
 

Land Use Committee Report 
 

City of Newton 
In City Council 

 

Tuesday, October 21, 2025 
 

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

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

City Staff Present: Deputy Chief Planner Cat Kemmett, Senior Planner Sondria Berman, Chief 
Planner Katie Whewell, Deputy Director of Planning and Development Jen Caira, Director of 
Planning and Development Barney Heath, 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 October 21, 2025, Land Use Meeting can be found at the following link: 
https://www.youtube.com/watch?v=vgcyYaUSqAo&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5
C7   
 
#260-25 Request to allow a retaining wall exceeding four feet in height at 82-84 East Side 

Parkway 
82-84 EAST SIDE PARKWAY LLC petition for SPECIAL PERMIT/SITE PLAN 
APPROVAL, to raze the existing dwelling to construct a new two-family dwelling 
and a retaining wall exceeding four feet in height at 82-84 East Side Parkway, 
Ward 1, Newton, on land known as Section 13 Block 02 Lot 11, containing 
approximately 7,570 sq. ft. of land in a district zoned Multi Residence 1. Ref: Sec. 
7.3.3, and 5.4.2.B of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 
82-84 East Side Parkway https://newtonma.portal.opengov.com/records/887613  
Land Use Held 6-0 (Councilor Laredo Not Voting) on 09-30-2025; Public Hearing 
Continued 

Action:  Land Use Approved; Public Hearing Closed 7-0 (Councilor Downs Not Voting) 
 
Note:  Senior Planner Sondria Berman shared the attached presentation and noted this 
is a request to allow a retaining wall exceeding four feet in height on the property. Ms. Berman 
noted the property is currently under construction with an active building permit for a by-right 
project. She mentioned the petitioner had provided a revised site plan and proposed moving 
the retaining wall 2 feet away from the rear property line since the property line had been 
disputed after the first public hearing. Ms. Berman noted the length, height, and design of the 
retaining wall remains consistent with the retaining wall that was proposed on the original plan 

https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=vgcyYaUSqAo&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://www.youtube.com/watch?v=vgcyYaUSqAo&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://newtonma.portal.opengov.com/records/887613
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and has a height that ranges from 0.5 to 7 feet. She explained that the retaining wall is due to 
the topography of the lot.  
 
Niko Giallousis, the petitioner, noted that he attempted to host a neighborhood meeting and 
talked with the rear abutter who disputed the property line. He noted that the retaining wall 
would not be visible from the street and that neighbors on both sides have similar retaining 
walls. Mr. Giallousis mentioned there is a remaining wall from an old garage that was left in 
place to help prevent erosion.    
 
The public hearing continued.  
 
A councilor noted the property line dispute was not in the purview of the Committee but 
expressed appreciation for the petitioner’s efforts.  
 
Zvi Ladin, 35 Lewis Street, the rear abutter, asked for clarification on whether the retaining wall 
would be 1-2 feet behind the current retaining wall or 1-2 feet from the property line. Mr. Ladin 
also noted concern about a large tree on the property and the effect the wall may have on its 
root system. Mr. Giallousis said they had received a tree permit and noted that the tree is on 
the neighbor’s property. He explained that he has talked with Marc Welch and if this project is 
approved, he will need to revise the tree permit.  
 
A councilor expressed concern about the tree being protected.  
 
Scott Prushik, 211 Dorset Road, reiterated concern about the placement of the retaining wall 
that Mr. Ladin mentioned.  
 
The public hearing was closed.  
 
Councilors asked for extra protection to be written in the council order to protect the tree on 
the property line.  
 
The committee reviewed the draft council order. Councilor Leary made a motion to approve 
which passed 7-0 with Councilor Downs not voting.  
 
