
 

Land Use Committee Report 
 

City of Newton 
In City Council 

 

Tuesday, November 18, 2025 
 

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

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

City Staff Present: Senior Planner Sondria Berman, Chief Planner Katie Whewell, Deputy Director 
of Planning and Development Jen Caira, Deputy City Solicitor Jonah Temple and Fire Chief Greg 
Gentile 

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 November 18, 2025, Land Use Meeting can be found at the following link: 
https://www.youtube.com/watch?v=LUzN9BMEMog&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9k
q5C7 
 
 #343-25 Class 2 Auto Dealers License 
 NEWTON AUTO GROUP, INC.  

182 Brookline Street 
Newton, MA 02459 

Action:  Land Use Approved 7-0 (Councilor Block not voting) 
 
Note:   With no questions or concerns from the committee, the docket item was 
approved 7-0 with Councilor Block not voting. 
 
#344-25 Class 2 Auto Dealers License 
 JACOB & ASSOCIATES  

1232 Washington Street 
Newton, MA 02465 

Action:  Land Use Approved 7-0 (Councilor Block not voting) 
 
Note:   With no questions or concerns from the committee, the docket item was 
approved 7-0 with Councilor Block not voting. 
 
#345-25 Class 2 Auto Dealers License 
 ROBERT’S TOWING, INC.   

926R Boylston Street 

https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=LUzN9BMEMog&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
https://www.youtube.com/watch?v=LUzN9BMEMog&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
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Newton, MA 02461 

Action:  Land Use Approved 8-0 
 
Note:   With no questions or concerns from the committee, the docket item was 
approved 8-0. 
 
 
#346-25 Class 2 Auto Dealers License 
 WEST NEWTON AUTO SERVICE, INC.  

1200 Washington Street 
West Newton, MA 02465 

Action:  Land Use Approved 8-0 
 
Note:   With no questions or concerns from the committee, the docket item was 
approved 8-0. 
 
Chair’s Note: The petitioner has requested to withdraw the petition #355-24 without prejudice. 
#355-24 Request to allow a mix of for-profit education, personal instruction, non-

accessory parking, wholesale bakery, vehicle storage and vehicle repair, sales 
and service and to waive 41 parking stalls at 28-30 Riverdale Avenue  
TERESA JONES petition for SPECIAL PERMIT/SITE PLAN APPROVAL to allow a mix 
of for-profit education, personal instructions, non-accessory parking, wholesale 
bakery, vehicle storage and vehicle repair, sales and services, and to waive 41 
parking stalls at 28-30 Riverdale Avenue, Ward 1, Newton, on land known as 
Section 11 Block 01 Lot 04, containing approximately 31,138 sq. ft. of land in a 
district zoned Manufacturing. Ref: Sec. 7.3.3, 4.4.1, 5.1.4, 5.1.13 of Chapter 30 of 
the City of Newton Rev Zoning Ord, 2017.  
Land Use Held 7-0; Public Hearing Continued on 10-01-2024 
28-30 Riverdale - https://newtonma.viewpointcloud.com/records/840687 

Action:  Land Use Approved the withdrawal without prejudice 8-0 
 
Note:   With no questions or concerns from the committee, the committee approved 
the withdrawal without prejudice 8-0.  
 
Chair’s Note: The petitioner has requested to withdraw the petition #336-25 without prejudice.  
#336-25 Request to allow a day care use and to waive 18 parking stalls at 60 Needham 

Street 
SULLIVAN REALTY TRUST petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to 
allow a day care use and waive the required 18 parking stalls at 60 Needham 
Street, Ward 8, Newton, on land known as Section 83 Block 28 Lot 02, containing 
approximately 25,753 sq. ft. of land in a district zoned Mixed Use 2. Ref: Sec. 
7.3.3, 4.4.1, 7.5, 5.1.4, 5.1.13, and 6.3.4.B.3.b of Chapter 30 of the City of 
Newton Rev Zoning Ord, 2017. 

https://newtonma.viewpointcloud.com/records/840687
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60 Needham - https://newtonma.viewpointcloud.com/records/892672 

Action:  Land Use Approved the withdrawal without prejudice 8-0 
 
Note:   With no questions or concerns from the committee, the committee approved 
the withdrawal without prejudice 8-0.  
 
