Land Use Committee Report

City of Newton
In City Council

Tuesday, August 18, 2025

Present: Councilors Lucas (Co-Chair) Block, Farrell, Leary, Laredo and Lobovits
Absent: Councilor Downs and Kelley
Also Present: Councilors Malakie, Lipof and Wright

City Staff Present: Deputy Chief Planner Cat Kemmett, Planning Associate Sondria Berman, and
Senior Assistant City Solicitor Andrew Lee

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 August 18, 2025, Land Use Meeting can be found at the following link:
https://www.youtube.com/watch?v=JCWhb-
GJ8esM&list=PLgJiDbsvfNjUwMJnmuRsKZOBf K9kq5C7

#224-25 Request to exceed FAR at 25 Freeman Street
LIZBETH ANN HEYER petition for SPECIAL PERMIT/SITE PLAN APPROVAL to
exceed FAR to allow for a second story addition over the garage, as well as a 237
square foot addition to the footprint at 25 Freeman Street, Ward 4, Newton, on
land known as Section 41 Block 29 Lot 13, 11,821 sq. ft. of land in a district zoned
Single-Residence 3 Ref: Sec. 7.3.3, 3.1.3, 7.6, and 3.1.9 of Chapter 30 of the City
of Newton Rev Zoning Ord, 2017.
25 Freeman Street- https://newtonma.portal.opengov.com/records/882722
Action: Land Use Approved 5-0 (Councilor Block not voting)

Note: Lizabath Heyer, petitioner, joined the committee to discuss her petition her
request to exceed FAR at 25 Freeman Street. Ms. Heyer explained that their current house was
built in 2006 and the request is to allow for a second story addition over the garage. This is ADU
unit will be for the petitioner’s sister who will be moving in with the family to help which her
husband’s medical needs. Ms. Heyer further explained the benefits of the ADU, including
increased housing supply, property tax revenue and future accessibility for other families with
similar needs. The architect for the project Laura Homage presented the design details
including the site plan and elevations. The design does aim to minimize the impact on
neighbors, who have expressed support.


https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=JCWb-GJ8esM&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://www.youtube.com/watch?v=JCWb-GJ8esM&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://newtonma.portal.opengov.com/records/882722
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Cat Kemmett, Deputy Chief Planner, presented the attached PowerPoint from the Planning
Department. She explained that the proposed addition will slightly increase the FAR from 0.32
to 0.43, which is consistent with the neighborhood. The Planning Department does support the
project.

The committee expressed their support for the project.

The public hearing was opened and with no member of the public wishing to speak, the public
hearing was closed.

The Committee reviewed the draft council order. Councilor Laredo motioned to approve which
passed 5-0 (Councilor Block not voting)

#226-25 Request to extend nonconforming height at 163 Lincoln Street
JONATHAN WEINSTEIN petition for SPECIAL PERMIT/SITE PLAN APPROVAL to
construct a two-story rear addition which further extends the nonconforming
height at 163 Lincoln Street, Ward 5, Newton, on land known as Section 52 Block
01 Lot 21, 24, 185 sq. ft. of land in a district zoned Single Residence 2. Ref: Sec.
3.1.3,7.8.2.C.2, and, 7.3.3, of Chapter 30 of the City of Newton Rev Zoning Ord,

2017.

163 Lincoln Street- https://newtonma.portal.opengov.com/records/884550
Action: Land Use Approved 5-0 (Councilor Block not voting)
Note: Jonathan Weinstein, the petitioner, joined the committee to discuss his request

to extend nonconforming height at 163 Lincoln Street. Mr. Weinstein explained the purpose of
the project is to accommodate his in-law’s declining mobility. The addition is shorter than the
house, but with the recalculated grade, this technically increases the house’s official height by
less than 2 inches, which causes the need for a special permit.

The Planning Department presented the attached PowerPoint and noted that the property is in
compliance with all other zoning requirements, the change is minor and only due to the new
formula.

Councilors expressed support for the project.

The public hearing was opened and with no member of the public wishing to speaking the
public hearing was closed.

The Committee reviewed the draft council order. Councilor Laredo motioned to approve which
passed 5-0 (Councilor Block not voting).


https://newtonma.portal.opengov.com/records/884550
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#142-25 Request to exceed FAR and to allow parking in the front setback and within five
feet of the street at 65 Clark Street
RMR DEVELOPMENT LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL to
relocate a driveway from Clark Street to Cloverdale Road, placing parking within
the front setback and within five feet from Cloverdale Road and to construct a
2.5 story rear addition exceeding FAR at 65 Clark Street, Ward 6, Newton Centre,
on land known as Section 52 Block 28 Lot 12, containing approximately 8,641 sq.
ft. of land in a district zoned MULTI RESIDENCE 1. Ref: Sec. 7.3.3, 3.2.3, 3.2.11,
5.1.7.A, 5.1.13 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017.
65 Clark Street - https://newtonma.viewpointcloud.com/records/865377
Land Use Held 7-0; Public Hearing Opened on 05/20/2025

Action: Land Use Held 5-0 (Councilor Block not voting); Public Hearing Continued

Note: Sanjay Desai, RMR Development, presented an updated site plan from the last
discussion in May. The driveway/ parking stalls were adjusted to allow for 2 curb cuts, four
parking spaces that are now at least 5 feet from the street and permeable pavers were
proposed. The proposed plans showed the tree plan, which has several trees removed but
more proposed plannings. Ryan Cook, residential real estate agent joined the committee for the
discussion. He is also a direct abutter to the property.

