
 

Land Use Committee Report 
 

City of Newton 
In City Council 

 

Tuesday, July 8, 2025 
 

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

Also Present: Councilors Humphrey, Getz and Malakie  

City Staff Present: Chief Planner Katie Whewell, Deputy Chief Planner Cat Kemmet and Planning 
Associate Sondria Berman 

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 July 8, 2025, Land Use Meeting can be found at the following link:  
https://www.youtube.com/watch?v=Mj60qbdcBN8&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq
5C7  
 
#187-25 Request to extend a nonconforming single-family dwelling in the BU2 district 

and to extend nonconforming height at 19 Quirk Court   
CHRIS LOVE petition for SPECIAL PERMIT/SITE PLAN APPROVAL to construct a 2.5 
story rear addition, extending the nonconforming residential use at 19 Quirk 
Court, Ward 1, Newton, on land known as Section 14 Block 15 Lot 42, containing 
approximately 5,808 sq. ft. of land in a district zoned BUSINESS2. Ref: Sec. 7.3.3, 
4.4.1, 7.8.2.C.2, 4.1.3, 4.1.2.B.3 of Chapter 30 of the City of Newton Rev Zoning 
Ord, 2017. 
19 Quirk- https://newtonma.viewpointcloud.com/records/871128  

Action:  Land Use Approved 8-0; Public Hearing Closed  
 
Note:   Brian Sparrow, Sparrow Construction joined the committee to discuss the 
request for 19 Quirk Court. The project involves adding a 20x18 sq ft structure at the rear of the 
existing home and reducing the non-conformity by leveling the grade and eliminating the 
retaining wall. The addition will not encroach on any setbacks and will fit in with the existing 
home. Mr. Sparrow also noted that this will remain a single-family residence, for his client and 
the petitioner, Chris Love. He addressed concerns regarding access to the road for emergency 
vehicles and confirmed that the access will not change.  
 
Cat Kemmet, Deputy Chief Planner presented the attached presentation. Ms. Kemmet 
explained that the site consists of an undersized lot with an existing single-family detached 
home dating back to the 1800s. The existing height is non-confirming at 28.4 feet and the front 

https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=Mj60qbdcBN8&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://www.youtube.com/watch?v=Mj60qbdcBN8&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://newtonma.viewpointcloud.com/records/871128
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setback is 2.6 feet, which both require relief. The proposed addition will extend the non-
confirming residential use and height, with minimal impact on the neighborhood.  
 
Terry Sauro, 44 Cook Street, expressed concerns regarding the barrow street and how this will 
affect the neighborhood.  
 
MaryLee Belleville, 136 Warren Street, expressed her support for the project.  
 
The public hearing was closed.  
 
Councilors expressed support for the project.  
 
The committee discussed the draft Council Order. Councilor Leary motioned to approve which 
passed unanimously.  

 
#145-25 Request to exceed FAR, to extend the nonconforming side and front setbacks 

and to waive one parking stall at 270 Derby Street  
OP REAL ESTATE LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL to raze 
the existing dwelling and construct a new two-story single-family dwelling, 
exceeding the maximum FAR and extending the nonconforming side and front 
setbacks at 270 Derby Street, Ward 4, West Newton, on land known as Section 
44 Block 11 Lot 02, containing approximately 4,435 sq. ft. of land in a district 
zoned SINGLE RESIDENCE 3. Ref: Sec. 7.3.3, 3.1.3, 3.1.9, 7.8.2.C.2, 5.1.4, 5.1.13 of 
Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 
270 Derby Street-   https://newtonma.viewpointcloud.com/records/853532  

   Land Use Held 7-0 on 05/20/25; Public Hearing Opened  
Action:  Land Use Held 8-0; Public Hearing Continued  
 
Note:  The Chair explained that the petitioner asked to hold the item to give them time 
to submit updated site plans.  
 
Councilor Block motioned to hold which passed unanimously.  
 