#306-25 Request to Rezone 41 Farwell Street to Multi Residence 2 

TWO SQUARES LLC petition to rezone a portion of 41 Farwell Street, Ward 3, 
Newton, on land known as Section 21 Block 12 Lot 14, from LIMITED 
MANUFACTURING to MULTI RESIDENCE 2. 
41 Farwell - https://newtonma.viewpointcloud.com/records/872486 

Action:  Land Use Held; Public Hearing Continued 7-0 (Councilor Laredo Recused)  
 
Note:  Please see note for #307-25.  
 

https://newtonma.viewpointcloud.com/records/872486
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#307-25  Request to allow a three-unit multi-family dwelling and a zone change from LM 

to MR2 at 41 Farwell Street 
TWO SQUARES LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to divide 
the two lots with Lot 1 requesting a rezoning to MR2 and requiring special 
permit relief to construct a three unit multifamily dwelling with dimensional 
parking relief and Lot 2 remaining in the LM zone to remain as a parking lot with 
associated parking relief legitimizing the existing conditions at 41 Farwell Street, 
Ward 3, Newton, on land known as Section 21 Block 12 Lot 14, containing 
approximately 24,815 sq. ft. of land in a district zoned Limited Manufacturing. 
Ref: Relief for proposed Lot 1: Sec. 3.4.1, 5.1.8.E.1, 5.1.9.A, 5.1.13, 7.3.3; Relief 
for proposed Lot 2: Sec. 4.4.1, 5.1.3.B, 5.1.8.A.1, 5.1.8.B.4, 5.1.8.D.1, 5.1.9.A, 
5.1.9.B, 5.1.10.A, 5.1.13, 7.3.3, of Chapter 30 of the City of Newton Rev Zoning 
Ord, 2017. of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 
41 Farwell Street - https://newtonma.viewpointcloud.com/records/882584 

Action:  Land Use Held; Public Hearing Continued 7-0 (Councilor Laredo Recused)  
 
 
Note:  Chair noted item #306-25 and #307-25 would be a joint meeting with the 
Planning and Development Board. Senior Planner Sondria Berman shared the attached 
presentation and explained the request is for a rezone for a portion of Lot 1 on the property 
and then a related special permit to allow multifamily use for Lot 1 and non-accessory parking 
for Lot 2 as well as dimensional relief, lighting, landscape screening, and regulatory parking 
waivers for both Lots 1 and 2. Ms. Berman noted the current use of the site is a non-accessory 
surface parking lot with 46 stalls utilized by abutting businesses at 26 Farwell Street. She 
explained the proposal requires an Approval Not Required (ANR) plan to divide the parcel at 41 
Farwell into two new lots. She mentioned part of the property exists within the riverfront area 
to the Charles River so the project will require a wetlands permit.  
 
Bart Bussink, for the petitioner, noted they have reached out to neighbors but plan to do more 
community outreach and are aware that they will need a wetland permit. Milton Yu, for the 
petitioner, mentioned that each unit would be approximately 1,700 square feet. Mr. Bussink 
noted the tenant that rents parking from them will be leaving so that will reduce the parking 
demand.  
 
 A councilor asked if there were any long-term plans for development for this area.  
 
Paul Molloy, 26 Farwell Street, noted there is a shared right-of-way along the property.  
 
A councilor asked for more renderings on what the units will look like and how people are going 
to access the units.   
 
A councilor asked for more information on how this change to the property would impact 26 
Farwell.  

https://newtonma.viewpointcloud.com/records/882584
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The public hearing continued.  
 
Councilor Lucas motioned to hold which passed 7-0 with Councilor Laredo recused. The 
Planning & Development Board motioned to hold to their next regularly scheduled meeting on 
November 3rd, 2025.  
 
#304-25 Request to allow ground floor residential use, four stories, to exceed height 

and associated parking waivers at 1100-1102 Beacon Street 
ONE STOP LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to raze the 
existing building and construct a four-unit residential dwelling at 1100-1102 
Beacon Street, Ward 6, Newton, on land known as Section 54 Block 22 Lot 06, 
containing approximately 5,393 sq. ft. of land in a district zoned Business Use 2. 
Ref: Sec. 7.3.3, 4.4.1, 6.2.4.b, 4.1.2.B.3, 4.1.3, 5.1.4, and 5.1.13 of Chapter 30 of 
the City of Newton Rev Zoning Ord, 2017. 
1100-1102 Beacon Street - 
https://newtonma.viewpointcloud.com/records/887634 

Action: Land Use Held; Public Hearing Continued 8-0 
 
Note:  Senior Planner Sondria Berman shared the attached presentation and noted that 
the current building on the lot appears as a single-story commercial building, but it is actually 
two-stories due to the topography of the lot. She mentioned there is a mix of residential and 
commercial uses in the area.  
 
Ernie Feiteira and John Downie, for the petitioner, presented an overview of the 4-unit project. 
Mr. Downie noted they received approval from the Historic District for demolition.  
 
