records/859214

Context

1

2

68-25
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City of Newton 
Planning and 
Development

Petition : #69-25

75 Prescott Street

Public Hearing: 4/1/2025

Special Permit/Site Plan Approval 

Request to allow an addition to a two-family dwelling creating a
four-unit single-family attached dwelling with associated
parking, height, and setback relief

69-25



Context

MR1

69-25



Zoning Relief 

69-25



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

• The specific site is an appropriate location for the four single-family attached dwellings as designed;

• The four single-family attached dwellings as designed will not adversely affect the neighborhood;

• There will be no nuisance or serious hazard to vehicles or pedestrians created by the four single-family attached 
dwellings as designed.

• Access to the site over streets is appropriate for the types and numbers of vehicles involved in four single-family 
attached dwellings as designed.

• The increase in nonconforming height to 40.1 feet shall not be substantially more detrimental than the existing 
nonconforming height is to the neighborhood;

• Literal compliance with 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.

69-25
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