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PUBLIC HEARING MEMORANDUM

DATE: July 2, 2025
TO: City Council
FROM: Barney S. Heath, Director of Planning and Development

Katie Whewell, Chief Planner for Current Planning
Sondria Berman, Planning Associate

SUBJECT: Petition #188-25 Request for a Special Permit to allow Keno at 1064-1070 Chestnut
Street, Ward 5, Newton Upper Falls, on land known as Section 51 Block 41, Lot 08,
containing approximately 11,000 sq. ft. of land in a district zoned BUSINESS 1. Ref:
Sec. 4.4.1 and 6.10.2 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017.

Application Materials: https://newtonma.viewpointcloud.com/records/876679

The purpose of this memorandum is to provide the City Council and the public with technical
information and planning analysis conducted by the Planning Department The Plannlng
Department's intention is to provide a balanced review : s
of the proposed project based on information it has at
the time of the public hearing. Additional information
about the project may be presented at or after the
public hearing for consideration at a subsequent
working session by the Land Use Committee of the City
Council.

1064-1070 Chestnut Street

Preserving the Past W Planning for the Future
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Project Description

Use: Restaurant-Business
Zoning: Business 1 (BU-1)
Lot Size: 11,000 square feet

The subject property at 1064-1070 Chestnut Street consists of an 11,000 square foot lot,
improved with a one-story commercial building originally constructed in 1927 for the sale of
fireworks and was converted into a restaurant and lounge in the 1950’s. The subject property is
located in the Business 1 district (BU-1) zone in Newton Upper Falls. The zoning in the immediate
area and surrounding neighborhood is mixed, including Business 1, Multi-Residence 1, 2, and 3;
and Manufacturing zones. In addition, 1064-1070 Chestnut Street directly abuts the Newton
Upper Falls Local Historic District.

The petitioner requests to add Keno to an existing restaurant located at 1064-1070 Chestnut
Street, requiring a special permit per section 4.4.1 and applicable use regulations per section
6.10.2. Planning believes the use is appropriate for the location and surrounding neighborhood.
The use regulations outlined in Section 6.10.2 are contained and satisfied within the existing
footprint of the restaurant-business, and there are no anticipated changes to the neighborhood
or the street where residential and commercial districts and uses currently exist.

I Zoning Relief Requested:

Zoning Relief

Ordinance Action Required

§4.4.1 Request to allow Keno S.P. per §7.3.3

For more details around the zoning analysis please refer to Attachment A.

1. Criteria for Consideration per §4.4.1, 6.10.2, and §7.3.3:

e The proposed request for use of Keno requires special permit approval, per section
§4.4.1 and §7.3.3 and meets the following criteria:

o The specific site is an appropriate location for proposed Keno use;

o The proposed Keno use as developed and operated will not adversely affect
the neighborhood;

o There will be no nuisance or serious hazard to vehicles or pedestrians;



O
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Access to the site over streets is appropriate for the types and numbers of
vehicles involved

e The proposed request meets additional conditions and regulations for Keno use
outlined in Section 6.10.2:

O

A restaurant-business which is duly licensed by the Newton Board of Licensing
Commissioners pursuant to both M.G.L. Ch. 140 and Ch. 138 Section 12 is
required.

The restaurant-business must provide a lounge or similar area within the
premises which is physically separated from the regular dining area by a wall,
partition or other means deemed acceptable to the Newton Board of Licensing
Commissioners wherein Keno or similar games of chance, entertainment or
amusement shall be restricted to this separate lounge or similar area.

The restaurant-business will not permit minor unaccompanied by a parent or
adult guardian to enter, occupy, or remain in the restricted lounge or similar
area and shall prominently post signs to this effect.

No person under 18 years of age shall be permitted to engage in or participate
in any manner in Keno or other such games of change, entertainment or
amusement pursuant to Sec. 6.10.1 of Chapter 30 of the City of Newton Rev
Zoning Ord, 2017 and M.G.L. Ch. 10, Section 29, as amended, and the
regulations promulgated thereunder including but not limited to 961 CMR
2.00, 2.20(3) and 2.27(5).

No restaurant-business shall provide more than two (2) video monitors for
broadcast or closed-circuit transmission of Keno or similar games of chance,
entertainment or amusement in the aforesaid lounge or similar area.

Ill.  Project Proposal and Site Characteristics

A.

Site

The site consists of an 11,000 square foot lot improved with a one-story commercial
building originally constructed in 1927 for the sale of fireworks and later converted
into a restaurant and lounge in the 1950’s. The site is currently accessed by one
driveway entrance on Chestnut Street on the western side of the property. The
property, located in a Business 1 district, currently includes a restaurant and lounge
of approximately 3,800 square feet in size. While a topographic site plan was not
necessary for this petition, the site and surrounding neighborhood appears to be
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relatively level.

The property abuts multiple districts, including Business 1, Multi-Residence 1, 2, and
3; and Manufacturing zones. In addition, 1064-1070 Chestnut Street directly abuts
the Newton Upper Falls Historic District.

