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PUBLIC HEARING MEMORANDUM
DATE: November 14, 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 for Current Planning
SUBJECT: Petition #335-25 for SPECIAL PERMIT/SITE PLAN APPROVAL to AMEND Special

Permit #189-81(E) to construct an additional (sixth) garage bay to an existing
five-bay detached garage with associated driveway expansion, requiring an
amendment to the existing SP #189-81(E) at 84 Eldredge Street, Ward 7, Newton
Corner, on land known as Section 72 Block 08 Lot 13, containing approximately
39,475 sq. ft. of land in a district zoned MULTI RESIDENCE 1. Ref: 7.3.3 of Chapter
30 of the City of Newton Rev Zoning Ord, 2017.

APPLICATION MATERIALS: https://newtonma.portal.opengov.com/records/892290

The purpose of this memorandum is to
provide the City Council and the public with
technical information and planning analysis
which may be useful in the special permit
decision making process of the City Council.
The Planning Department's intention is to
provide a balanced view of the issues with the
information it has at the time of the public
hearing. There may be other information
presented at or after the public hearing that
the Land Use Committee of the City Council
will want to consider in its discussion at a
subsequent Working Session.

84 Eldredge Street
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Background and Existing Site Conditions

The subject property at 84 Eldredge Street consists of a 39,475 square foot corner lot located in
a Multi -Residence 1 (MR-1) zoning district and improved with a seven-unit multi-family building
and a five-bay detached garage.

The subject property is located off Center Street, just south of the Newton Corner rotary. The
property is located on the perimeter of an MR-1 district, with Open Space to the north, and
abutting properties to the south zoned Single Residence 2. The surrounding neighborhood is
mostly residential with single family homes to the south, but includes non-profit religious uses
opposite the property to the north and multi-unit public housing to the east.

The dwelling was constructed circa 1898 as the home of the Hunnewell Club and later granted a
special permit in 1982 for adaptive reuse to become a seven-unit multifamily dwelling with a five-
bay detached garage. A single curb cut along the intersecting Church Street provides driveway
access to the property and the five-bay detached garage, located behind the multifamily building
along the southeast property line.

Project Proposal:

The petitioner proposes to construct an additional (sixth) garage bay to the existing detached five
bay garage. The modification to the garage structure requires an amendment to the existing
Special Permit #189-81(E).

Summary Analysis

e Planning believes this is an appropriate location for the addition of a sixth garage bay to
the existing five-bay detached garage.

e The addition of a sixth garage bay and associated expansion of the existing driveway to
access the garage would be in conformance with the existing site and the detached
structure’s design, facade, height, and rear setback minimum.

e The petitioner has secured the requisite approvals from both the Board of Trustees at 84
Eldredge as well as the Newton Historic Commission for the proposed addition.

e The addition of the sixth bay will meet the minimum five-foot setback to the rear lot line
and will not add to or further increase any existing nonconformities.

l. ZONING RELIEF REQUESTED:

Zoning Relief Required

Ordinance Action Required

Request to amend Special Permit #189-81(E) 5.P. per §7.3.3

For more details regarding the zoning analysis please refer to Attachment A.
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CRITERIA FOR CONSIDERATION PER §7.3.3. AND/OR §7.8.2.C.2:

When reviewing this request, the Council should consider whether:

1. The specific site is an appropriate location for the proposed addition of a sixth garage
bay to the existing detached garage (§7.3.3.C.1)

2. The proposed addition of a sixth garage bay to the existing detached garage as
developed and operated will not adversely affect the neighborhood. (§7.3.3.C.2)

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

4. Access to the site over streets is appropriate for the types and numbers of vehicles
involved. (§7.3.3.C.4)

DETAILS

A. Land Use

The principal use of the site is and will remain a multi-family use.
B. Proposal Analysis

The petitioner proposes to construct an additional (sixth) garage bay to the
southern end of an existing five-stall detached garage with associated paved
driveway expansion. The proposed garage contains 232 square feet of area, with
an additional paved driveway expansion of 165 square feet. In total, the proposed
increase to impervious surface area is 392 square feet.

The proposed modifications to the existing detached five-bay garage triggered an
amendment to the existing SP # 189-81(E), and is subject to both historical review
and conservation commission approval. The petitioner has received approval from
the Newton Historic Commission (see Attachment C). Additionally, the property
includes a Conservation Restriction, which will need approval from the Conservation
Commission prior to building permit.

The proposed garage bay addition and extension of paved driveway area results in
a slight increase in lot coverage to 17.5% from 16.9% where 30% is the maximum
allowed and a slight decrease in open space to 69% from the existing 70% where
50% is the minimum allowed. Dimensionally, the proposed garage bay meets the
minimum 5-foot setback for a detached garage to the rear lot line, and conform to
the existing building height of 18.6 feet with no change in average grade.

Access to the additional sixth bay would be through the same curb entrance on
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Church Street with paved driveway access to the detached garage. An additional
165 square feet would be added to the existing paved driveway area to allow vehicle
access to the sixth bay.

Per the proposed site plan, there appears to be one proposed tree removal for the
construction of the garage. Planning notes that the petitioner will be required to
obtain a tree permit prior to any building permit issuance.

