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To: Zoning Board of Appeals Members 
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Subject: Materials for September 17, 2025 Public Hearing 

Packet 1 

Hello, 

Please see the following supplemental materials for the upcoming hearing on 

September 17, 2025 Public Hearing. The following board members are scheduled to 

sit: Michael Rossi (Chair), Stuart Snyder, Jennifer Pucci, and Deb Crossley.  

1. ZBA Agenda dated September 17, 2025.

2. Application to amend a variance for 406 Cherry Street submitted June 27, 2025.

3. Meeting Minutes dated June 16, 2025

Thank you, 

Brenda Belsanti 

bbelsanti@newtonma.gov 

http://www.newtonma.gov/


 
        CITY OF NEWTON, MASSACHUSETTS 
                  Zoning Board of Appeals 

AGENDA 
 

Meeting Date:  September 17, 2025. 
Location:   Hybrid— 207 & Zoom  
Time:    7:00pm 
 
This meeting will be a hybrid meeting that will take place at Newton City Hall 
Room 207 (Council Chamber) and virtually via Zoom. To view and participate 
https://newtonma-gov.zoom.us/j/88369051681 or dial 
+16469313860,,88369051681#  
 

1. #02-25 406 Cherry LLC, 35 Webster Street, Newton, requesting to 
amend variance #24-59 to remove a condition limiting the use of the 
site to a single-family dwelling. The subject property is located at 406 
Cherry Street within a Multi-Residence 1 (MR-1) zoning district and 
consists of a 10,630 square foot lot. 

 
2. Meeting Minutes for July 16, 2025. 

  
3. Adjournment  

 
The location of this meeting is wheelchair accessible and reasonable accommodations 
will be provided to persons with disabilities requiring assistance. If you need a 
reasonable accommodation, please contact the city of Newton’s ADA/Sec.504 
Coordinator, Jini Fairley, at least two business days in advance of the meeting: 
jfairley@newtonma.gov or (617) 796-1253. For Telecommunications Relay Service, 
please dial 711 or call City Hall’s TTY/TDD line at 617-796-1089. 
 
 

 
 

 
 

Ruthanne Fuller 
Mayor 
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Director, Planning & 
Development 
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ZBA Clerk 
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Stuart Snyder 

Elizabeth Sweet 
Deb Crossley, Alternate 

Charles Eisenberg, Alternate 
 

1000 Commonwealth Ave 
Newton, MA 02459 
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NewGov - Newton, MA August 28, 2025

VAR-25-3
Zoning Board of
Appeals Variance
Application
Status: Active
Submitted On: 8/26/2025

Primary Location

406 CHERRY ST
WEST NEWTON, MA
02465

Owner

406 CHERRY STREET LLC
35 Webster Street West
Newton, MA 02465

Applicant

Adrienne Knudsen
617-332-4300
adriennehk@newtonculture.org
35 Webster Street

West Newton, MA 02465

Applicant Information

The individual submitting this application is the*

Property Owner

Do you have an attorney or other representative who
should be associated with this application?*

No

Are there additional property owners?

No

Is the property owner a company, corporation, or other
entity?*

Yes

Property Owner Information

Name*

406 Cherry LLC

Address*

35 Webster Street

City*

West Newton

State*

MA

Zip Code*

02465

8/28/25, 9:16 AM VAR-25-3

https://newtonma.workflow.opengov.com/#/explore/records/870832/files 1/6

bbelsanti
Received

Cassidy Flynn
Received



Please list all the names and addresses of the principals, officers,
and/or managers

Name*

Laurel Farnsworth

Role in Company/Corporation/Other Entity*

Manager

Address*

70 Perkins Street

City/Town*

West Newton

State*

MA

Zip Code*

02465

Name*

Adrienne Knudsen

Role in Company/Corporation/Other Entity*

Manager

Address*

74 Vista Ave

City/Town*

Auburndale

State*

MA

Zip Code*

02466

Project Information

Zoning District*

Multi-Residence 1

Current Use(s)*

single family

8/28/25, 9:16 AM VAR-25-3
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Proposed Use(s)*

two family

Briefly describe the requested relief identifying the specific zoning provisions?*

Removal of single family dwelling requirement from 1959 variance allowing two
family unit to be built.

