
    
 
 
 
 
 
 
 
 
 
 
 
 

PUBLIC HEARING MEMORANDUM 

DATE: October 17, 2025 
 
TO:  City Council 
 
FROM:  Barney S. Heath, Director of Planning and Development 
  Katie Whewell, Chief Planner for Current Planning 
  Cat Kemmett, Deputy Chief Planner for Current Planning 
  Sondria Berman, Senior Planner 
 
SUBJECT: Petition #306-25 Request for Re-Zoning by Two Squares, LLC petition to rezone a 

portion of 41 Farwell Street Section 21 Block 12 Lot 14 as follows: from Limited 
Manufacturing to Multi-Residence 2 as depicted on Approval Not Required (ANR) 
site plan prepared by Peter J. Nolan & Associates, LLC, signed and stamped by Peter 
J. Nolan, Professional Land Surveyor, dated 6/24/2021 and 8/24/2021 
 
Petition #307-25 Request for Special Permit/Site Plan Review (Lot 1) for the 
proposed Limited Manufacturing (LM) lot (to be rezoned MR-2) to allow a multi-
family dwelling, to allow tandem parking, to waive the perimeter screening 
requirements, and to waive the lighting and photometric plan requirements at 41 
Farwell Street, Ward 3, Nonantum, on land known as Section 21 Block 12 Lot 14, 
containing approximately 10,723 sq. ft. of land in a district zoned Limited 
Manufacturing (to be re-zoned to Multi-Residence 2) Ref: Sec. 7.3.3, 3.4.1, 5.1.8.E.1, 
5.1.13, 5.1.9.A, of the City of Newton Rev Zoning Ord, 2017. 
 
Request for Special Permit/Site Plan Review (Lot 2) for the Limited Manufacturing 
(LM) lot to allow single-level non-accessory parking, to waive the requirement to use 
the A+B+C formula to determine parking, to allow parking in the front and side 
setbacks, to waive the (Newton) accessible stall width, to reduce the minimum aisle 
width requirement, to waive the perimeter screening requirements, to waive the 
interior landscaping requirements, and to waive the lighting and photometric plan 
requirements for 41 Farwell Street, Ward 3, Nonantum, on land known as Section 21 
Block 12 Lot 14, containing approximately 14,090 square feet of land in a district 
zoned Limited Manufacturing Ref: Sec. 7.3.3, 4.4.1, 5.1.3.B, 5.1.13, 5.1.8.B.A.1, 
5.1.8.D.1, 5.1.9.A, 5.1.9.B, 5.1.10.A, of the City of Newton Rev Zoning Ord, 2017. 
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APPLICATION RECORD 

Petition #306-25: https://newtonma.portal.opengov.com/records/872486 

Petition # 307-25: https://newtonma.portal.opengov.com/records/882584 

 

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 Planning 
Department's intention is to provide a balanced review 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. 
 
 

OVERVIEW 

Approval Not Required (ANR) 

The petitioner proposes to divide the parcel at 41 Farwell Street (Section 21, Block 12, Lot 14) 
with 24,815 square feet in total into two new lots, each consisting of 10,723 (Lot 1) and 14,090 
square feet (Lot 2), respectively based on a separate re-zoning Petition #306-25 and 
corresponding proposed ANR Plan titled, “41 Farwell Street Newton Ma Approval Not Required 
Plan” prepared by Peter J. Nolan, P.L.S., dated 7/21/2022. 

Rezoning 

Tied to the ANR plan is the proposed re-zoning of one of the two new parcels. The petitioner is 
requesting to re-zone Lot 1 (10,723 square feet) from LM to MR-2 to construct a three-unit multi-
family residential project.  Lot 2, consisting of 14,090 square feet will remain zoned LM and 
continue to serve as a non-accessory parking use. 
 
The Planning & Development Board will review this rezoning request at the joint public hearing 
of the Land Use Committee and Planning and Development Board on October 21, 2025.  The 
Planning and Development Board will issue a separate rezoning recommendation to the City 
Council. 
 
Special Permit 

The petitioner is requesting special permit relief for both Lot 1 and Lot 2 in conjunction with the 
aforementioned re-zoning request for Lot 1 consistent with the Approval Not Required (ANR) site 
plan for the use and dimensional requirements of both the LM district and the proposed MR-2 
district.  The petitioner is proposing to redevelop Lot 1 into a multifamily dwelling and to keep 
Lot 2 to be used as a parking lot, which now requires dimensional waivers to legitimize the 

41 Farwell Street 

https://newtonma.portal.opengov.com/records/872486
https://newtonma.portal.opengov.com/records/882584
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existing conditions. 

Lot 1 requires special permit relief for the proposed multi-family use as well as parking and 
perimeter screening requirements.  As proposed, the multi-family building would contain three 
2.5 story units of approximately 3,369 square feet per unit and two tandem parking stalls per 
unit for a total of six parking stalls.  

Lot 2 requires special permit relief for both the use of non-accessory parking and dimensional, 
landscape screening, and lighting requirements for a parking facility with five or more parking 
stalls. 