The public hearing was opened. No members of the public were present to speak.  
 
A councilor asked about a tree on the property and Mr. Feiteira said it was on the neighbor’s 
property. The same councilor asked if this project was proposed for a residential zone, not BU, 
if it would be allowed. Chief Planner Katie Whewell said the Planning Department would need 
to do more analysis to make sure it met the definition of single-family attached, but the project 
would likely require waivers as well.  
 
Councilors asked if this location would be viable for commercial activity and encouraged a 
mixed-use proposal. Mr. Feiteira noted that the property has been on the market for sale and 
lease during the last 5 years, but it has been vacant. He said that they believe residential is the 
best use for this property.  
 
A councilor asked if parking would remain at the back of the property and Mr. Feiteira said it 
would not.  
 

https://newtonma.viewpointcloud.com/records/887634
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A councilor expressed concern about the Committee pushing the developer to include 
commercial if the area is not viable for it. The same councilor encouraged the architect to change 
the front of the building facing Beacon Street to be more attractive from the street.  
 
A councilor asked if the units would be rental or ownership. Mr. Feiteira said they would be for 
purchase.  
 
A councilor asked if the building would have elevators and Mr. Feiteira said that it would be 
offered as an upgrade.  
 
A councilor asked if the rear of the cars parked in the carports would be sticking out from under 
the building. Mr. Downie said the cars would stick out some from the space. The same councilor 
asked where visitor and delivery parking would be. Mr. Downie said there is parking on side 
streets nearby. Councilors discussed the viability of relying on street parking.  
 
A councilor asked what the width of the driveway would be, and Mr. Downie said the curb cut is 
15 feet with the actual driveway a little wider. The same councilor asked for dimensioned plans.  
 
Councilors asked for more information on trash pick up and snow removal.  
 
The public hearing continued.  
 
 Councilor Lobovits motioned to hold which passed 8-0.  
 
#305-25 Request to exceed FAR at 136 Gordon Road 

MICHAEL AND EMILY CANNISTRARO petition for SPECIAL PERMIT/SITE PLAN 
APPROVAL, to raze the existing dwelling to construct a new larger dwelling which 
exceeds the maximum allowed FAR at 136 Gordon Road, Ward 5, Newton, on 
land known as Section 53 Block 08 Lot 14, containing approximately 12,485 sq. 
ft. of land in a district zoned Single Residence 2. Ref: Sec. 7.3.3, 3.1.3, and 3.1.9 
of Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 
136 Gordon Road - https://newtonma.viewpointcloud.com/records/890034 

Action:  Land Use Approved; Public Hearing Closed 8-0 
 
Note:  Laurance Lee, of Rosenberg, Freeman, and Lee, for the petitioner, shared the 
attached presentation and Michael Cannistraro, petitioner, shared an overview of the project. 
Mr. Cannistraro noted they had hoped to submit their project plans in 2024 prior to the zoning 
change around the measurement of building height but due to unforeseen circumstances, they 
were not able to submit until January 2025 after the changes had been implemented. He 
mentioned the project would have been by-right prior to the change in the zoning. Mr. 
Cannistraro noted neighbors have been supportive of the project.  
 

https://newtonma.viewpointcloud.com/records/890034


Land Use Committee Report 
Tuesday, October 21, 2025 

Page 6 
Chief Planner Katie Whewell shared the attached presentation and noted the proposed FAR is   
.46 where the maximum would be .36 but since the project is complying with new lot setbacks, 
the allowable FAR is .38. She mentioned that 952 square feet of the approximately 1,200 
square feet above the allowed FAR is within the basement level. Ms. Whewell also noted the 
proposed rear yard will be about 5 feet higher than the existing conditions due to a proposed 
retaining wall and the slope of the yard.  
 
The public hearing was opened.  
 
Ken Polivy, 120 Gordon Road, expressed support for the project.  
 
A councilor asked if the zoning changes were enacted to prevent this type of project. Deputy 
Director of Planning and Development Jen Caira explained that the policy intent was to address 
the significant grading that was happening for new homes in order to not count the basement 
towards floor area or as a story. These were ultimately making homes seem larger and taller 
than the zoning would otherwise allow.  
 
A councilor noted there was a similar project before the Committee recently, but it was held.  
 
A councilor expressed concern about the grade changes in the rear yard and noted this is an 
area with flooding issues. Attorney Lee said they are aware of this and the project would be in 
compliance with the stormwater ordinance.  
 