IV. INTERDEPARTMENTAL REVIEW:

e Engineering Review: Review of this petition by the Engineering Division determined
that the net increase to impervious surface area is under the 400 square feet
threshold and as such does not require further review.

e Newton Historic Commission: On August 22, 2024, the Newton Historic Commission
conducted a request for preservation restriction review and voted 4-1-1 in favor with
one opposed and one abstained to approve the alteration plans as submitted.

V.  PETITIONER’S RESPONSIBILITIES:

The petition is considered complete at this time.

ATTACHMENTS:

Attachment A: Zoning Review Memorandum, dated 8/28/2025
Attachment B: Engineering Department Memorandum, dated 10/31/2025
Attachment C: Newton Historic Commission Decision, dated 8/22/2024

Attachment D: DRAFT Council Order
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ZONING REVIEW MEMORANDUM

Date: August 28, 2025

To: Anthony Ciccariello, Commissioner of Inspectional Services

From: Jane Santosuosso, Chief Zoning Code Official
Katie Whewell, Chief Planner for Current Planning

Cc: Qimin Quan and Mengxing Ouyang, Applicants
Barney S. Heath, Director of Planning and Development
Jonah Temple, Deputy City Solicitor

RE: Request to amend Special Permit #189-81(E)

Applicant: Qimin Quan and Mengxing Ouyang

Site: 84 Eldredge Street SBL: 72008 0013

Zoning: MR1 Lot Area: 39,475 square feet

Current use: Multi-family dwelling Proposed use: No change
BACKGROUND:

The property at 84 Eldredge Street is improved with a seven-unit multi-family dwelling and a five-bay
detached garage. The dwelling was constructed circa 1898 as the home of the Hunnewell Club and
was converted into seven dwelling units by special permit in 1983. The petitioner seeks to construct
an addition of one garage bay to the existing detached garage structure. These modifications require
an amendment to the existing special permit.

The following review is based on plans and materials submitted to date as noted below.

Zoning Review Application, prepared by Qimin Quan, applicant, dated 7/17/2025

Existing Conditions Plan, signed and stamped by Bruce Bradford, surveyor, dated 6/25/2024
Proposed Site Plan, signed and stamped by Bruce Bradford, surveyor, dated 6/25/2024

Proposed Floor Plans and Elevations, signed and stamped by Mark A. Armstrong, architect, dated
7/20/2024

FAR Worksheet, submitted 7/17/2025

Special Permits #189-81, 189-81B, 189-81(B)(C)(2), 189-91(D), 189-91(E)

Preserving the Past W Planning for the Future



ADMINISTRATIVE DETERMINATIONS:

1. Special permit #189-81(E) was granted in 1983 to allow for the adaptive reuse of the existing
building to accommodate a seven-unit multi-family dwelling and the construction of a five-
bay detached garage. The petitioner proposes to construct one additional bay on the
southern end of the existing garage structure, as well as a small extension of the driveway to
accommodate access to the new bay. The proposed construction requires an amendment to
the existing special permit.

As part of the original special permit, Conservation and Preservation restrictions were placed
on the property. The applicant must seek approval from the Newton Historical Commission
and the Conservation Commission for the proposed work.

2. Persection 3.2.2.A.3, where a density or dimensional control is not provided for a use allowed
by special permit in the district, the most restrictive density or dimensional control applicable
to such use where it is allowed by right applies, unless otherwise required in the special
permit. Multi-family dwellings are allowed by right only in the MRT district, in which the
provisions for detached accessory buildings apply per section 3.4.3. The proposed addition
meets the dimensional setback requirements for a detached accessory building and there are
no FAR requirements in MRT. As such, no additional relief is required.

1. See “Zoning Relief Summary” below:

Zoning Relief Required

Ordinance Action Required

Request to amend Special Permit #189-81(E) S.P. per §7.3.3




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-25-60

Date: October 31, 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:

Plan of Land in Newton, MA
84 Eldredge Street
Proposed Additions
Prepared by: Everett M Brooks Company
Dated: June 25, 2024

Executive Summary:

The proposed permit entails the addition of one garage bay to the existing garage structure and
since the net increase of impervious area is 392 square feet, therefore drainage is not required
the Engineering Division has no further comments.

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

If you have any questions or concerns, please feel free to contact me at 617-796-1023.

84 Eldredge Street Page 10of 1
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RECORD OF ACTION:

NEWTON HISTORICAL COMMISSION

DATE: August 26, 2024

SUBJECT: 84 ELDREDGE ST MAIN -Preservation Restriction Review

At a scheduled meeting and public hearing on August 22, 2024, the Newton Historical Commission, by vote of 4-1-1 RESOLVED to:

Voting in the Affirmative: Voting in the Negative: Abstained: Recused:
Scott Friedman, Alternate
Anne Marie Stein

Peter Leis, Alternate Doug Cornelius, Chair Mark Armstrong
Nancy Grissom

DATE TRACKING ACTION TAKEN

Date Notice Sent: Approved: X

Date of Hearing: August 22, 2024 Denied:

Date of Decision: August 22, 2024

REASON FOR DECISION
approve the garage addition in accordance with the submitted plans.