Summary Analysis 

Planning is unconcerned with the proposed three-unit multi-family development proposed on 
Lot 1. The proposed multi-family residential use would be in context with the mixed-use, higher-
density neighborhood and existing two, three and multi-family residences surrounding the lot to 
the north, south, and east, which are all zoned MR2.  Planning believes the proposed MR-2 zone 
for Lot 1 would not be incongruous with the neighborhood and provide a public benefit in 
creating additional housing stock to the area, which is surrounded by local amenities and 
businesses1. The proposed development on Lot 1 provides a unique opportunity to redevelop a 
surface parking lot into low density housing that is contextual with the neighborhood. Despite 
the notable relief required for Lot 2, it largely reflects existing conditions in maintaining the use 
for non-accessory surface parking and benefits from a landscaping plan that incorporates 
additional tree plantings.  

 
1 2007 Newton Comprehensive Plan 
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I. Zoning Relief Requested: 

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

   
II. Criteria for Consideration per §7.3.3, §5.1.13: 

LOT 1: 

• The site is an appropriate location for the proposed multi-family residence on Lot 1. 
(§7.3.3.C.1) 

• The proposed multi-family residential use for Lot 1 will not adversely affect the 
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neighborhood. (§7.3.3.C.2) 

• There will be no nuisance or serious hazard to vehicles or pedestrians. (§7.3.3.C.3) 

• Access to both Lot 1 is appropriate for the types and numbers of vehicles involved. 
(§7.3.3.C.4) 

• Literal compliance with the required parking stall design standards for Lot 1 is 
impracticable due to the nature of the use, or the location, size, width, depth, shape, 
or grade of the lot, or that such exceptions would be in the public interest or in the 
interest of safety or protection of environmental features. (§5.1.13) 

• Literal compliance with the lighting requirements for parking facilities over five stalls 
for Lot 1 is impracticable due to the nature of the use, or the location, size, width, 
depth, shape, or grade of the lot, or that such exceptions would be in the public 
interest or in the interest of safety or protection of environmental features. (§5.1.13) 

• Literal compliance with the landscape requirements for perimeter screening for 
parking facilities over five stalls for Lot 1 is impracticable due to the nature of the use, 
or the location, size, width, depth, shape or grade of the lot, or that such exceptions 
would be in the public interest or in the interest of safety or protection of 
environmental features (§5.1.13) 

LOT 2: 

• The site is an appropriate location for the proposed non-accessory parking on Lot 2. 
(§7.3.3.C.1) 

• The proposed non-accessory parking use for Lot 2 will not adversely affect the 
neighborhood. (§7.3.3.C.2) 

• There will be no nuisance or serious hazard to vehicles or pedestrians. (§7.3.3.C.3) 

• Access to both Lot 2 is appropriate for the types and numbers of vehicles involved. 
(§7.3.3.C.4) 

• Literal compliance with the dimensional parking requirements for accessible stalls for 
Lot 2 is impracticable due to the nature of the use, or the location, size, width, depth, 
shape, or grade of the lot, or that such exceptions would be in the public interest or 
in the interest of safety or protection of environmental features. (§5.1.13) 

• Literal compliance with the City’s parking regulations for Lot 2 is impracticable due to 
the nature of the use, or the location, size, width, depth, shape, or grade of the lot, or 
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that such exceptions would be in the public interest or in the interest of safety or 
protection of environmental features. (§5.1.13) 

• Literal compliance with the lighting requirements for parking facilities over five stalls 
for Lot 2 is impracticable due to the nature of the use, or the location, size, width, 
depth, shape, or grade of the lot, or that such exceptions would be in the public 
interest or in the interest of safety or protection of environmental features. (§5.1.13) 

• Literal compliance with the landscape requirements for perimeter screening for 
parking facilities over five stalls for Lot 2 is impracticable due to the nature of the use, 
or the location, size, width, depth, shape or grade of the lot, or that such exceptions 
would be in the public interest or in the interest of safety or protection of 
environmental features (§5.1.13) 

• Literal compliance with the interior landscape requirements for Lot 2 is impracticable 
due to the nature of the use, or the location, size, width, depth, shape or grade of the 
lot, or that such exceptions would be in the public interest or in the interest of safety 
or protection of environmental features (§5.1.13) 

 
III. Existing Site Description                          

 
The subject property currently exists as one contiguous parcel of 24,815 square feet and is 
zoned Limited Manufacturing (LM). Its current use serves as a 46-stall, non-accessory parking 
lot utilized by the multi-tenanted office building to the northwest at 26 Farwell Street as well as 
by a shuttle bus company to store vehicles. 
 
Abutting properties to the north, south, and east are zoned Multi-Residence 2 (MR-2), with a 
Manufacturing (M) zone to the west. Properties zoned MR-2 include an apartment building 
straddling two lots and multi-unit residences.  The Manufacturing district to the west includes 
various commercial uses including retail, office, and restaurant businesses. The mixed-use 
neighborhood includes a diversity of residential and commercial uses, with a lack of nearby 
accessibility to public transportation.   
 
IV. Project Description and Analysis  

 
A. Land Use 

The current use of the site is commercial.  If the ANR, in conjunction with the 
requested re-zoning and special permit are approved, the use would include both 
residential and commercial uses zoned MR-2 and LM respectively, with the 
construction of a three-unit multi-family dwelling on Lot 1 and non-accessory parking 
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facility on Lot 2. 

B. Site Design for Lot 1 and 2 

The petitioner is proposing to complete an ANR at 41 Farwell Street to divide the existing 
lot of 24,814 square feet into two distinct parcels: Lot 1, consisting of 10,723 square feet 
of land, and Lot 2, consisting of 14,090 square feet of land.  The existing lot includes a 
45-foot wide right of way that begins at Farwell Street and follows the entirety of the 
western lot line.  Per the ANR plan, the right of way will become a part of Lot 2 and serve 
as the driveway to the proposed non-accessory parking for Lot 2.   