 

#189-25 Request to further extend nonconforming FAR at 39 Valentine Park 
ANNIE INGRAM  petition for SPECIAL PERMIT/SITE PLAN APPROVAL to remove an 
existing covered porch along the rear facade and construct a 149 sq. ft. one story 
mudroom and raze the existing 443 sq. ft detached garage and construct a new 
528 sq. ft  detached garage situated slightly further back toward the rear lot line. 
at 39 Valentine Park, Ward 3, 10,242 sq. ft. of land in a district zoned SR1. Ref: 
Sec. 3.1.3, 3.1.9,7.8.2.C.2, 7.3.3, of Chapter 30 of the City of Newton Rev Zoning 
Ord, 2017. 
39 Valentine Park- https://newtonma.viewpointcloud.com/records/873853  

Action:  Land Use Committee Approved 8-0; Public Hearing Closed 

https://newtonma.viewpointcloud.com/records/853532
https://newtonma.viewpointcloud.com/records/873853
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Note:  John Chase, Chase Architecture, joined the committee to discuss the request to 
extend the non-confirming FAR at 39 Valentine Park. The project involves the reconstruction of 
the existing detached garage and adding a mudroom entry and small patio. The proposed 
garage and mudroom will blend with the existing architecture and meets the height and 
setback requirements.  
 
Sondria Berman, Planning Associate confirmed that there were no major concerns with the 
project from the perspective of the Planning Department. The project will not significantly alter 
the streetscape.  
 
The public hearing was opened.  
 
Annie Ingram, the homeowner confirmed that there were no concerns raised by the neighbors 
about the project.  
 
The public hearing was closed.  
 
The Committee discussed the draft Council Order. Councilor Laredo motioned approve which 
passed unanimously.  
 
#188-25 Request for a Special Permit to allow Keno at 1064-1070 Chestnut Street 

C & C REALITY TRUST petition for SPECIAL PERMIT/SITE PLAN APPROVAL to allow 
Keno use by adding two lottery screens in the lounge area of the restaurant at 
1064-1070 Chestnut Street, Ward 5, 11,000 sq. ft. of land in a district zoned 
BUSINESS 1. Ref: Sec. 7.3.3, of Chapter 30 of the City of Newton Rev Zoning Ord, 
2017. 
1064-1070 Chestnut Street-
https://newtonma.viewpointcloud.com/records/876679  

Action:  Land Use Approved 6-2 (Councilor Kelley and Downs opposed) 
 
Note:  Katherine Adams, Attorney from Schlesinger and Buchbinder and Paul Virgilio, 
restaurant owner, joined the committee to discuss allowing for Keno at 1064-1070 Chestnut 
Street (Echo Bridge Restaurant). The project meets the criteria for Keno Use, including having a 
separate lounge area and obtaining the necessary licenses. Mr. Virgilio noted that this is a 
family-owned business and has been in his family for a number of years.  
 
Sondria Berman, Planning Associate, confirmed that there were no major concerns and noted 
that the project will not adversely affect the neighborhood. The Planning Department’s 
presentation is attached.  
 
The public hearing was opened.  
 

https://newtonma.viewpointcloud.com/records/876679
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The below individuals came out to support Echo Bridge, stating that this is a family 
establishment and an important part of the Upper Falls Community.  
Paul Colletti, 34 Columbia Ave 
Alicia Kerr , 35 Oak Street 
Jack Neville, 68 High Street 
Verne Porter, 324 Elliot Street 
Robert Kopelman, 1076 Chestnut Street 
 
The ward councilors and others raised concerns about bringing Keno into Newton because of 
the public health risk gambling brings to the community. It was noted that other businesses in 
Newton have been denied a keno licenses at the state level.  
 
A number of councilors expressed their support for the project, noting the benefit this 
restaurant brings to the community.  
 
The public hearing was closed.  
 
The Committee reviewed the draft council order. Councilor Lucas motioned to approve which 
passed 6-2 (Councilors Kelley and Downs opposed) 
 
After the completion of the vote, Councilor Humphrey put the item on second call.  
 
 

#190-25 Request to change from a nonconforming warehouse use to a multi-family 
dwelling, to increase height, to waive certain dimensional requirements 
relative to parking and to allow a free-standing sign at 44 Oak Street 
ROBERT CICCHETTI  petition for SPECIAL PERMIT/SITE PLAN APPROVAL to 
reconfigure the interior to accommodate six residential dwelling units and to 
allow for a free standing sign near the main driveway entrance at 44 Oak Street, 
Ward 5, 27,878 sq. ft. of land in a district zoned MR1. Ref: Sec. 3.4.1, 7.8.2.C.2, 
3.2.2.A.3, 9.2.5, 5.1.8.A.2, 5.1.13, 5.1.8.D.1, 5.2.13.A, 5.4.2.B. 1, 7.3.3, of Chapter 
30 of the City of Newton Rev Zoning Ord, 2017. 
44 Oak Street- https://newtonma.viewpointcloud.com/records/871716  

Action:  Land Use Held 8-0; Public Hearing Opened  
 
Note:  Terry Morris, Law Offices of Terrence P. Morris, 57 Elm Road joined the 
Committee to discuss the request for 44 Oak Street.  
 
