
 

Land Use Committee Report 
 

City of Newton 
In City Council 

 

Tuesday, October 7, 2025 
 

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

Also Present: Councilors Malakie, Gentile, Greenberg, Albright, Lipof, and Krintzman 

City Staff Present: Deputy Chief Planner Cat Kemmett, Planning Associate Sondria Berman, 
Deputy City Solicitor Jonah Temple, Chief Planner Katie Whewell, and Deputy Director of Planning 
and Development Jen Caira    

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 October 7, 2025, Land Use Meeting can be found at the following link: 
https://www.youtube.com/watch?v=fH5aEpsZlSk&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C
7 
 
Note: The Committee will review a request for a consistency ruling for 276 Nevada Street. The 
petitioner is seeking a consistency ruling from the Commissioner of Inspectional Services to retain 
existing retaining wall that measures approximately 67 feet in length on the right side of the 
property. The Commissioner is seeking the opinion of the Land Use Committee on the matter.  
276 Nevada -  https://newtonma.viewpointcloud.com/records/891059 
 
Note:   Laurance Lee, of Rosenberg, Freeman, and Lee, for the petitioner, shared the 
attached presentation and explained the Commissioner of Inspectional Services is asking for 
feedback on an existing retaining wall on the right side of the property. He shared that when 
construction started, it was the developer’s and the neighbor’s preference to keep the wall, and 
they installed a fence on top of it.  
 
Several councilors noted they would advise the Commissioner that this is consistent with the 
intent of the special permit.  
 
#156-25 Request to allow ground floor residential use, to allow three stories, to exceed 

FAR, and associated parking waivers at 1062 Beacon Street   
1062 BEACON STREET LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL to 
raze the existing dwelling and construct a four-unit multi-family dwelling with 
garaged parking, allowing for ground floor residential use, waivers from 
dimensional standards within a BU1 zone, and parking waivers at 1062 Beacon 

https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=fH5aEpsZlSk&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://www.youtube.com/watch?v=fH5aEpsZlSk&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://newtonma.viewpointcloud.com/records/891059
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Street, Ward 6, Newton Centre, on land known as Section 62 Block 04 Lot 19, 
containing approximately 6,604 sq. ft. of land in a district zoned BUSINESS1. Ref: 
Sec. 7.3.3, 4.4.1, 4.1.2.B.3, 4.1.3, 5.1.8.B.2 of Chapter 30 of the City of Newton 
Rev Zoning Ord, 2017. 

   Land Use Held 7-0-1 (Councilor Downs Not Voting) on 06-03-2025; Public 
Hearing Continued 

Action:  Land Use Approved 6-1-1 (Councilor Lucas Opposed) (Councilor Laredo 
Abstained); Public Hearing Closed 8-0  

 
Note:  Laurance Lee, of Rosenberg, Freeman, and Lee, for the petitioner, shared the 
attached presentation and gave a brief overview of the project. Attorney Lee noted there were 
questions about the fence on the property at the last Land Use meeting, so he included pictures 
of it in his presentation. He shared a picture of an example by-right rendering and mentioned 
that a by-right use could be mixed use or all commercial. Attorney Lee noted several neighbors 
and residents sent in supportive public comments on this project.  
 
Chief Planner Katie Whewell shared the attached presentation and noted the request is for a 4-
unit project in a BU1 zone that requires a special permit for the use as well as some 
dimensional waivers for the ground floor use. Ms. Whewell mentioned the petitioner submitted 
revised plans in September showing the project remaining largely the same, just with a FAR 
reduction from 1.34 to 1.29. She noted the project provided a transition from commercial to 
residential in that area.  
 
The public hearing was continued.  
 
Craig Nesta, 930 Walnut Street, expressed concerns about the project’s size, parking, and the 
current condition of the dwelling being demolished.  
 
Lindsay Gulden, 19 Garland Road, expressed support for the project and emphasized the need 
for more residential development.  
 