IV.  Project Description and Analysis
A. Land Use
If approved, the land use of the site will remain a BU-1 zone.
B. Site Design
The petitioner has demonstrated compliance with the conditions for Keno outlined in
Section 6.10.2 to provide a lounge area physically separated by a wall from the regular
dining area as well as two video monitors as shown on a site plan titled, “Echo Bridge
Restaurant 1068 Chestnut Street, Newton Ma Proposed Lottery Screen Locations” dated
April 7, 2025 and prepared by Verne T. Porter, Jr. PLS. Entry to the Keno lounge area is
accessible via two direct entrances from the street, as well as from the main entrance to
the restaurant-business foyer. There are no proposed structural changes to the site or
business.
Planning believes the submitted floor plan complies with the requirements for Keno use.
The addition of Keno will increase the amenities of the City and allow the business owner
to expand and diversify their own operations within the footprint of the restaurant.
V. PETITIONER’S RESPONSIBILITIES
This petition is considered complete.
ATTACHMENTS:
Attachment A: Zoning Review Memorandum

Attachment B: DRAFT Council Order
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ZONING REVIEW MEMORANDUM

Date: June 6, 2025
To: Anthony Ciccariello, Commissioner of Inspectional Services

From: Jane Santosuosso, Chief Zoning Code Official
Katie Whewell, Chief Planner for Current Planning

Cc: Clement & Carol Virgilio Trustees, C & C Realty Trust, Applicant
Katherine Adams, Attorney
Barney S. Heath, Director of Planning and Development
Jonah Temple, Deputy City Solicitor

RE: Request for a Special Permit to allow Keno

Applicant: C & CRealty Trust

Site: 1064-1070 Chestnut Street SBL: 51041 0008

Zoning: BU1 Lot Area: 11,000 square feet

Current use: Restaurant and lounge Proposed use: No change
BACKGROUND:

The property 1064-1070 Chestnut Street consists of a 11,000 square foot lot at the intersection of
Chestnut and Elliot Streets. The site is improved with a one-story commercial building constructed in
1927, originally used as a fireworks store and converted to a restaurant and lounge use in the 1950s.
The petitioner seeks to allow for Keno in the lounge, requiring a special permit.

The following review is based on plans and materials submitted to date as noted below.
e  Zoning Review Application, prepared Katherine Adams, attorney, dated 5/1/2025
e Proposed Lottery Screen Locations plan, prepared by Verne T. Porter Jr, dated 4/7/2025
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ADMINISTRATIVE DETERMINATIONS:

1. The petitioner proposes to add two lottery screens in the lounge area of the restaurant for
Keno use. Per section 4.4.1, a special permit is required to allow Keno.

The proposed Keno use must conform with the requirements and conditions found in
section 6.10.2.

See “Zoning Relief Summary” below:

Zoning Relief

Ordinance Action Required

§4.4.1 Request to allow Keno S.P.per§7.3.3
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CITY OF
NEWTON IN_
CITY COUNCIL

ORDERED:

That the City Council, finding that the public convenience and welfare will be substantially
served by its action, that the use of the site will be in harmony with the conditions, safeguards
and limitations set forth in the Zoning Ordinance, and that said action will be without
substantial detriment to the public good, and without substantially derogating from the intent
or purpose of the Zoning Ordinance, grants approval of the following SPECIAL PERMIT/SITE
PLAN APPROVAL to allow Keno use on site as recommended by the Land Use Committee for
the reasons given by the Committee, through its Chair, Councilor Andrea Kelley:

1. The specificsite is an appropriate location for proposed Keno use as the Keno use satisfies
the additional regulations set forth and is contained within the existing footprint of the
business. (§7.3.3.C.1)

2. The proposed Keno use as developed and operated will not adversely affect the
neighborhood because the proposed use is contained within the existing footprint of the
business. (§7.3.3.C.2)

3. The proposed Keno use will not be a nuisance or serious hazard to vehicles or pedestrians.
(§7.3.3.C.3)

4. The proposed Keno use will preserve appropriate access to the site over streets for the
types and numbers of vehicles involved because the proposed use does not alter the site..
(§7.3.3.C.4)
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Virgilio Clement, Trustee, C & C Realty Trust

1064-1070 Chestnut Street, on land known as Section 51
Block 41, Lot 08, containing approximately 11,000 square
feet of land

Virgilio Clement, Trustee, C&C Realty Trust

281 Country Way
Needham, MA 02492

Restaurant-Business
§4.4.1 and §7.3.3, torequest to allow Keno

Business 1

Approved subject to the following conditions:

1. All buildings, parking areas, driveways, walkways, and other site features associated with
this special permit/site plan approval shall be located and constructed consistent with:

a. Proposed Plan “Echo Bridge Restaurant” prepared by Verne T. Porter,
Jr., PLS, dated April 7, 2025.

2. No building permit shall be issued pursuant to this Special Permit/Site Plan Approval until

the petitioner has:

a. Recorded a certified copy of this council order for the approved Special Permit/Site
plan with the Registry of Deeds for the Southern District of Middlesex County.

b. Filed a copy of such recorded order with the City Clerk, the Department of
Inspectional Services, and the Department of Planning and Development.

c. Obtained a written statement from the Planning Department that confirms the
building permit plans are consistent with plans approved in Condition #1.

3. No Final Inspection/Occupancy Permit for the use covered by this special permit/site plan
approval shall be issued until the petitioner has:

a. Filed with the City Clerk, the Department of Inspectional Services, and the
Department of Planning and Development statements by a registered architect or
other appropriate design professional.
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