The Committee discussed holding the item until a community meeting can take place to help 
deal with concerns raised by the neighborhood.  
 
The public hearing was opened.  
 

https://newtonma.viewpointcloud.com/records/871716


Land Use Committee Report 
Tuesday, July 8, 2025 

Page 5 
Members of the public expressed concerns regarding the addition of 6 units and what the 
affects would be on the historic village. There were others who raised concerns regarding the 
tree plan as well.  
 
Councilor Laredo motioned to hold which passed unanimously. 
 
The Committee adjourned at 9 pm.  
 
Respectfully Submitted,  
 
Andrea Kelley, Chair   



City of Newton 
Planning and 
Development

19 Quirk Court

1

Petition: #187-25

Special Permit/Site Plan Approval 
to extend a nonconforming single-family 
dwelling in the BU2 district and to extend 
nonconforming height

July 8, 2025

https://newtonma.viewpointcloud.com/records/871128

https://newtonma.viewpointcloud.com/records/871128


Neighborhood Context

2



3

Zoning Relief



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

• The site is an appropriate location for the addition that will extend the nonconforming height and 
number of stories (§7.3.3.C.1) 

• The proposed addition that will extend the nonconforming height and number of stories will not 
adversely affect the neighborhood (§7.3.3.C.2) 

• The proposed addition that will extend the nonconforming height and number of stories 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) 

• The proposed extension of the nonconforming residential use is not substantially more 
detrimental than the existing nonconforming structure is to the neighborhood (§7.8.2.C.2)

4



Analysis
• Area features other buildings with similar nonconforming residential use

• Addition will be at the rear and will be minimally visible from the street

• Overall height and number of stories will remain the same 

5



City of Newton 
Planning and 
Development

Petition #189-25

Special Permit/Site Plan Approval to 
Request to further extend 
nonconforming FAR

July 8, 2025 39 Valentine Park



Aerial Map

Commonwealth Ave



Zoning Relief 



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

1. The proposed increase in the nonconforming FAR is consistent with and not 
in derogation of the size, scale and design of other structures in the 
neighborhood. (§3.1.3, and §7.8.2.C.2)

2. The proposed increase in nonconforming FAR is not substantially more 
detrimental than the existing nonconforming structure is to the 
neighborhood. (§3.1.3  and §7.8.2.C.2) 



Planning Analysis
• FAR is only a slight increase in existing nonconformity from .36 to .38 

(approximately 232 square feet) where .31 is the maximum allowed
• The submitted site plan brings the existing non-conforming lot coverage 

closer to compliance, from the existing 21.7% to 20.8% where 20% is the 
maximum allowed.

• Proposed garage blends with the existing architecture of home, is compliant 
with height and setback requirements, and the placement on lot will not be 
significantly different

• Proposed rear mudroom is not visible from street and will not alter the street 
aesthetic

• Open space will remain the same as existing meeting the minimum 65%



Conditions

+ Plan Referencing Condition

+ Standard Building Permit Condition

+ Standard Final Inspection/Certificate of Occupancy Condition



City of Newton 
Planning and 
Development

Petition #188-25

Special Permit to Request to allow 
Keno use

July 8, 2025
1064-1070 Chestnut Street



Aerial Map

Elliot Street



Zoning Relief 



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

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



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

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

o The restaurant-business has 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 are restricted to this separate lounge or similar area. 

o The restaurant-business does not permit minor(s) unaccompanied by a parent or adult 
guardian to enter, occupy, or remain in the restricted lounge or similar area and signs are 
prominently posted to this effect.

o Persons under 18 years of age are not 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). 

o There are no 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. 



Planning Analysis
• If approved, the land use of the site will remain the same in a BU-1 zone.

• The submitted floorplan complies with the specific conditions for Keno use.

• The addition of Keno will increase the amenities of the City.

• The addition of Keno will allow the business owner to expand and diversify their operations

• Expansion of use will be contained within the existing footprint of the building.



Conditions

+ Plan Referencing Condition

+ Standard Building Permit Condition

+ Standard Final Inspection/Certificate of Occupancy Condition
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