Lot 1 – Proposed Three Unit Project 

For the proposed Lot 1, the petitioner is seeking to re-zone the parcel from Limited 
Manufacturing (LM) to Multi-Residence- 2 (MR-2) and special permit relief to allow the 
use and construction of a three-unit multi-family dwelling. The proposed dwelling meets 
all dimensional zoning requirements including setbacks, height, stories, lot area and lot 
area per unit, frontage, and open space.   

In addition to special permit relief for the use, the petitioner is also seeking relief to allow 
tandem parking for six parking stalls, configured in a 2 x 3 arrangement with three rows 
of two tandem stalls adjacent to the multi-family dwelling.  Per Sec. 5.1.8.E.1, a parking 
design that requires one car to move in order for another car to access a parking stall 
requires special permit relief. 

The petitioner is also seeking to waive the perimeter screening requirements required 
in Sec. 5.1.9.A.  This screening requirement is due to Lot 1 proposing to add more than 
five stalls on site.   The petitioner is proposing to add a four-foot landscape buffer along 
the eastern and interior lot lines of the parking area, but the design and shape of the 
tandem parking stalls precludes landscape screening on the western and rear lot lines 
which directly abut Lot 2.  This is due to the fact that the rear lot line is the access point 
to the tandem parking stalls. 

The design of the multi-family dwelling includes a common lobby that connects the three 
proposed units, with Units 1 and 2 consisting of 1,795 square feet and Unit 3 slightly 
smaller consisting of 1,466 square feet in size.  The proposed units together include 211 
square feet of attic space and no basement, for a total gross floor area of 5,479 square 
feet where 5,528 gross square feet is the maximum allowed for the site. 

In the MR-2 district, multi-family residences can have a maximum sloped roof height of 
36 feet and three stories.  The proposed development has a maximum height of 33.9 
feet and includes 2.5 stories.   

Planning notes that while the project meets all setbacks, the proposed front setback of 
25 feet and rear setback of 15 feet meet the required 25 foot and 15 minimum setbacks 
exactly.  Planning recommends the applicant pay close attention to these setbacks 
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during construction, as encroachment into these setbacks will require additional special 
permit relief. 

The proposed multi-family dwelling proposes 25% lot coverage where 30% is the 
maximum allowed as of right, and 65% open space where 50% is the minimum required.  

The petitioner is seeking a waiver for the lighting requirement under section 5.1.10.A for 
parking facilities over five stalls that provide overnight parking to include security lighting 
with a minimum intensity of 1-foot candle on the entire surface of the parking facility.  
The petitioner has not provided a photometric plan to demonstrate compliance, and is 
seeking a waiver for this requirement.  Planning recommends the petitioner provide 
additional information as to why they are seeking a waiver and how the petitioner can 
ensure adequate safety and security of Lot 2 for vehicles and pedestrians alike.  

Finally, as the topography of the site is mostly level, there are no proposed retaining 
walls on the site plan. 

Lot 2 – Maintain Existing Surface Parking Facility 

For the proposed Lot 2 consisting of 14,090 square feet, the petitioner is seeking to keep 
the existing zoning as Limited Manufacturing (LM) but due to the creation of new lot 
dimensions per the ANR plan, Lot 2 requires special permit relief to allow for the use 
(non-accessory parking), and relief for density, dimensional and screening requirements.  
The special permit relief largely reflects the existing conditions of the site. 

Lot 2 directly abuts Lot 1 to the west and south.  A 22.5 foot right of way that runs parallel 
to the western lot line of Lot 2 will serve as driveway access for both the non-accessory 
parking on Lot 2 and the six tandem parking stalls for Lot 1.   

The City’s Zoning Ordinance requires relief for single-level (surface) non-accessory 
parking use, per section 4.4.1. Planning recommends the petitioner confirm that the 
reduced number of parking stalls (32 stalls) will not have an adverse impact on abutting 
businesses served, compared to the existing site consisting of 46 parking stalls. 

As a newly created lot, Lot 2 also requires a special permit waiver for section 5.1.3.B, 
which requires a specific parking formula to be used to calculate parking space 
requirements for a change in use.  The formula is used to determine if a parking credit is 
sufficient to satisfy a new proposed use.  In the case of Lot 2, the new use proposed (non-
accessory parking) is analogous to the existing use and does not have a parking 
requirement because the lot acts as a parking lot itself.   As there is no required parking 
for the site because it serves a non-accessory parking use for off-site businesses, a waiver 
is required for the aforementioned formula calculation. 

Lot 2 requires a 25-foot front setback and 5-foot side and rear setbacks for parking per 
section 4.3.3.  Per section 5.1.8.A.1, no parking stall may be located within the front or 
side setbacks.  The petitioners propose parking in the front (25-foot) setback for 
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proposed accessible parking and additional parking within 5 feet of the rear setbacks for 
approximately 13 stalls, requiring relief. 

