Zoning & Planning Committee Agenda

City of Newton
In City Council

Monday, April 14, 2025

7:00 pm
Room 204

The Zoning and Planning Committee will hold this meeting as a hybrid meeting

on Monday, April 14, 2025 at 7:00 PM that the public may access in-person or

virtually via Zoom. To attend this meeting via Zoom use this link:

https://newtonma-gov.zoom.us/j/81435842104 or call 1-646-558-8656 and use
Qhe following Meeting ID: 814 3584 2104.

Item Scheduled for Discussion:

#63-25 Appointment of Andrew Copelotti to the Economic Development Commission
HER HONOR THE MAYOR appointing Howard Birnbaum, 63 Broken Tree Road,
Newton, as a member of the Economic Development Commission for a term of
office to expire on April 22, 2028. (60 Days: 05/16/2025)

#70-25 Appointment of David Hedison to the BERDO Advisory Commission
PRESIDENT LAREDO appointing David Hedison, 215 Waverley Ave, Newton, as a
member of the BERDO Advisory Commission for a term of office to expire one
year following the effective date of the BERDO Regulations. (60 Days:
06/06/2025)

#72-25 Appointment of Mark Clay to the BERDO Advisory Commission
PRESIDENT LAREDO appointing Mark Clay, 250 Hammond Pond Parkway,
Chestnut Hill, as a member of the BERDO Advisory Commission for a term of
office to expire one year following the effective date of the BERDO Regulations.
(60 Days: 06/06/2025)

#74-25 Appointment of Dante Capasso to the BERDO Advisory Commission
PRESIDENT LAREDO appointing Dante Capasso, 5 lonia Street, Newton, as a
member of the BERDO Advisory Commission for a term of office to expire one

The location of this meeting is accessible and reasonable accommodations will be provided to persons
with disabilities who require assistance. If you need a reasonable accommodation, please contact the city
of Newton’s ADA Coordinator, Jini Fairley, at least two business days in advance of the meeting:
ifairley@newtonma.gov or (617) 796-1253. The city’s TTY/TDD direct line is: 617-796-1089. For the
Telecommunications Relay Service (TRS), please dial 711.
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year following the effective date of the BERDO Regulations. (60 Days:
06/06/2025)

Requesting re-evaluation and possible amendments to Inclusionary Zoning
Ordinance

COUNCILORS DANBERG, ALBRIGHT, KALIS, WRIGHT, OLIVER, MALAKIE, LIPOF,
AND LUCAS requesting a discussion with the Planning and Development
Department and the Newton Housing Partnership about the City’s Inclusionary
Zoning Ordinance and possible amendments to the ordinance to include 4-6
units, including raising the requirements for the number of affordable units in
large developments.

Zoning & Planning Held 8-0 on 03/25/2024

Zoning & Planning Held 8-0 on 09/23/2024

Zoning & Planning Held 8-0 on 01/27/2025

Discussion and Possible Amendment to Inclusionary Zoning Ordinance to
include Training

COUNCILORS DANBERG, BIXBY, MALAKIE, DOWNS, AND WRIGHT requesting
discussion and possible amendment to require that developers and property
managers provide training for their employees regarding bias toward residents
of the I1Z units and how to mitigate this bias.

Zoning & Planning Held 8-0 on 03/25/2024

Zoning & Planning Held 8-0 on 09/23/2024

Zoning & Planning Held 8-0 on 01/27/2025

Request for addition of maximum residential facade build out ratio to Chapter
30, Zoning

ZONING & PLANNING COMMITTEE requesting addition of a maximum residential
facade build out ratio to Chapter 30, Zoning to aid in new development being
contextual to the surrounding neighborhood.

Zoning & Planning Held 6-0 on 02/26/2025

Zoning & Planning Held 8-0 on 03/24/2025

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 Zoning
or other City Ordinances to enhance the preservation of existing homes over
their replacement by larger and more expensive structures.

Zoning & Planning Held on 02/15/24, 03/11/24, 04/08/24, 05/13/24, 07/22/24,
09/09/24,10/10/24, 10/28/24

Zoning & Planning Held 8-0 on 11/14/2024

Zoning & Planning Held 8-0 on 12/19/2024

Zoning & Planning Held 8-0 on 01/27/2025
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Zoning & Planning Held 6-0 (Councilor Kalis Not Voting) on 02/26/2025
Zoning & Planning Held 8-0 on 03/24/2025

#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 on 02/15/2024, 03/11/2024, 04/08/2024, 05/13/2024,
07/22/2024, 09/09/2024
Zoning & Planning Held 7-0 on 10/10/2024
Zoning & Planning Held 8-0 on 10/28/2024
Zoning & Planning Held 8-0 on 11/14/2024
Zoning & Planning Held 8-0 on 12/19/2024
Zoning & Planning Held 8-0 on 01/27/2025
Zoning & Planning Held 6-0 (Councilor Kalis Not Voting) on 02/26/2025
Zoning & Planning Held 8-0 on 03/24/2025

Respectfully Submitted,
R. Lisle Baker, Chair
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Ruthanne Fuller
Mayor
March 10, 2025
Honorable City Council
Newton City Hall

1000 Commonwealth Avenue
Newton, MA 02459

To the Honorable City Councilors:

I am pleased to appoint Andrew Copelotti of 63 Broken Tree Road, Newton as a
member of the Economic Development Commission. Andrew Copelotti’s term of office
shall expire on April 22, 2028 and the appointment is subject to your confirmation.