Bruce Beck, 1056 Beacon Street, expressed support for the project but asked for improvements 
in trash can placement and suggested evergreen trees as part of the landscaping plan.  
 
Enrique Rosero, 19 Garland Road, expressed support for the project and emphasized the need 
for new families in the neighborhood.  
 
A councilor expressed support for the project and noted its appropriateness for the area as well 
as the need for more housing.  
 
A councilor expressed concerns about the project’s size and suggested reducing it to 2.5 stories.  
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A councilor expressed support for the project and noted its positive impact on the 
neighborhood as well as the need for more housing.  
 
A councilor expressed concerns about parking congestion and the project’s size.  
 
The public hearing was closed.   
 
The committee reviews the draft council order. Councilor Lobovits made a motion to approve 
which passed 6-1-1 with Councilor Lucas opposed and Councilor Laredo abstained.  
 
#220-25 Request to allow three attached single-family dwellings with dimensional relief 

at 16-20 Winter Street 
HISTORIC CHESTNUT STREET LLC  petition for SPECIAL PERMIT/SITE PLAN 
APPROVAL to allow for the construction of a rear addition to the existing 
dwelling resulting in three attached single-family dwellings with dimensional 
relief for the building and parking configuration at 16-20 Winter Street, Ward 5, 
Newton, on land known as Section 51 Block 06 Lot 14, 11,369 sq. ft. of land in a 
district zoned Multi Residence 1. Ref: Sec. 3.4.1, 3.2.4, 6.2.3.B.2, 5.17.A, 5.1.13, 
5.2.4.B and, 7.3.3, of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 
16-20 Winter Street- https://newtonma.portal.opengov.com/records/875216 

  Land Use Held 7-0 on 07-22-2025; Public Hearing Continued 
Action:  Land Use Approved 8-0; Public Hearing Closed 8-0  
 
Note:  Laurance Lee, of Rosenberg, Freeman, and Lee, for the petitioner, shared the 
attached presentation and noted the project includes adding a read addition to create a three-
family dwelling. Attorney Lee mentioned neighbors had submitted letters of support ahead of 
the meeting. He noted the updated site plans showed corrected lot coverage and open space 
calculations.  
 
Senior Planner Sondria Berman shared the attached presentation and noted the correct 
calculations meet the required standards. Ms. Berman noted the proposed project would not 
adversely affect the neighborhood and will preserve the two-story esthetic facing Winter 
Street.  
 
The public hearing was continued. No members of the public were present to speak.  
 
A councilor suggested amending a condition in the special permit to include pervious paving 
material.  
 
Councilors expressed support for the project.  
 
A councilor raised concerns about the accuracy of the lot coverage calculations. Deputy City 
Solicitor Jonah Temple noted the City relies on calculations provided by professionals.  

https://newtonma.portal.opengov.com/records/875216
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The public hearing was closed.  
 
The committee discussed the draft council order. Councilor Downs motioned to approve which 
passed 8-0. 
 
#277-25 Request to extend the nonconforming rear setback at 30 Kingsbury Road 

KENNETT AND BARBARA BURNES petition for SPECIAL PERMIT/SITE PLAN 
APPROVAL to construct a connection between the existing detached garage and 
the dwelling which further extends the nonconforming rear setback at 30 
Kingsbury Road, Ward 7, Newton, on land known as Section 63 Block 26 Lot 6A, 
containing approximately 28,430 sq. ft. of land in a district zoned Single 
Residence 1. Ref: Sec. 7.3.3, 3.1.3, and 7.8.2.C.2 of Chapter 30 of the City of 
Newton Rev Zoning Ord, 2017. 
30 Kingsbury Road - https://newtonma.viewpointcloud.com/records/882970  

Action:  Land Use Approved 8-0; Public Hearing Closed 8-0   
 
Note:  Senior Planner Sondria Berman shared the attached presentation and noted this 
petition is to construct a mudroom addition to connect an existing detached garage to the 
primary dwelling which further extends the nonconforming rear setback. She mentioned the 
addition would not be easily visible from the street.   
 