Per section 5.1.8.B.3, parking facilities with 26-40 parking stalls are required to have a 
minimum of two accessible parking stalls on site.  The petitioner proposes to meet this 
requirement with two accessible parking stalls, dimensioned at 8 x 19 feet with a shared 
8 x 19-foot access aisle in between the stalls and meets the State code 521 CMR 23 
requirements.  However, the City’s zoning code per Section 5.1.8.B.4 requires each ADA 
accessible stall to be 12 x 19 feet wide, without an access aisle requirement, requiring a 
dimensional waiver.  Planning notes that the shared 8 x 19-foot shared access aisle space 
affords an additional 4 feet in width to each respective accessible parking stall, for a total 
of 12 feet for each stall and provides a similar amount of space to the City’s zoning 
requirement.   

With a total of 32 stalls proposed, Lot 2 is subject to section 5.1.9.B requiring interior 
landscaping for parking facilities consisting of over 20 stalls.  The petitioner proposes to 
add two interior planting beds toward the southwest corner of the lot, however, they do 
not meet the minimum dimensional requirements outlined in section 5.1.9.B.2, which 
requires 25 square foot planting areas with no dimension less than 5 feet.  Planning notes 
that the interior area of Lot 2 provides limited space in which to meet this requirement, 
requiring a waiver. 

Finally, the petitioner is seeking a waiver for the lighting requirement under section 
5.1.10.A for parking facilities over five stalls that provide overnight parking to include 
security lighting with a minimum intensity of 1-foot candle on the entire surface of the 
parking facility.  The petitioner has not provided a photometric plan to demonstrate 
compliance, and is seeking a waiver for this requirement.  Planning recommends the 
petitioner provide additional information as to why they are seeking a waiver and how 
the petitioner can ensure adequate safety and security of Lot 2 for vehicles and 
pedestrians alike.  

C. Parking and Circulation 

Lot 1 

The petitioner is proposing to add six stalls in a 2 x 3 tandem configuration at the rear 
of the property along the eastern lot line.  The driveway access to the proposed 
parking on Lot 1 is accessed through the two-way driveway proposed for Lot 2.   The 
proposed six parking stalls are dimensionally compliant, 9 x 19 parking stalls that are 
outside of the five-foot side setback for parking.  

The Landscaping Plan does not show any bike storage on site for any of the units. 
Planning recommends that the petitioner consider including storage for alternative 
transportation methods on the Lot. 
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While the entire existing lot at 41 Farwell Street consists primarily of pavement, the 
proposed three-unit project on Lot 1 will add 65% open space where 50% is the 
minimum required in an MR-2 zone providing additional trees and green space for the 
neighborhood.  

Lot 2 

The proposed non-accessory parking use on Lot 2 is designed with 90-degree stalls 
requiring a 24-foot minimum width for maneuvering aisles with two-way traffic per 
section 5.1.8.C.  A portion of the proposed driveway aisle that begins at Farwell Street 
and runs parallel along the western lot line has an aisle width of 22.5 feet, requiring 
relief.  This driveway is part of a larger, 45-foot right of way shared with the abutting 
property at 23 Farwell Street.  The driveway aisle increases along the rear of the 
property to meet the 24-foot minimum width. 

The number of parking stalls proposed for Lot 2 includes 32 stalls and an eight-foot-
wide access aisle.  Per the Landscaping Plan, snow storage is proposed along the 
eastern lot lines. 

The Landscaping Plan shows an allocation for visitor bike parking along the northern 
lot line facing the street.  Planning encourages the petitioner to itemize the and 
confirm the number of bike storage space available on the plan, to ensure it is 
compliant with Section 5.1.11 allocating one bicycle space per ten parking stalls for 
parking facilities containing 20 stalls or more.   

D. Landscaping and Lighting 

Lot 1 

The proposed Landscaping Plan for Lot 1 includes the addition of new lawn area 
surrounding the perimeter of the multi-family dwelling, and four new trees.  Two trees 
along the right-of-way facing Farwell Street are proposed to be removed.   The 
petitioner is advised that they will need to obtain a Tree Permit prior to building 
permit, should this petition be approved.  

The Landscape Plan shows a generous use of privacy fencing coupled with the addition 
of lawn, shrubs and trees.  The eastern lot line, which faces a three-story 
condominium complex, includes existing fencing of both a 5-6 foot stockade fence and 
a six-foot wood board fence.  Additional fencing runs along the along the outer areas 
of the multi-family dwelling, offering privacy along the eastern and southern areas of 
the lot.  The fencing continues into the abutting Lot 2 and provides screening for the 
western side of the lot.    

The Landscaping Plan includes a small among of snow storage along the eastern lot 
line, adjacent to the tandem parking area.  Pedestrian access to the multi-family 
dwelling can be accessed from the sidewalk along Farwell Street to the communal 
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entry lobby, as well as from the tandem parking area to a side entrance to the 
communal entry lobby.   

The petitioner is seeking a waiver from the required lighting plan which shows lighting 
levels less than the one foot-candle minimum as required by the Ordinance.  Planning 
recommends the petitioner provide additional information to ensure that safety and 
security will be maintained on site for vehicles and pedestrians alike. 

Lot 2 

The proposed Landscaping Plan for Lot 2 includes the addition of four small landscape 
areas, two of which include proposed tree plantings.  The landscape area closest to 
the front lot line includes an existing 10” tree that may be removed.  The petitioner is 
proposing to keep an existing 36” DBH tree on the eastern lot line.  An additional tree 
is proposed to be planted along the eastern lot line, behind the proposed six-foot 
fence that offers privacy to the abutting multi-family dwelling on Lot 1.  The petitioner 
is advised that they will need to obtain a Tree Permit prior to building permit, should 
this petition be approved. 