Briefly describe all proposed changes to the structure(s) and/or use(s)?*

Redevelopment of property 

Any previous special permits or variances granted?*

Yes

Does require review from other Boards and
Commissions?*

No

Supporting Statement

Explain the special circumstances related to soil conditions, the shape or the topography of the land or structure
that are unusual and that do not generally affect other properties in the zoning district: *

The existing structure is in need of substantial improvement or demolition and
a new building built on the site. The subdivision in 1959, consistent with the
properties in the area at the time required a single unit use only.  Today the
area is primarily multi family dwellings and we believe this property is well
suited for condos or townhomes as allowed by right in MR1 districts.

8/28/25, 9:16 AM VAR-25-3
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Explain how the literal enforcement of the Newton Zoning Ordinance will result in a substantial hardship to the
owner and that the proposed variance is the minimum change that is necessary to allow the reasonable use of the
land or structure:*

It is believed that the best use of the property, providing needed housing
stock, consistent with recent development in the area, would be for a two
family unit and is consistent with the zoning code by right.  The inabilitly to
build a two family unit is a hardship for the current owner, a non-profit, who
would like to maximize the investment in the property.

Explain why granting the proposed variance will be in harmony with the purpose and intent of the Newton Zoning
Ordinance and will not be detrimental to the neighborhood or the public welfare:*

Granting an amendment to Variance #24-59 would maximize by right use of
the property and thus would be consistent with the intent and purpose of the
Newton Zoning Ordiance, not detrimental to the neighborhood or public
welfare and in keeping with by right options in this MR1 district.  The property,
in a neighborhood rich with multi family dwellings, is close to the West Newton
commuter rail stop, aligning this projected project with the community goal of
increasing housing in areas with strong train accessibility.

8/28/25, 9:16 AM VAR-25-3
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Digital Signature

I (we) grant permission for officials and employees of
the City of Newton to access my property for the
purposes of this application. I (we) certify that I (we)
have read the Board's Rules and Procedures before
submitting to ensure the completeness of my (our)
application. The undersigned, being the applicant,
hereby certifies under the pains and penalties of
perjury, that: the information above is true accurate to
the best of my understanding and belief. Declaring that
"The undersigned agree to comply with the
requirements of the Zoning Ordinance and rules in
connection with this application."*

Adrienne Hartzell Knudsen
May 19, 2025

Attachments

406 Cherry Re Area Plan.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:27 PM

REQUIRED

406 Cherry Re Plot Plan.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:27 PM

REQUIRED

406 Cherry Re Architectural Plans.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:27 PM

REQUIRED

Deed - 406 Cherry.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:13 PM

REQUIRED

Decision and Docs 1959 ZBA finding.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:14 PM

REQUIRED

Area Plan within 300 feet of subject property

Plot Plan/ Site Plan showing structures on subject property

Architectural Plans

Proof of Ownership

Previously Granted Variance or Special Permit

8/28/25, 9:16 AM VAR-25-3
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Petitioner Signature Form.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:13 PM

REQUIRED

Cherry_St_406_Wed_May_14_2025_08-57-24 (1).pdf
Uploaded by Adrienne Knudsen on Aug 22, 2025 at 12:13 PM

REQUIRED

406 Cherry Re Engineering Plan.pdf
Uploaded by Adrienne Knudsen on Aug 26, 2025 at 9:27 PM

REQUIRED

Petitioner Signature

Zoning Review Memo

Plan of Land from Registered Engineer or Land Surveyor

8/28/25, 9:16 AM VAR-25-3
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Ruthanne Fuller 
Mayor 

 

 
City of Newton, Massachusetts 

Department of Planning and Development 
1000 Commonwealth Avenue Newton, Massachusetts 02459 