#261-25 Request to allow parking in the front setback at 47-49 Ripley Street 

DANIEL USTAYEV petition for SPECIAL PERMIT/SITE PLAN APPROVAL to create a 
parking area on the side of the existing driveway to accommodate two parking 
stalls in the front setback at 47-49 Ripley Street, Ward 6, Newton, on land known 
as Section 65 Block 19 Lot 24, containing approximately 8,643 sq. ft. of land in a 
district zoned Multi Residence 1. Ref: Sec. 7.3.3, 5.1.7.A, and 5.1.13 of Chapter  
30 of the City of Newton Rev Zoning Ord, 2017. 
47-49 Ripley Street - https://newtonma.portal.opengov.com/records/888822 

  Land Use Held 6-0 (Councilor Laredo Not Voting) on 09-30-2025 
Action:  Land Use Approved 7-1 (Councilor Farrell opposed):Public Hearing Closed 
 
Note:   Sondria Berman, Planning Associate joined the committee to discuss the request 
to create a parking area on the side of the existing driveway to accommodate two parking stalls 
in the front setback at 47-49 Ripley Street. Mr. Berman provided the presentation shown in the 
above link, which includes a revised site plan with a reduced number of additional parking stalls 
to one.  
 
Daniel and Rita Ustayev, petitioners joined the committee to answer any questions regarding 
the special permit.  
 
A councilor expressed concerns regarding the parking situation in Newton and the potential 
precedent set by allowing parking in front setbacks.  
 
A number of councilors noted their support for the project noting that this is a need for the 
homeowner due to the slope of their driveway.  
 
The public hearing was closed.  
 
The committee reviewed the draft council order. Councilor Lobovits motioned to approve 
which passed 7-1 with Councilor Farrell opposed.    
 
#335-25 Request to amend Special Permit #189-81(E) at 84 Eldredge Street 

QIMIN QUAN AND MENGXING OUYANG petition for SPECIAL PERMIT/SITE PLAN 
APPROVAL, to construct an addition of one garage bay to the existing detached 
garage structure at 84 Eldredge Street, Ward 7, Newton, on land known as 
Section 72 Block 08 Lot 13, containing approximately 39,475 sq. ft. of land in a 

https://newtonma.viewpointcloud.com/records/892672
https://newtonma.portal.opengov.com/records/888822
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district zoned Multi Residence 1. Ref: Sec. 7.3.3 of Chapter 30 of the City of 
Newton Rev Zoning Ord, 2017. 
84 Eldredge - https://newtonma.viewpointcloud.com/records/892290 

Action:  Land Use Approved 8-0; Public Hearing Closed 
 
Note:  Sondria Berman, Planning Associate joined the committee to discuss the request 
to construct an addition of one garage bay to the existing detached garage structure at 84 
Eldredge Street. Mr. Berman provided the presentation shown in the above link. She noted that 
the petitioner has secured the necessary approvals from the Board of Trustees and the Newton 
Historic Commission.  
 
David Wilson and the petitioner, Qimin Quan also joined the committee. Mr. Wilson explained 
the project’s impact on the neighborhood and the changes made to the garage design.  
 
Councilors asked questions regrading the number of parking spaces. Mr. Wilson noted that 
there are 11 spaces for 7 units.  
 
Councilors also expressed the importance of the approval from the Historic Commission.  
 
The public hearing was opened and with no members of wishing to speak the public hearing 
was closed.  
 
The committee reviewed the draft council order. Councilor Laredo motioned to approve which 
passed unanimously.  