The petitioner is seeking a waiver from the required lighting plan which shows lighting 
levels less than the one foot-candle minimum as required by the Ordinance.  Planning 
recommends the petitioner provide additional information to ensure that safety and 
security will be maintained on site for vehicles and pedestrians alike. 

V. REZONING REQUEST 

The proposed ANR divides the existing lot at 41 Farwell Street into two parcels, Lot 1 
and Lot 2.  While the petitioner proposes to keep Lot 2 under the current zoning 
district, (LM), they are proposing to change Lot 1 to an MR2 district to allow 
construction of a three-unit multi-family residence by special permit.  The current LM 
zone for the proposed Lot 1 prohibits residential uses by-right.  Other by-right uses 
allowed in the LM district include select civic, commercial, and industrial business 
uses.  

A review of the zoning history for the parcel at 41 Farwell Street shows that in the 
early 1920’s the parcel was included in a residential district, but was later re-zoned to 
a Manufacturing district in the late 1930’s2.  The parcel remained a part of the 
Manufacturing district, which abutted other areas in Nonantum that continued to 
evolve into a mixed-use area of commercial, industrial, and residential uses. By 1996, 
the Zoning Map for the City of Newton amended the neighborhood zoning to reflect 
a heterogenous mixture of Manufacturing and Limited Manufacturing parcels, likely 

 
2 Single-Family Zoning in Newton, 1922-1953 
https://www.newtonma.gov/home/showpublisheddocument/67274/637517536459430000 
 

https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.newtonma.gov%2Fhome%2Fshowpublisheddocument%2F67274%2F637517536459430000&data=05%7C02%7Csberman%40newtonma.gov%7Cde97e369dd104c867bc708ddfa97b570%7C2a3929e0ccb54fb381402e2562c90e96%7C0%7C0%7C638942251698575643%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=dxwudj9C3hKATeZ6UwL5z5pJmOpqeYE4O1J65Qbf7pc%3D&reserved=0
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leading to the current zoning for 41 Farwell Street as Limited Manufacturing. 

Planning notes that present-day abutting districts to the north, south, and east are 
zoned Multi-Residence 2 (MR-2), with a Manufacturing (M) zone to the west of the 
subject property.  A rezoning of this parcel to an MR-2 district would bring the parcel 
into conformance with an abutting district and the proposed use would be analogous 
to surrounding residential uses to the north, east, and west.  There are no other 
parcels in the area zoned Limited Manufacturing, with the only other LM zone located 
in Oak Hill’s Wells Avenue area. 

Planning notes that the City’s Comprehensive Plan encourages “Smart Growth” 
development, growing housing and other development projects where they 
“compliment neighborhood character and infrastructure capacity” 3.  The petitioner’s 
proposed multi-family dwelling for Lot 1 provides an opportunity to generate 
additional low-density housing, supports housing diversity and increases housing 
supply4.  Furthermore, the Comprehensive Plan notes that petitions to refine zoning 
to “facilitate needed housing development” should be considered, including exploring 
the allowance of “multi-family at some locations where otherwise not allowed” if this 
serves the public interest and supports the goals outlined within the Plan5. 

VI. INTERDEPARTMENTAL REVIEW 

A. Conservation Review: A portion of 41 Farwell Street is within the Riverfront 
Protection area and is subject to the Wetlands Protection Act.  As such, this project 
is subject to Conservation Commission review and permitting prior to the issuance 
of a building permit. 

B. Engineering Review: The Engineering Department has reviewed and issued approval 
for the proposed ANR plan, included in Attachment B and provided a memo on the 
proposed development for this petition in Attachment C. A Stormwater 
Management Report, as well as an Operations and Management Plan, have also 
been submitted with this petition for review and will be subject to further 
Engineering review and approval.   

 
VII. PETITIONER’S RESPONSIBILITIES 

This petition is considered complete. 

 
3 2007 Newton Comprehensive Plan, p.1-3 
4 Ibid, p.5-13 
5 Ibid, p. 5-16 
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 ATTACHMENTS: 

 
Attachment A: Zoning Review Memorandum, dated October 14, 2025 
Attachment B: Request to Rezone Map/ ANR Plan 
Attachment C: Engineering Memorandum, dated September 11, 2025 
 
 
 
 



Preserving the Past    Planning for the Future  

     
     
 
 
 
 
 

 

ZONING REVIEW MEMORANDUM 
Date: October 14, 2025 
 
To: Anthony Ciccariello, Commissioner of Inspectional Services 
 
From: Jane Santosuosso, Chief Zoning Code Official 
 Katie Whewell, Chief Planner for Current Planning 
  
Cc: Peter Quinn Architects 

Two Squares LLC, Applicant 
Barney S. Heath, Director of Planning and Development  

 Jonah Temple, Assistant City Solicitor 
 
RE: Request to allow a three-unit multi-family dwelling and a zone change from LM to MR2  

Applicant:  Two Squares LLC 

Site:  41 Farwell Street SBL: 21012 0014 

Zoning: Limited Manufacturing Lot Area:  24,815 square feet 

Current use: Parking Facility Proposed use: Parking Facility and a multi-family 
dwelling 

 
BACKGROUND:  

The property at 41 Farwell Street consists of 24,815 square feet in the Limited Manufacturing district.   
The property is currently a 46-stall parking facility used by the multi-tenanted office building at 26 
Farwell Street and by a shuttle bus company to store its vehicles.  The lots to the east and south are 
zoned Multi Residence 2 and are improved with an apartment building straddling the two lots.  The 
property to the west is zoned Manufacturing and is improved with an office building.  The 
neighborhood in general is a mix of office buildings and residences, zoned either Manufacturing or 
Multi Residence 2.  There is a 45-foot wide access easement along the western property line, of which 
22.5 feet is within the subject property. 
 