Thank you for your attention to this matter.

Warmly,

—_— ') _—
Ruthanne Fuller
Mayor

1000 Commonwealth Avenue Newton, Massachusetts 02459
www.newtonma.gov



Newton, MA Boards & Commissions
Application Form

Submit f%@%&%o, 2025

Profile
Andrew J Copelotti
First Name Middle Last Name

Initial

Email Address

63 Broken Tree Road

Home Address

Newton
City

What Ward do you live in?

¥ Ward 8

Primary Phone Alternate Phone
Boylston Properties Principal
Employer Job Title

Suite or Apt

MA

State

02459

Postal Code

Which Boards would you like to apply for?

Economic Development Commission: Submitted

Ethnicity

W Caucasian/Non-Hispanic

Gender

¥ Male

Interests & Experiences

Please tell us about yourself and why you want to serve.

Why are you interested in serving on a board or commission?

| am requesting to join the Economic Development Council to promote economic

development in the city of Newton, foster greater diversity in terms of business, and
increase the City's tax base. The committee should be able to advise the Mayor, city officials,
and staff and provide policy recommendations to develop and maintain business and

industry in Newton.

250220 Andrew_Copelotti_professional bio.docx

Upload a Resume

Andrew ] Copelotti


http://newtonma.granicus.com/boards/admin/answers/8872294/attachment?timestamp=1740085991

#63-25

BOYLSTON
PROPERTIES

Andrew Copelotti is a real estate development and construction professional
with over 7,000 units of multi-family development and construction
experience in the Greater Boston market.

Andrew joined Boylston Properties as a Principal in 2018 and managed the
development of Blvd & Bond, the 302 residences at Arsenal Yards. Andrew
was influential in the permitting, construction management, and leasing of
various mixed-use components of the Arsenal Yards project, including 100
Forge, 500 Forge, and the recently approved 300 Forge life science buildings.
Andrew is also responsible for sourcing and managing future projects for
Boylston Properties and was instrumental in the recently approved 78 Crafts
Street project in Newton. Currently, Andrew is permitting 236 apartments in
the Alewife neighborhood of Cambridge. In 2024, Andrew completed and
opened 525 Lincoln Street, an 80-unit 279 279-bed co-living concept in
Allston that serves a very diverse population of young professionals and
graduate students from Harvard, BU & Northeastern University,

Andrew was previously the Vice President of Development for Equity
Residential, where he completed 900 luxury rentals. He was responsible for
sourcing sites, securing project entitlements, selecting design, engineering,
and construction teams, managing the pre-construction process, overseeing
project management, and working with property management to construct
Equity’s multi-family apartment communities.

Before joining Boylston Properties, Andrew was instrumental in helping
develop the following multi-family and mixed-use properties:

e West End Apartments, Boston
e Third Square Apartments, Cambridge
e Highland Glen II, Westwood
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BOYLSTON
PROPERTIES

Alterra at Overlook Ridge, Malden and Revere
Quarry Hills 1I, Quincy

Alcott Apartments, Boston

446 Cambridge Street, Allston

Woburn Landing, Woburn

Vivo Apartments, Cambridge

Andrew received his undergraduate degree in construction management
from the Daniels College at the University of Denver and an MBA from
Michigan State University. Andrew resides in Newton with his wife Michele
and children, Ella (21) and Jacob (18).



#44-24 & 45-24

Zoning & Planning Committee Report

City of Newton
In City Council

Monday, January 27, 2024
Present: Councilors Baker (Chair), Oliver, Albright, Wright, Krintzman, Getz, Danberg, and Kalis
Also Present: Councilors Malakie, Lucas, Block, Farrell, and Greenberg
City Staff: Jennifer Caira, Deputy Director of Planning; Zachary LeMel, Chief of Long Range
Planning; Jennifer Wilson, Assistant City Solicitor; Shaylyn Davis, Community Development

Planner; and Jaclyn Norton, Committee Clerk

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: 01-27-25 Zoning & Planning Committee Meeting

#45-24 Discussion and Possible Amendment to Inclusionary Zoning Ordinance to
include Training
COUNCILORS DANBERG, BIXBY, MALAKIE, DOWNS, AND WRIGHT requesting
discussion and possible amendment to require that developers and property
managers provide training for their employees regarding bias toward residents
of the I1Z units and how to mitigate this bias.
Zoning & Planning Held 8-0 on 03/25/24
Zoning & Planning Held 8-0 on 09/23/24