 
#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 
Land Use Held; Public Hearing Continued 7-0 (Councilor Downs Not Voting) on 
10-21-2025 

Action: Land Use Approved #238-25 (A) Subject to Second Call 8-0; Public Hearing 
Closed 

  Land Use Approved #238-25(B) Subject to Second Call 8-0; Public Hearing 
Closed 
 
Note:  Please see note for item #239-25.  
 

https://newtonma.viewpointcloud.com/records/892290
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 
Land Use Held; Public Hearing Continued 7-0 (Councilor Downs Not Voting) on 
10-21-2025 

Action:  Land Use Approved Subject to Second Call 8-0; Public Hearing Closed 
 
Note:  Attorney Stephen Buchbinder , Rob Adams and their consultants joined the 
committee to discuss the request to rezone 399 Grove Street to mixed-use three and construct 
a mixed-use development with 755 residential units, mixed commercial parking and public 
open space. Atty. Buchbinder and Mr. Adams presented updates on the project, including 
changes to building designs and public realm improvements.  
 
Brent McDonald summarized the proposed text amendments, noting reductions in lot area, 
maximum stories, and height, as well as changes to access requirements and post-construction.  
 
The committee was joined by Cat Kemmet Deputy Chief Planner, Jen Ciara Deputy Planning and 
Development Director and Deputy City Solicitor Jonah Temple to present the text amendments 
and draft conditions and findings.  
 
The Chair then began to take public comment.  
 
Vladimir Thomas, a union carpenter, expresses concerns about the use of non-union contractors 
and the potential for wage theft and tax fraud.  
 
Elizabeth Sloane, 40 Grant Ave supports the project but emphasizes the importance of 
responsible contracting and compliance with labor laws.  
 

https://newtonma.viewpointcloud.com/records/885288
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Mr. Rivera, a union worker, asked for clarification on the responsibilities for the project, including 
the developer, general contractor and workers to avoid confusion or fraud. He requested 
confirmation on who is in charge and is authorized to work on the project.  
 
John Renner, a former Newton resident and union carpenter, urges the committee to press pause 
on the project until enforceable commitments for fair wages and safe working conditions are in 
place.  
 
Jackie, a carpenter foreman, advocates for a proportion of the construction workers to be female 
apprentices.  
 
Abigail Glowski, PTO President of William’s Elementary School, supports the project, highlighting 
its potential benefits for the school and the neighborhood.  
 
Matt Beckwith, 233 Grove Street, expresses concerns about project’s size and integration with 
the neighborhood, calling for a community meeting to discuss the project’s impact.  
 
Ashley Remis, 15 Williston Road expressed support for the project. She emphasized its potential 
to revitalize the neighborhood and benefit William’s Elementary School.  
 
Rick Kronish, a former Newton resident and housing advocate, criticizes the reduction in 
affordable housing units and calls for a more equitable mix of unit types.  
 
Thomas Geary, Business Representative with Carpenters Local 339, provided his comments in 
writing but expressed in the meeting the construction issue being a human issue rather than just 
a union issue.  
 
Bruce McVitty, 11 Norumbega Ct, expressed concerns about the public access to the 
development and the lack of community engagement.  
 
John Burroughs, former owner of an office building in Auburndale, highlighted the impact of the 
development on the schools budget, community and the exploitation of workers.  
 
Susan Margolin, 233 Grove Street, emphasized the importance of biodiversity and sustainability, 
and suggest adding a community garden to the project.  
 
A Newton resident, suggested using the golf course for public access and creating a community 
center with a game room and a big field for children.  
 
Amy Sangiolo, State Representative for the 11th Middlesex District, invited the contractors to 
reach out to discuss the union issues.  
 
Ann, 9 Henshaw Street, echoed the comments of Susan Margolin.  
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Liz Mirabile, Auburn Road, acknowledged the efforts made to reach out to the community and 
emphasized the importance of community involvement.  
 