The petitioners propose to subdivide the lot into two lots. One, a 10,723 square foot lot to be rezoned 
to MR2 for the construction of the subject three-unit multi-family dwelling and six parking stalls and 
second, the remaining 14,090 square foot lot will remain zoned Limited Manufacturing and will be 
maintained as a 32-stall non-accessory parking facility. 
 
The following review is based on plans and materials submitted to date as noted below. 

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 Application, prepared by Peter Quinn Architects, dated 5/22/2025 

• FAR worksheet, 5/22/2025 

• Approval Not Required Plan, signed and stamped by Peter J. Nolan, surveyor, dated 8/24/2021 

• Existing Conditions, signed and stamped by Peter J Nolan, surveyor, dated 7/27/2021 

• Floor plans and elevations, signed and stamped by Peter Samuel Quinn, architect, dated 11/2/2021, 
revised 1/17/2022, 5/20/2025 

• Proposed Plot Plan, signed and stamped by Peter J Nolan, dated 6/9/2022, revised 6/16/2025 
• Landscape Plan, prepared by Verdant Landscape Architecture, dated 6/16/2022 

 
 
ADMINISTRATIVE DETERMINATIONS: 

1. The petitioners propose to subdivide the existing 24,815 square foot lot into two parcels, with 
10,723 square feet to be rezoned to MR2 for the construction of a three-unit multi-family dwelling 
and six tandem parking stalls.  The remaining 14,090 square feet will remain zoned Limited 
Manufacturing and will be maintained as a 32 stall non-accessory parking lot.   
 

2. The petitioners propose to construct a three-unit multi-family dwelling on the MR2 lot.  The 
proposed structure will meet all of the dimensional requirements of section 3.2.6.  Per section 
3.4.1, a special permit is required to allow a multi-family dwelling in the MR2 zoning district. 

 
3. The petitioner intends to maintain a 14,090 square foot lot in the Limited Manufacturing district for 

use as parking for neighboring businesses.  As the parking lot is intended for uses found off-site, it 
is considered “non-accessory parking.”  Per section 4.4.1, a special permit is required to allow 
single level (surface) non-accessory parking. 

 
4. The existing 24,815 square foot lot is used solely for non-accessory parking for neighboring 

businesses.  The petitioners propose to subdivide the lot, with one lot to continue to be used for 
non-accessory parking, and the other to be the site of a three-unit multi-family dwelling.  Per 
section 5.1.3.B, when there is a change in use, the formula of A-B+C must be applied to determine 
the parking requirement per the zoning.  There is no required parking for the site currently, as it 
used by off-site businesses.  The proposed division of the lot maintains the non-accessory parking 
use on one lot, and introduces a three-unit dwelling to the other.  The proposed dwelling requires 
six parking stalls per section 5.1.4, which will be provided on the residential lot.  Given the 
complexity of the situation, a waiver from the requirement to utilize the formula set forth in 5.1.3.B 
is requested per section 5.1.13. 

 
5. The lot that is proposed to remain in Limited Manufacturing zone requires a 25-foot front setback 

for parking and 5-foot side and rear parking setbacks per section 4.3.3. Per section 5.1.8.A.1, no 
parking stall may be located within the front or side setback.  The petitioners propose parking in 
the front (25 feet) and rear (5 feet) setbacks.  A special permit per sections 4.3.3, 5.1.8.A.1 and 
5.1.13 is required. 

 
6. There are 32 parking stalls in the adjacent non-accessory parking lot, resulting in a requirement of 

two accessible stalls.  The two stalls are both 8 feet wide with a shared 8-foot wide access aisle, 
meeting the dimensional requirements of the State code 521 CMR 23.  However, per section 
5.1.8.B.4, accessible stalls require a minimum stall width of 12 feet, with no access aisle 



 

requirement.  The City requirement does not meet the standard of the State code; nevertheless, a 
waiver is requested per section 5.1.13.  

 
7. There is a 45-foot-wide private easement right of way shared with the abutting property at 23 

Farwell Street to the west.  On the lot that is proposed to remain Limited Manufacturing, the 
petitioners intend to maintain ten ninety-degree parking stalls along the 22.5-foot-wide entrance 
aisle.  Per section 5.1.8.C, the minimum width of maneuvering aisles for two-way traffic providing 
access to stalls is 24 feet.  A special permit per sections 5.1.8.C and 5.1.13 is required to waive the 
minimum width of 24 feet to allow an aisle width of 22.5 feet. 

 
8. The petitioners propose to construct six parking stalls on the proposed MR2 property for use by the 

three dwelling units in the multi-family dwelling.  The stalls will be configured as three sets of two 
tandem stalls.  Per section 5.1.8.E.1, a special permit is required when the design of a parking 
facility requires movement of a vehicle for another vehicle to proceed in and out of a stall. 
 