Telephone 
(617) 796-1120 

Telefax 
(617) 796-1142 

TDD/TTY 
(617) 796-1089 

www.newtonma.gov 
 

Barney S. Heath 
Director 

 
 

ZONING REVIEW MEMORANDUM 
 

Date:   May 14, 2025 

To: Anthony Ciccariello, Commissioner of Inspectional Services 

From:   Jane Santosuosso, Chief Zoning Code Official 

Katie Whewell, Chief Planner for Current Planning 
 

Cc: 406 Cherry LLC, Applicant 
Barney S. Heath, Director of Planning and Development 
Jonah Temple, Deputy City Solicitor 

 

RE: Request to amend Variance #24-59 

Applicant: 406 Cherry LLC 

Site: 406 Cherry Street SBL:   33025 0002 

Zoning: MR1 Lot Area: 10,630 square feet 

Current use: Single-family dwelling Proposed use: Two-family dwelling 

 
BACKGROUND: 

 

The subject site is a 10,630 square foot lot in the MR1 zoning district improved with a single-family 
dwelling constructed in 1960. The lot was created by variance in 1959, requiring relief for lot width. 
The petitioner seeks to amend the variance to remove a condition limiting the use of the site to a 
single-family dwelling. 

 

The following review is based on plans and materials submitted to date as noted below. 
• Zoning Review Application, prepared by 406 Cherry LLC, applicant, dated 4/17/2025 

 
 
 

 

Preserving the Past Planning for the Future 

http://www.newtonma.gov/


 

 

ADMINISTRATIVE DETERMINATIONS: 
 

1. Variance #24-59 was granted in 1959 to allow for the subdivision of a larger lot into what is now 
400-402 and 406 Cherry Street.  The resulting lots met the required 10,000 square foot minimum 
lot area, however lacked adequate frontage (then measured as lot width) of 80 feet.  The subject 
lot was granted a variance to allow for 65.8 feet of lot width for the 10,630 square foot lot, with 
the condition that the lot could be improved only for use by a single-family dwelling.  The 
petitioner seeks to amend the variance to allow for the use of the lot for a two-family dwelling, 
which would be otherwise allowed as of right in the Multi-Residence 1 district. 

 

1. See “Zoning Relief Summary” below: 

 

Zoning Relief Required 

Ordinance 
 

Action Required 

 Request to amend Variance #24-59  
 























Preserving the Past    Planning for the Future  

    
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

MEETING MINUTES 

Wednesday, July 16, 2025. 
7:00 p.m. 

Remote via Zoom 

Board Members Present: Michael Rossi (Chair), Brooke Lipsitt, Elizabeth Sweet, Stuart Snyder, and 
Charles Eisenberg. 

Staff Present: Jennifer Wilson, City Solicitor and Brenda Belsanti, ZBA Clerk. 

 
A public hearing of the Newton Zoning Board of Appeals was held virtually via Zoom on 
Wednesday, July 16, 2025 at 7:00 p.m. on the following petition:  
 

1. #01-25 Lizbeth Heyer, 25 Freeman Street, Newton, requesting to amend variance #3-06 to alter 
approved plans to include a second story addition over the garage and a 237 square foot 
addition to the footprint to accommodate construction of an accessory dwelling unit. The 
subject property is located at 25 Freeman Street within a Single-Residence 2 (SR-2) zoning 
district and consists of a 11,821 square foot lot. 
 

2. Approval of meeting minutes dated September 9, 2024; September 18, 2024; October 16, 2024; 
November 20, 2024; and March 26, 2025. 

 
 
Agenda Item 1: #01-25 Lizbeth Heyer, 25 Freeman Street, Newton. Sitting Members: Michael Rossi 
(Chair), Brooke Lipsitt, Elizabeth Sweet, Stuart Snyder, and Charles Eisenberg.  
 