Action: Zoning & Planning Held 8-0

Note: Kyle Talente from RKG presented the attached presentation, which included
HUD income thresholds by household size and the maximum affordable rents by bedroom. RKG
since the previous discussion conducted a series of interviews throughout the community and
presented a summary of the findings. Concerns were raised during these interviews regarding
the rising costs of construction and complying with regulations along with various frustrations
about the approval process. Regarding the topic of requiring units at a lower AMI, it was noted
that relief would need to be offered in other areas to offset this. As for resident services, it was
described how it would be difficult for all projects to have appropriate services to meet clients'
needs, and it was encouraged to instead leverage current services offered by the City through
Health and Human Services. Mr. Talente presented how our ordinance compares to other


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
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communities. One point of note is that the units at 30% AMI in the Boston ordinance are tied
to housing vouchers.

In this presentation, Mr. Talente presented a series of potential amendments to the ordinance
to help it achieve its desired goals. The first is to adjust the two-tier approach to the ordinance
that requires a certain percentage at 65% AMI and another at 110% AMI by removing the
second tier and adjusting the set aside to capture comparable value. The attached presentation
describes the potential adjustments. This amendment is being recommended as these units at
110% AMI are rarely filled due to eligible individuals having more choices in the market. Mr.
Talente then presented a series of charts that showed the Internal Rate of Return (IRR) and the
Return on Cost (ROC) for adjusting the AMI threshold and set aside. Next was the partial unit
payment rule where a developer can pay a monetary amount for partial units as determined in
the set-aside calculation. The current ordinance requires that a faction over 0.44 of a unit is
rounded up to the next whole number for required IZ units. This leads to 10 unit developments
having a significantly lower IRR than 9 unit developments. By amending this provision, it would
capture more funds that could be allocated to the Affordable Housing Trust. The current
ordinance currently has an Extremely Low-Income (ELI) compliance program to incentivize
units at a lower AMI and during interviews, it was noted that the services requirement and lack
of awareness of the program led to a lack of utilization. It was recommended that this program
be advertised more and that the services requirement be removed. Elder housing with services
was also bright up and it was recommended that they still be required to comply with set aside
requirements but to allow a cash payment in lieu as an option. During the discussion Jennifer
Caira, Deputy Director of Planning, noted difficulties verifying income for these individuals and
that the level of care changes over time as a resident is living in the unit.

A Councilor asked how Newton’s policy has been performing and Mr. Talente responded that
the market has normalized to it. Councilors expressed interest in seeing if Newton could do
something like Boston for 30% AMI tied to vouchers either through a requirement, incentive,
or an alternate compliance pathway. In response to a Councilor’s question, Mr. Talente
described that the analysis considers raises to rents over time. A Councilor asked the
consultants if they could investigate the possibility of requiring money to be contributed to be
set aside for the City to provide resident services. Councilors also asked when the total
development cost used in calculating partial payments is set to be updated. Shaylyn Dauvis,
Community Development Planner, noted that the current amount of $650,000 per unit would
be reviewed and updated this year. Councilors expressed interest in seeing if the frequency of
when the amount is recalculated should be revisited.

Committee members voted 8-0 on a motion to hold items #45-24 and #44-24 from Councilor
Krintzman.
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#44-24 Requesting re-evaluation and possible amendments to Inclusionary Zoning
Ordinance
COUNCILORS DANBERG, ALBRIGHT, KALIS, WRIGHT, OLIVER, MALAKIE, LIPOF,
AND LUCAS requesting a discussion with the Planning and Development
Department and the Newton Housing Partnership about the City's Inclusionary
Zoning Ordinance and possible amendments to the ordinance to include 4-6
units, including raising the requirements for the number of affordable units in
large developments.
Zoning & Planning Held 8-0 on 03/25/24
Zoning & Planning Held 8-0 on 09/23/24
Action: Zoning & Planning Held 8-0

Note: This item was discussed concurrently with item #45-24. A written report can be
found with item #45-24.

#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
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
Zoning & Planning Held 8-0 on 12/19/24

Action: Zoning & Planning Held 8-0

Note: Zachary LeMel, Chief of Long Range Planning, provided a summary of the
previous work done by the Committee relating to this item. The attached presentation outlines
the previous analysis conducted. From this analysis and committee discussions a first policy
recommendation would be to add a maximum facade buildout for SR1, SR2, SR3, MR1, and
MR?2 districts. This discussion builds on the discussion at the December 19" meeting where
this recommendation was introduced. (12-19-24 Zoning & Planning Report) Tonight’s
presentation will focus on a refined analysis of this recommendation along with potential
exemptions that could exist.

The current recommendation is to set a maximum facade buildout of 60%, in the analysis done
by Utile it was found to allow design flexibility for diverse residential types on typical lots. The
first proposed exemption would be to create an exemption for development that is 1.5 stories.
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