9. Per section 5.1.9.A, outdoor parking facilities with more than five stalls must provide perimeter 
screening in the form of landscaping and/or fencing.   A four-foot landscape buffer is indicated 
along the interior lot lines created by the subdivision of the lot, however no landscaping screening 
is indicated along the rear and (eastern) side lot lines.  A special permit per sections 5.1.9.A and 
5.1.13 is required to waive the screening requirements for that portion of the lot. 

 
10. Section 5.1.9.B requires that parking facilities with more than 20 stalls provide interior landscaping.  

While two interior planting beds, each with a tree, are proposed, they do not meet the minimum 
dimensional requirement of section 5.1.9.B.2.  A special permit per section 5.1.9.B and 5.1.13 is 
required to waive the interior landscaping requirement. 

 
11. Section 5.1.10.A requires that outdoor parking facilities used at night must have security lighting 

designed to maintain a minimum intensity of 1-foot candle on the entire surface of the parking 
facility.  The petitioner has not provided a photometric plan, thus seeks a special permit per section 
5.1.13 to waive this requirement. 

 
 

MR2 Zone Required Existing Proposed 

Lot Size 10,000 square feet NA 10,723 square feet 

Frontage 80 feet NA 122.5 feet 

Setbacks  

• Front  

• Side 

• Side 

• Rear 

 
25 feet 
7.5 feet 
7.5 feet 
15 feet 

 
NA 
NA 
NA 
NA 

 
25 feet 
14.5 feet 
8.4 feet 
15 feet 

Building Height 36 feet NA  33.9 feet 

Max Number of Stories 2.5 (3 by special permit) NA 2.5 

Lot Coverage 30% NA 25% 

Open Space 50% NA 65.5% 

Lot Area Per Unit 3,000 square feet NA 3,574 square feet 

 



 

See “Zoning Relief Summary” below: 
 

 
Zoning Relief Required 

Ordinance Site Action Required 

 Relief Required for the proposed Multi 
Residence 2 (MR2) lot 

 

 Rezone parcel to MR2  

§3.4.1 To allow a multi-family dwelling S.P. per §7.3.3 

§5.1.8.E.1 
§5.1.13 

To allow tandem parking S.P. per §7.3.3 

§5.1.9.A 
§5.1.13 

To waive the perimeter screening requirements S.P. per §7.3.3 

§5.1.10.A 
§5.1.13 

To waive the lighting requirements S.P. per §7.3.3 
 

   

 Relief Required for the Limited Manufacturing 
Lot (LM) 

 

§4.4.1 To allow single-level non-accessory parking S.P. per §7.3.3 

§5.1.3.B 
§5.1.13 

To waive the requirement to use the A-B+C 
formula to determine parking 

S.P. per §7.3.3 

§5.1.8.A.1 
§5.1.13 

To allow parking in the front and side setbacks S.P. per §7.3.3 

§5.1.8.B.4 
§5.1.13 

To waive the (Newton) accessible stall width S.P. per §7.3.3 

§5.1.8.D.1 
§5.1.13 

To reduce the minimum aisle width requirement S.P. per §7.3.3 

§5.1.9.A 
§5.1.13 

To waive the perimeter screening requirements S.P. per §7.3.3 

§5.1.9.B 
§5.1.13 

To waive the interior landscaping requirements S.P. per §7.3.3 

§5.1.10.A 
§5.1.13 

To waive the lighting requirements S.P. per §7.3.3 
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CITY OF NEWTON 
Department of Public Works 

ENGINEERING DIVISION 
 

MEMORANDUM 
 
 
To: Council Andrea Kelly, Land Use Committee Chairman  
 
From: John Daghlian, Associate City Engineer 
 
Re: Special Permit – SP-25-44  41 Farwell Street 
 
Date: September 11, 2025 
 
 
CC: Alfredo Vargas, PE City Engineer  

Barney Heath, Director of Planning 
 Jennifer Caira, Deputy Director 

Katie Whewell, Chief Planner 
 

 
In reference to the above site, I have the following comments for a plan entitled: 
 

41 Farwell Street 
Prepared by: Spruhan Engineering PC 

Dated: 8-5-2024 
Revised: 6-2-2025 

 
Executive Summary: 
 
The proposed permit entails the construction of three –unit multifamily dwelling and six 
parking stalls on a newly proposed subdivided lot of 10,723 square feet. Currently the site is a 
paved parking lot with an area of 24,815 square feet, the entire site is paved with bituminous 
concrete. 
 
If the special permit is approved an Approval Not Required [ANR] plan will be required in 
accordance with Massachusetts General Laws Chapter 41 Section 81P requiring the single lot to 
be divided in two separate lots.  The property has 179 feet of frontage on Farwell Street and 
residential homes towards the north, Commercial buildings to the west and south and 
multifamily apartment complex to the east.  
 
 



 
           41 Farwell Street   Page 2 of 6 
 

There is a high point elevation of 33-feet in the middle of the lot and gentle slopes to the 
northeast at an elevation of 29.3 near an existing catch basin, and towards the east at elevation 
31.9 feet. Currently there is only one catch basin on the site that is near the existing driveway 
entrance, it is unknown where this catch basin discharges.   
 

 
Looking Towards the north-west 

 
 
Other than the single catch basin there doesn’t appear to be any stormwater collection & 
infiltration system on site and the 100 % paved surface sheet flows to the low spots 
surrounding the property. 
 