Documents Submitted: 
 

1. Variance Application submitted June 27, 2025. 
2. Revised Plot Plan submitted June 30, 2025. 
3. Revised Plot Plan with addition submitted July 3, 2025. 
4. Revised Zoning Review Memo dated July 3, 2025. 

 
 

 

Ruthanne Fuller 
Mayor 

 

City of Newton, Massachusetts 
Department of Planning and Development 

1000 Commonwealth Avenue Newton, Massachusetts 02459 
 

ZONING BOARD OF APPEALS 
Brenda Belsanti, Zoning Board Clerk 

 

 

Telephone 
(617) 796-1120 

Telefax 
(617) 796-1142 

TDD/TTY 
(617) 796-1089 

www.newtonma.gov  
 

Barney Heath 
Director 

 

  

http://www.newtonma.gov/
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Testimony: 
 
Ms. Lizbeth Heyer stated the reasons for a wheelchair accessible ADU for her husband and the 
changing health and mobility needs of the family since the original variance was granted in 2006.  The 
entire house will be fully accessible and adaptable for any future owners that may need it. 
 
Laura Homich, PCA, 221 Hampshire Street, Cambridge, presented the architectural and plot plans for 
the ADU. 
 
Public Comments: 
 
There were no public comments. 
 
Deliberation: 
 
Chair Rossi stated that there are different issues with this variance that seem to fall under the Federal 
Fair Housing Act and asked Attorney Wilson to weigh in and give guidance. 
 
Attorney Wilson stated that this variance should be heard under the framework of a reasonable 
accommodation request.  Fair Housing impose on local governments to make reasonable 
accommodations in land use and zoning regulations.  The request is based on four factors - whether the 
housing, which is the subject of the request for reasonable accommodation, will be used by an 
individual with disabilities protected under fair housing laws, whether the requested accommodation is 
reasonable and necessary to make housing available to an individual with disabilities protected under 
the fair housing laws, whether the requested accommodation would impose an undue financial or 
administrative burden on the jurisdiction, and whether the requested accommodation would require a 
fundamental alteration in the nature of the jurisdiction's land use and zoning or building program. If all 
four factors are met, then the variance should be granted. 
 
Ms. Lipsitt asked if the reasonable accommodation in place when the original variance was granted in 
2006. 
 
Attorney Wilson stated she believes they were in place. The Law Department spoke with the City 
ADA Coordinator and she stated that this request falls under the first two factors of the reasonable 
accommodation. 
 
Ms. Lipsitt stated that this variance seems to fall under this rubric.  
 
Mr. Snyder stated that the presentation answered all the questions before asking and he believes it 
meets all the criteria for reasonable accommodation. 
 
Ms. Sweet stated that she believes this is a clear-cut case for reasonable accommodation. 
 
Ms. Lipsitt made a motion to close the public hearing and was duly seconded by Mr. Snyder. 
 
The motion passed unanimously 5-0. 
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Chair Rossi asked Attorney Wilson if there would be anything that would need to be added in this 
case. 
 
Attorney Wilson stated that the Board can use the determination of the ADA Coordinator to the first 
two factors to base their decision. 
 
Chair Rossi stated his agreement and found that the other two factors were also being met. 
 
Ms. Lipsitt made a motion to approve the amendment to variance #03-06 and was duly seconded by 
Mr. Snyder. 
 
The motion passed unanimously 5-0. 
 
Agenda Item 2: Approval of meeting minutes dated September 9, 2024; September 18, 2024; October 
16, 2024; November 20, 2024; and March 26, 2025.  Sitting Members: Michael Rossi (Chair), Brooke 
Lipsitt, Elizabeth Sweet, Stuart Snyder, and Charles Eisenberg.  
 
Mr. Eisenberg made a motion to approve the five sets of minutes and was duly seconded by Ms. 
Sweet. 
 
The motion was passed unanimously 5-0. 
 
The meeting was adjourned at 7:23 p.m. 
 

 
 
 
 
 

ZBA DECISIONS can be found at www.newtonma.gov/ZBA 

http://www.newtonma.gov/ZBA
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