Cat Kemmet, Deputy Chief Planner presented the attached PowerPoint. She explained that this
special permit is to exceed the FAR and allow parking in the front setback. Since the last
meeting the petitioner has provided revised plans that show the same FAR relief needed but
there were changes made to the parking plan. There will be 2 new curb cuts, one on Clark and
one on Cloverdale, with tandem parking for 4 cars, with 2 located in each driveway. It was also
noted that all of the stalls will measure 9” by 19”.

The public hearing was opened.

Ella Pelish, 67 Athelstane Road expressed her support for the project and believes it will be an
improvement to what is at the property now.

Katerine Sydney, 108 Athelstane, expressed her support for the project and again noted that it
will be an improvement to the neighborhood.

Councilors raised concerns regarding the tree plan and which trees were being removed. There
was also concerns regarding the types of trees that were being replanted.

Councilors raised concerns regarding the placement of trees and what trees were being
replanted.


https://newtonma.viewpointcloud.com/records/865377
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Councilor Laredo motioned to hold, to allow for a new tree planting plan can be submitted
which passed 5-0 (Councilor Block not voting).
#227-25 Request to amend the site plan associated with Special Permit #139-24 to allow
a retaining wall exceeding four feet in height at 157 Baldpate Hill Road
DANIEL KRUPP petition for SPECIAL PERMIT/SITE PLAN APPROVAL to amend the
site plan approved under Special Permit #139-24 to allow a retaining wall
exceeding four feet in height at 157 Baldpate Hill Road, Ward 8, Newton, on land
known as Section 82 Block 25 Lot 63, 16,048 sq. ft. of land in a district zoned
Single Residence 1. Ref: Sec. 5.4.2.B.1 and, 7.3.3, of Chapter 30 of the City of
Newton Rev Zoning Ord, 2017.
157 Baldpate Hill Road- https://newtonma.portal.opengov.com/records/884355
Action: Land Use Approved 6-0

Note: Daniel Krupp, petitioner, joined the committee to discuss his request to amend
the site plan for Special Permit #139-24 to allow for a retaining wall exceeding four feet in
height. Mr. Krupp explained that they have been working with a contractor that put up the
retaining wall that is in question without approval. They have now provided an updated site-
plan that includes the new retaining wall.

Sondria Berman, Planning Associate presented the attached PowerPoint. The petitioner
proposes to increase the height of the retaining wall at the rear of the property from the
initially approved height range of 0 to 5.8 feet. And in addition, the petitioner also

proposes to further increase the non-conforming lot coverage to 23.5% from the previously
approved 21%, where 20% is the maximum allowed by right. The Planning Department has
determined that because of the challenging topography, the updates to the property could not
be made without the implementation of a retaining wall over 4 ft in height.

The public hearing was opened and with no member of the public wishing to speak the public
hearing was closed.

Councilors expressed their support for the project, addressing the need for the retaining wall.

The Committee reviewed the draft council order. Councilor Farrell motioned to approve which
passed 6-0.

#225-25 Request to amend Special Permit #127-16 to waive 5 additional parking stalls at
288 Walnut Street
BRADFORD SPENCER, JEFFREY KATZ AND MARC RESNICK, TRUSTEES petition for
SPECIAL PERMIT/SITE PLAN APPROVAL to amend Special Permit #127-16 to allow
up to 80 students and 13 employees, which requires a waivers from the parking
regulations for number of stalls required at 288 Walnut Street, Ward 2, Newton,
on land known as Section 22 Block 04 Lot 15, 25, 088 sq. ft. of land in a district


https://newtonma.portal.opengov.com/records/884355
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zoned Business Use 2. Ref: Sec. 5.1.4, 5.1.13, 6.3.4.B.3.c and, 7.3.3, of Chapter 30
of the City of Newton Rev Zoning Ord, 2017.
288 Walnut Street- https://newtonma.portal.opengov.com/records/879282
Action: Land Use Approved 6-0

Note: The owner, Janet Hung, and Esthefany Hung, Operations Coordinator for the Tiny
World Daycare at 288 Walnut Street joined the committee to discuss their request to amend
Special Permit #127-16 to waive 5 additional parking stalls. The daycare opened in 2020 and
started with approximately 60 students. The request is to add an additional 20 students, 1
additional staff member and to waive the parking stalls. The plan is to increase the preschool
classrooms to full capacity without making any changes to the current infrastructure. The
comprehensive parking management is attached. Ms. Hung further explained that the drop-off
and pick-up procedure gives families a 30-minute window to help reduce congestion. There are
also several families that walk to the center. They explained that families are directed to enter
from Bowers Street and use the metered parking there. This is communicated to parents at
orientation and through out the year via email. The daycare will also be assigning staff to
monitor peak pickup times to help manage the traffic flow.