Councilors and Attorney Lee discussed compliance with the tree ordinance.  
 
The public hearing was closed.  
 
The committee reviewed the draft council order. Councilor Downs 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  

 Land Use Held 8-0 on 10-07-2025; Public Hearing Continued 
Action:  Land Use Held; Public Hearing Continued 7-0 (Councilor Downs Not Voting) 
 
Note:   Please see note for #239-25.  
 

https://newtonma.viewpointcloud.com/records/885679
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#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   
Land Use Held 8-0 on 10-07-2025; Public Hearing Continued 

Action:  Land Use Held; Public Hearing Continued 7-0 (Councilor Downs Not Voting) 
 
Note:  Stephen Buchbinder, of Schlesinger and Buchbinder, for the petitioner, shared 
the attached presentation and noted they had submitted a variety of materials. Attorney 
Buchbinder mentioned they will no longer be pursuing adding an elderly housing with services 
component to the project.  
 
Rob Adams, Halverson Design, for the petitioner, shared some changes including adding a 
raised tabletop at the primary intersection of Main Street and the Loop Drive and a crosswalk 
across Main Street at the primary pedestrian entrance to the garage. He also mentioned the 
play space will now be open to the public and there is now a proposed dog park.  
 
Michael Lawson, Minno Wasko, for the petitioner, reiterated the changes to Buildings 2 and 3 
to break up the building massing and shared additional renderings of other locations on the 
site. Mr. Lawson shared a diagram of the garage and explained how both vehicles and 
pedestrian circulation would occur within the garage.  
 
Attorney Buchbinder noted the total mitigation for the project would be $7,030,000, of which 
$1,656,000 will go into the I&I fund. He explained this will leave a net allocation to the 
neighborhood of $5,374,000, of which $1,500,000 will go to the Williams School and $30,000 
will go to a sound wall feasibility study.  
 
Corinne Tobias, Green International, City’s peer reviewer, noted that based on what had been 
shared at the meeting and in the past, she does not believe there will be any outstanding major 
comments remaining.  
 

https://newtonma.viewpointcloud.com/records/885288
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Alan Mountjoy, MBBJ, City’s peer reviewer, expressed support for the changes so far made to 
the project based on the peer reviewer’s feedback. Mr. Mountjoy noted the lobby may be 
oversized and that the main public space may still feel overshadowed by the buildings that are 
immediately to the south and east of it. He expressed concern that the play space and the dog 
park are off to the side of the site. Mr. Mountjoy recommended studies to enhance the 
northern length of Grove Street sidewalks and bike accommodations, especially near the MBTA 
bridge. He asked for more information on plans for Recreation Road and bike parking on site.  
 
The public hearing continued.  
 
MaryLee Belleville, 136 Warren Street, expressed concern about public parking availability for 
the Riverside MBTA station. 
 
A councilor expressed support for the new changes to the project.  
 
A councilor asked for more information on the electronic information signs that will display 
available parking on site.  
 
A councilor asked for more information about the breakdown of average median income 
requirements for the Inclusionary Zoning units. The same councilor asked for a brewery to be 
considered for the retail space. Attorney Buchbinder explained that the project is up to 152 IZ 
units and while the developers have been able to in the past offer more units at a lower AMI, 
this project has tight financial constraints that make offering more than the required IZ units 
impossible. Robert Korff, the developer, noted the MBTA has asked them to keep the parking 
lot as is and not to add any beautification efforts.  
 
A councilor expressed support for the new changes to the project and asked for more 
information on the expected parking demand. David Roach, for the petitioner, explained the 
demand for the lot is 200-300 cars per day currently and the MBTA has requested 650 spots in 
the future.  
 
A councilor noted the Zoning and Planning Committee may be making changes to the 
Inclusionary Zoning Ordinance soon.  
 
A councilor asked how this project would be impacted by a change in the IZ Ordinance. Ms. 
Caira explained that if the special permit is granted prior to the ordinance change, they would 
have the option to choose whether they want to follow the old policies or the new ones.  
 
The public hearing continued.  
 
Councilor Block motioned to hold which passed 7-0 with Councilor Downs not voting.  
 
The committee adjourned at 10:30pm.  
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Respectfully Submitted,  
 
Andrea Kelley, Chair   