Andrew Reck, of Oak Hill Architects, for the petitioner, noted this is a corner lot and it is largely 
conforming, except for the rear setback.  
 
The public hearing was opened. No members of the public were present to speak.  
 
A councilor encouraged the petitioners to reach out to neighbors ahead of the project starting.  
 
The public hearing was closed.  
 
The committee reviewed the draft council order. Councilor Laredo motioned to approve which 
passed 8-0.  
 
#238-25 Request to Rezone 399 Grove Street to Mixed Use 3 and to amend sections of 

the Mixed Use 3/Transit Oriented Development District of the Newton Zoning 
Ordinance* 
MS RIVERSIDE FEE OWNER LLC petition to amend sections 4.2, 4.4.1 and 7.3.5 of 
the Newton Zoning Ordinances and rezone 399 Grove Street, known as section 42 
Block 11 Lot 04 from BUSINESS USE 5 to MULTI USE 3. 
399 Grove Street - https://newtonma.viewpointcloud.com/records/885679 
Land Use Held 7-0 on 09-16-2025; Public Hearing Continued  

Action: Land Use Held 8-0; Public Hearing Continued 

https://newtonma.viewpointcloud.com/records/882970
https://newtonma.viewpointcloud.com/records/885679
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Note:  Please see note for #239-25.   
 
#239-25 Request to construct a mixed-use development consisting of 750 residential 

units, mixed commercial, parking and public open space at 355, 399 and 0 Grove 
Street* 
MS RIVERSIDE FEE OWNER LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL 
proposed to construct a mixed-use development consisting of six primarily 
residential buildings and with Building 6 featuring an attached multi- level garage 
with associated waivers from the Zoning Ordinance at 355,399, 0 Grove Street, 
Ward 4, Newton, on land known as Section 42 Block 11 Lot 03, Section 42 Block 
11 Lot 04 and Section 42 Block 11 Lot 4A containing approximately 9.34 acres of 
land in districts zoned  Mixed Use 3 Transit Oriented (MU3), BU2 (a portion to be 
rezoned to MU3), BU5 (to be rezoned to MU3) Ref: Sec. 7.3.3, 4.2, 4.4.1, 7.3.5, 
4.2.2.B.1, 4.2.3, 5.4.2.B, 5.1.4, 5.1.13, 5.1.8.B.1, 5.1.8.B.2, 5.1.8.B.4, 5.1.8.B.6, 
5.1.8.D.2, 5.1.9.B, 5.1.10.A.1, 5.1.10.B.3, 5.1.10.B.5, 5.1.12, 5.2, 5.2.13 of the City 
of Newton Rev Zoning Ord, 2017. 

  399 Grove Street - https://newtonma.viewpointcloud.com/records/885288 
Land Use Held 7-0 on 09-16-2025; Public Hearing Continued   

Action:  Land Use Held 8-0; Public Hearing Continued 
 
Note:  Stephen Buchbinder, Schlesinger and Buchbinder LLP, attorney for the 
petitioner, noted they intended to outline updates and changes made since the last hearing 
including parking, retail options, inspection, and building design changes. Attorney Buchbinder 
shared the attached presentation and mentioned that the developer may choose to include 
elderly housing with services in Building 1.  
 
Attorney Buchbinder and councilors discussed the process for adding elderly housing to this 
project which would include amending the language and readvertising (at the petitioner’s 
expense). He mentioned that if this piece would hold up the project, they would still like to 
move forward without it and then come back later for an amendment.  
 
Jesse Baerkahn, of GSP, discussed the retail strategy for this project including an emphasis on a 
tenant-first approach and the importance of flexible retail spaces. He mentioned uses such as a 
destination restaurant, small box food and beverage, and personal services may be successful in 
a project such as this one.  
 