Sondria Berman, Planning Associate presented the attached PowerPoint. Ms. Berman
reiterated the proposed amendments to the original Special Permit. Planning’s analysis is that
the requested parking waiver of the parking stalls is appropriate for the site and location within
the village district. The site is also adjacent to public transportation and public parking options.

The public hearing was opened.

Russ Wolf, Clerk of the Newton Masonic Association, which directly abuts the property,
expressed his support of the day care but also raised concerns regarding the parking plan. He
does not believe that the study that was done is not an accurate depiction of the need because
it was done during a holiday weekend. There are parents that currently use the property across
the street for drop-off and pick-up. There is also a safety concern with children crossing the
street during the pick-up and drop-off period.

Suzanne Cucarullo, 120 Otis Street and a member of the Newtonville Area Council raised
concerns regarding the need for parking in Newtonville.

John Pelletier, representative from the 103 Madison Ave Condo Association, expressed his
support for the project.

Harry Sanders, owner of the Newtonville Depot, expressed his support of the project and the
day care.

Councilors did raise concerns regarding the parents adhering with the parking plan. They noted
the need for a sign on the property telling families not to park across the street. Councilors also


https://newtonma.portal.opengov.com/records/879282
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expressed the need for staff to be present for pick-up and drop-off to help manage the traffic-
flow.

The council also discussed adding a condition regarding the on-site recycling.

The Committee reviewed the draft council order. Councilor Laredo motioned to approve which
passed 6-0.

#223-25 Request to amend the site plan associated with Special Permit #101-21 and to
allow a combination of walls exceeding four feet in height at 667-673 Boylston
Street
CZ FLEET LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to amend the
approved site plan from Special Permit #101-21 to change the configuration of
the walls and allow a combination of retaining walls exceeding four feet in height
at 667-673 Boylston Street, Ward 6, Newton, on land known as Section 52 Block
29 Lot 41, containing approximately 16,959 sq. ft. of land in a district zoned Multi
Residence 1. Ref: Sec. 7.3.3, and 5.4.2.B.1 of Chapter 30 of the City of Newton
Rev Zoning Ord, 2017.
667-673 Boylston Street-
https://newtonma.portal.opengov.com/records/877858

Action: Land Use Held 6-0; Public Hearing Opened

Note: Terry Morris, Attorney representing the owner of the property Ton Zhu, joined
the committee to discuss the request to amend special permit #101-21 at 667-673 Boylston
Street. There was not an updated site plan provided that shows the changes for the property,
including retaining walls that are not above 4 ft in height.

Councilors discussing holding the item until there is an accurate and updated site plan is
provided.

The public hearing was opened.
Councilor Laredo motioned to hold which passed unanimously.
Respectfully Submitted,

Tarik Lucas, Vice- Chair


https://newtonma.portal.opengov.com/records/877858
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City of Newton
Planning and
Development

Petition: #224-25
Special Permit/Site Plan Approval
to exceed FAR
August 19, 2025

MATERIALS:

25 Freeman Street

Neighborhood Context
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Zoning Relief

Ordinance Action Required
§3.1.3 R.equest to amend Variance #3-06 to further reduce the Variance per §7.6
side setback
§3.13
§3.19 Request to exceed FAR (Special Permit) S.P. per §7.3.3

Criteria to Consider

lof2

When reviewing this request, the Council should consider whether:

* The specific site is an appropriate location for the proposed addition as designed. (§7.3.3.C.1)

* The proposed addition as designed 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 addition. (§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 increase in the FAR from .32 to .43, where up to .40 is allowed by right is consistent with

and not in derogation of the size, scale and design of other structures in the neighborhood (§3.1.3,
§3.1.9)



224-25

Analysis

Planning Department is supportive of the request to allow an increase in FAR

Staff agree with ZBA that this meets threshold of a reasonable accommodation request
Majority of work will be limited to existing footprint

Expanded area is located at the rear of the dwelling



226-25

City of Newton
Planning and
Development

Petition #226-25

Special Permit/Site Plan Approval to
further extend nonconforming height
with proposed two-story rear
addition

163 Lincoln Street

August 19, 2025

Aerial Map