The discussion was taken back into committee.  
 
President Laredo motioned to close the public hearing for both items which passed 7-1 with 
Councilor Block opposed.  
 
The Planning Department then went through the zoning and change and text amendments. This 
includes a reduction in building heights and stories.  
 
A councilor raised concerns regarding the reduction in height and stories and expressed the 
importance of retail space in the development.  
 
A number of councilors agreed it was time to move forward with the project.  
 
There were questions about the removal of the top story setback requirement and suggestions 
were made to revisit it.  
 
Atty. Temple that item 238-25 should be split into two items due to the fact that pieces of this 
amendment need a 2/3rds vote by the full City Council.  
 
#238-25(A) refers to the text changes outside of height and stores and the zone change.  
 
#238-25(B) refers to text changes related to the height and stories.  
 
Councilor Laredo motioned to split the docket items into two subparts which passed 
unanimously.  
 
A councilor questioned the use of the buildings setback by Mark Development. The importance 
of the setback feature was explained and it was noted that this is to help avoid the “wall effect” 
along Grove Street.  
 
A councilor emphasized the need to ensure the approved design matches what the final product.  
 
Councilor Laredo made a motion to approve item #238-25(A) subject to second call which passed 
unanimously.  
 
Councilor Laredo made a motion to approved item #238-24(B) subject to second call which 
passed unanimously.  
 
The committee began to discuss the draft Council Order.  
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The Planning Department noted that the conditions are similar to previous versions of the 
special permit with some modifications.  
 
A councilor expressed their discomfort with the conversion of amenity space to retail without a 
consistency determination.  
 
There was an argument made that more retail space is beneficial and should be allowed. It was 
noted that the developer’s intention is to provide ample amenity space and flexibility with 
design. 
 
Another condition was the petitioner’s commitment to building vehicular, pedestrian and 
bicycle improvements. Additional conditions included the requirement for the petitioner to 
complete a feasibility study for a sound wall, contributions to the mitigation fund for inflow and 
infiltration, sewer improvements and offsite traffic mitigation.  
 
A suggestion was made to use the mitigation fund should be used for neighborhood 
improvements.  
 
Greg Gentile, Fire Chief, joined the committee to discuss the benefits of the condition related to 
the design and construction of a two-way radio communication system. The cost for the 
developer is capped at $500,000 and any cost above that would be covered by the City.  
 
The next conditions were related to the inclusionary zoning ordinance and designated parking 
stalls, in particular the number of parking stalls per unit.  
 
The construction conditions were outlined including accessibility requirements and noise 
control measures.  
 
A councilor questioned the construction times for Saturday and asked to have construction end 
at 4 pm. Other councilors agreed and the developer agreed that it will only be interior work at 4 
pm on Saturdays.  
 
The Planning Department then explained the Liaison Committee conditions, including regular 
meetings and what the committee will be made aware of. It was noted that language will be 
worked on to empower the Liaison committee to address the landscape design.  
 
There were also conditions related to Passive House certification and electric vehicle charging 
stations. The transportation management plan requirements include transit subsidies and car 
share services.  
 
A councilor asked for clarification on the annual monitoring period, and it was explained that 
the monitoring will occur one year after the trigger date.  
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The committee then went through the findings. The Planning Department detailed the project’s 
compliance with dimensional standards, text amendments and comprehensive plans.  
 
The findings also included the roadway improvements, appropriate setbacks and architectural 
design. It was noted that the project meets the energy and sustainability provisions and also 
has appropriate parking studies.  
 
The number of units for the project was discussed and it was noted that any increase to the 
number of units will require an amendment to the special permit.  
 
The committee discussed approving the item subject to second call to review edited language 
in the draft council order. 
 
Councilor Block made the motion to approve  239-25 subject to second call which passed 
unanimously.  
 
Respectfully Submitted,  
 
Andrea Kelley, Chair   