Lispeth Tibbits-Nutt, of 128 Business Council, provided a detailed parking analysis, explained 
the shared use garage, and the management of parking demand during construction. She 
mentioned commitments made to the MBTA to provide certain parking which will be opposite 
usage time with residential use. She shared that the MBTA Woodland lot has space to 
accommodate parking demand during the approximately 18 months of construction and on 
special event days. Ms. Tibbits-Nutt presented the Transportation Demand Management (TDM) 

https://newtonma.viewpointcloud.com/records/885288
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which included infrastructure, information, and incentives to reduce single-occupancy vehicle 
use at the project. She noted the project exceeds industry standards for TDM due to its 
proximity to public transportation and its mixed-use development. She mentioned bike and 
pedestrian facilities will be present and support for electric vehicles including charging spots 
and electrical wiring for more spaces in the future. Ms. Tibbits-Nutt noted the project will be 
providing a 50% reimbursement on MBTA passes for the first two years of occupancy and will 
contribute to the City’s bike-share program.  
 
Randy Hart, of VHB, shared the team has been working through peer reviewer comments and 
discussed architectural improvements to Buildings 2/3 to enhance the gateway atmosphere. He 
noted Building 1’s height increased from six to seven stories to accommodate the changes.  
 
Rob Adams, of Halverson Design, shared renderings of the new bike infrastructure that would 
be added on Grove Street to connect to Riverside Park and adjustments to the public realm 
including the central green, play space, and amphitheater. Mr. Adams mentioned the central 
green will feature movable furniture, a canopy, and a large tree to create a flexible space. He 
also noted the play space will cater to both young and older children and the amphitheater will 
have lawn terraces to foster community interaction.  
 
Michael Lawson, of Minno Wasko Architects and Planners, presented the improvements to the 
architecture of Building 2/3 to address massing concerns. Mr. Lawson mentioned other minor 
architectural improvements throughout the project. Attorney Buchbinder noted that the 
changes resulted in an increase in over square footage and total units. Mr. Lawson also shared 
more in-depth explanations on the entrances for pedestrians and vehicles to Building 6.  
 
Due to the amount of new material presented, Deputy Chief Planner Cat Kemmett 
recommended the Chair move to public comment and councilor discussion.  
 
The public hearing continued.  
 
MaryLee Belleville, 136 Warren Street, expressed concerns about the impact of the project on 
the public who use the Riverside MBTA parking lot.  
 
Ewen Cameron, 248 Grove Street, expressed support for the changes proposed. Mr. Cameron 
noted concerns about traffic along Grove Street and the potential for this project to increase 
traffic.  
 
Ted Chapman, 91 Cornell Street, asked for more information on the bike and pedestrian paths, 
particularly the shared use path on Grove Street.  
 
The public hearing was continued.  
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A councilor expressed support for adding a hotel use to the project and asked for a new shadow 
study to be presented based on the new proposed configuration of the buildings. The same 
councilor expressed concern about the number of parking spaces per unit and preserving 
foliage on Grove Street around the entrance to the project. Attorney Buchbinder noted that 
most new developments are averaging less than one space per unit so some residents might 
use two spaces and some residents might not use any parking. Mr. Lawson confirmed they 
would be preparing a new shadow study. Mr. Adams shared that they do not plan to remove 
any trees along the shared use path on Grove Street but may need to remove some limbs for 
people to use the path safely.  
 
A councilor questioned Attorney Buchbinder’s comparison to the Trio development and 
emphasized the need for caution in parking planning for this project.  
 
A councilor expressed concern that the reimbursement for MBTA passes would only last for 
two years and pushed for a longer commitment. The same councilor asked for more 
information on how long it would take for a person on the far end of one of the buildings to 
travel to their car in the garage and then exit to the road.  
 
A councilor asked how the project manager would manage the movable furniture once the 
project is built. The same councilor noted generational changes nationwide around car 
ownership and driver’s licenses.  
 
A councilor asked for more information on how the proposed project changes would impact the 
Inclusionary Zoning units.  
 
Councilor Block motioned to hold both #238-25 and #239-25 which passed 8-0. 
 
The committee adjourned at 10:00pm.  
 
Respectfully Submitted,  
 
Andrea Kelley, Chair   
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