(Wv £ L August 26, 2024

David Lewis, Chief Preservation Planner Date

Please check with Inspectional Services Department to see if a building permit will be required and note that final project work requires Historic
Preservation staff or Historical Commission approval.



ATTACHMENT D- #335-25
84 Eldredge St

CITY OF NEWTON

IN CITY COUNCIL

ORDERED:

That the City Council, finding that the public convenience and welfare will be substantially served
by its action, that the use of the site will be in harmony with the conditions, safeguards and
limitations set forth in the Zoning Ordinance, and that said action will be without substantial
detriment to the public good, and without substantially derogating from the intent or purpose of
the Zoning Ordinance, grants approval of the following SPECIAL PERMIT/SITE PLAN APPROVAL
to AMEND SPECIAL PERMIT #189-81(E) to allow the construction of an additional (sixth) garage bay
and to carry over previous relief from SP # 189-81(E) to allow the adaptive reuse of the existing
building to a seven-unit multifamily dwelling as recommended by the Land Use Committee for the
reasons given by the Committee through its Chair, Councilor Andrea Kelley:

1. The specific site is an appropriate location for the addition of a sixth garage bay attached

3.

to the existing five-bay detached garage as designed as the additional bay will be located
behind the multifamily dwelling and in conformance with the design and scale of the
existing five-bay garage. Furthermore, it will not inhibit visibility from adjacent public
rights-of-way and/or residential properties. (§7.3.3.C.1)

The addition of a sixth garage bay to the existing detached five-bay garage as developed
and operated will not adversely affect the neighborhood as the addition will be
subordinate to the multifamily dwelling and minimally visible from adjacent public streets
and abutting residential properties. (§7.3.3.C.2)

There will be no nuisance or serious hazard to vehicles or pedestrians with the addition
of a sixth garage bay to the existing five-bay detached garage as the additional bay is set
back from the street and includes additional paved driveway area for entry and egress
that will not interfere with other vehicle traffic to/from adjacent garage bays. (§7.3.3.C.3)

Access to the site over streets is appropriate for the types and numbers of vehicles
involved, as access to the garage bay will utilize the existing curb cut and driveway on site.
(§7.3.3.C.4)

PETITION NUMBER: #335-25
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PETITIONER: Quimin Quan and Mengxing Ouyang
LOCATION: 84 Eldredge Street, Ward 7, Newton Corner, on land known as
Section 72 Block 08 Lot 13, containing approximately 39,4750 sq.
ft. of land
OWNER: Qimin Quan and Mengxing Ouyang
ADDRESS OF OWNER: 84 Eldredge St #5
Newton, MA 02467
TO BE USED FOR: Multi-family dwelling
EXPLANATORY NOTES: Amendment to Special Permit # 189-81(E) per §7.3.3:

e toallow the construction of an additional (sixth) garage bay
and associated extension of existing paved driveway to an
existing detached five-bay garage and paved driveway;

Relief granted under #189-91:

e to allow the adaptive reuse of the existing building to
accommodate a seven-unit multifamily dwelling and the
construction of a five-bay detached garage.

ZONING: Multi-Residence 1

This Special Permit #335-25 amends Special Permit #189-81(E) to the extent that those
provisions are still in full force and effect. Any conditions in prior Special Permit #189-81(E) not
set forth or amended in this Special Permit #335-25 remain in full effect.

Approved subject to the following conditions:

1. All buildings, parking areas, driveways, walkways, landscaping and other site features
associated with this Special Permit/Site Plan Approval shall be located and constructed
consistent with the following plans:

a. A site plan entitled “Plan of Land in Newton, MA 84 Eldredge Street Proposed
Additions” prepared by EMB Co., dated June 25, 2024, signed and stamped by Bruce
Bradford, Professional Land Surveyor.

b. A set of architectural plans entitled “Pomeroy House Garage 84 Eldredge Street
Newton, MA,” prepared by KMA Architecture and Accessibility, dated July 20, 2024,
consisting of the following sheets:

i.  Proposed Elevations, Sheet A102

ii.  Section, Sheet A103
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2. No building permit (other than a demolition permit) and unless otherwise specified shall be
issued by the City pursuant to this Special Permit/Site Plan Approval unless all applicable
terms and conditions have been complied with and the Petitioner has:

a. Recorded a certified copy of this Special Permit/Site Plan Approval at the Middlesex South
Registry of Deeds and filed proof of such recording with the City Clerk and submitted a
copy with the building permit application.

b. Obtained a written statement/sign off from the Planning Department that confirms the
Building Permit plans are consistent with plans approved in Condition #1 including all
dimensional requirements.

3. No certificate of occupancy (temporary or final) shall be issued by the City pursuant to this
Special Permit/Site Plan Approval unless all applicable terms and conditions have been
complied with and the petitioner has:

a. Filed with the building permit record statements by a registered architect or
professional land surveyor, and professional engineer or professional land surveyor,
certifying compliance with Condition #1.

b. Submitted final as-built survey plans in digital format, stamped and signed by a
professional land surveyor or professional engineer, as applicable.
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