There is an existing environmental monitoring well near the south-east corner of the lot, what 
is the status of this monitoring well? 
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Monitoring well near the southeast corner of the lot 

 
 
 
The engineer of record has designed a stormwater collection and infiltration system in 
accordance with the City Stormwater Ordinance by collecting and infiltrating the 100-year 
storm event, this great improve water quality and quantity from the site.  The Operations & 
Maintenance plan is acceptable for the design intent. 
 
A sanitary sewer service is shown for the three units which connects directly into an MWRA 
sewer trunkline, there is no municipal sewer main in Farwell Street; the applicant will have to 
obtain special permission from the Authority for this connection. 
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Construction Management: 
 

1. A construction management plan is needed for this project.  At a minimum, it must 
address the following: staging site for construction materials and equipment, parking for 
construction workers vehicles, phasing of the project with anticipated completion dates 
and milestones, safety precautions, emergency contact personnel of the general 
contractor. It shall also address anticipated dewatering during construction, site safety 
& stability, siltation & dust control and noise impact to abutters. The CMP must also 
address surface runoff during construction so that it does not impact abutters nor City 
streets & the stormwater system. Temporary detention basins, check dams or diversion 
swales should be considered.  
 
 

2. Stabilized driveway construction entrance(s) will be required for the duration of the 
construction which will provide a truck wash to prevent tracking of mud and silt onto 
City streets.  
 

3. Catch basins within and downstream of the construction zone will be required to have 
siltation control installed for the duration of the project and must be identified on the 
site plan.  

 

Drainage: 
 

 It is imperative to note that the ownership, operation, and maintenance of the 
proposed drainage system and all appurtenances including but not limited to the 
drywells, catch basins, trench drains, and pipe(s) are the sole responsibility of the 
property owner(s).  

 

Environmental: 

1. Has a 21E Investigation and report been performed on the site, if so, copies of the 
report should be submitted to the Newton Board of Health and Engineering Division. 
 

2. Are there any existing underground oil or fuel tanks? Have they been removed, if they 
have been, evidence of the proper removal should be submitted to the Newton Fire 
Department and the Board of Health. 
 

Sanitary Sewer & Domestic Water Service(s): 
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 Approval of the final configurations of the water service(s) shall be determined by the 
Utilities Division; the engineer of record shall submit a plan to the Director of Utilities 
for approval. 

 

 

General: 

 
1. 5 Year Moratorium – if at time of construction the roadway is under a 5-year 

moratorium, the roadway must be milled and paved gutter-to-gutter for a distance of 25 
feet in each direction from the outermost trenches. 
 

2. All trench excavation shall comply with Massachusetts General Law Chapter 82A, Trench 
Excavation Safety Requirements, and OSHA Standards to protect the general public from 
unauthorized access to unattended trenches or excavations. Trench Excavation Permit is 
required prior to any construction. This applies to all trenches on public and private 
property.  This note shall be incorporated onto the final plans. 

 
3. All tree removal shall comply with the City’s Tree Ordinance.  

 
4. The contractor of record is responsible for contacting the Engineering Division and 

scheduling an appointment 48-hours prior to the date when the utilities will be made 
available for an inspection of water services, sewer services and drainage system 
installation.  The utility in question shall be fully exposed for the Inspector to view, 
backfilling shall only take place when the City Engineer’s Inspector has given their 
approval. This note shall be incorporated onto the final plans. 
 

5. The applicant shall apply for a Building Permit with the Inspectional Services 
Department prior to ANY construction. 
 

6. Before requesting a Certificate of Occupancy, an As Built plan shall be submitted to the 
Engineering Division in both digital and paper format.  The plan shall show all utilities 
and final grades, any easements and improvements and limits of restoration.  The plan 
shall include profiles of the various new utilities including but not limited to rim & invert 
elevations (City of Newton Datum), slopes of pipes, pipe materials, and swing ties from 
permanent building corners.  The as built shall be stamped by both a Massachusetts 
Registered Professional Engineer and Registered Professional Land Surveyor. Once the 
As built plan is received the Engineering Division shall perform a final site inspection and 
then make a determination to issue a Certificate of Occupancy. This note shall be 
incorporated onto the final plans. 
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7. All site work including trench restoration, sidewalk, curb, apron, and loam border 
(where applicable) shall be completed before a Certificate of Occupancy is issued. This 
note shall be incorporated onto the final plans. 
 

8. The contractor of record shall obtain a Sidewalk Crossing, Trench Utility Connection 
permits with DPW prior to any construction. This note shall be on the final approved 
plans. 
 

9. The contractor of record shall contact the Newton Police Department 48-hours in 
advanced and arrange for Police Detail to help residents and commuters navigate 
around the construction zone. 
 

10. If any changes from the final approved design plan that are required due to unforeseen 
site conditions, the contractor of record shall contact the design engineer of record and 
submit revised design and stamped full scale plans for review and approval prior to 
continuing with construction.   
 

11. The engineer of record shall add the following attestation to the plans when applying for 
a building permit: 
 

I certify that the construction so shown was inspected prior to backfill and that all 
work conforms with the Approved Plan and meets or exceeds the City of Newton 
Construction Standards. 
                    
Signature  

 
 
 
Note: If the plans are updated it is the responsibility of the applicant to provide all City 
Departments [ ISD, Conservation Commission, Planning and Engineering] involved in the 
permitting and approval process with complete and consistent plans. 
 
If you have any questions or concerns, please feel free to contact me at 617-796-1023. 
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