Land Use Committee Report

City of Newton
In City Council

Tuesday, November 25, 2025

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

City Staff Present: Senior Planner Sondria Berman, Chief Planner Katie Whewell, Deputy Chief
Planner Cat Kemmett and Deputy City Solicitor Jonah Temple

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 25, 2025, Land Use Meeting can be found at the following link:
https://www.youtube.com/watch ?v=IE0ZS-VtSIs&list=PLqliDbsvfNjUwMJnmuRsKZOBf K9kqg5C7

#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.
Land Use Held 8-0 on 10-21-2025

Action: Land Use Held 8-0

Note: Senior Planner Sondria Berman explained the project is to construct a four-unit
residential dwelling and the plans have mostly remained the same since the project was before
the Committee in October. Ms. Berman noted some project updates include detailed locations
for trash and recycling storage, improvements to the Beacon Street facade, change in slope of
the roof from 10:12 to 12:12. The improvements to the Beacon Street facade include changes
to windows, the addition of a Juliet balcony, and the addition of a gable roof over the entrance
of Unit A. Ms. Berman mentioned the petitioner provided a turning radius plan to show entry
and egress to the site and to each of the carports. Ms. Berman noted the petitioner provided an
environmental assessment for groundwater sampling and analysis that did not recommend
further assessment or action but advocated for ongoing monitoring of the wells that were on
site given the proximity to a gas station.


https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=IE0ZS-VtSIs&list=PLqJiDbsvfNjUwMJnmuRsKZOBf_K9kq5C7
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John Downie, architect for the project, presented updated plans and noted the driveway has
been extended to provide more access for turning vehicles.

A councilor asked for the width of the driveway and Mr. Downie said it was more than 15 feet.
No members of the public were present to speak on this item.

A councilor asked the Planning Department if this parcel was zoned residential rather than
commercial, what would be allowed to be built. Chief Planner Katie Whewell explained that the
dimensional standards with a single-family attached in a multi-residence zone can be waived or
reduced by special permit but that would be comparable.

A councilor suggested the trash and recycling bins be on site and expressed support for this
parcel being used for mixed-use development.

A councilor asked how long the property has been vacant and John Callahan, for the petitioner,
noted the property has been vacant for over four years. Mr. Callahan explained parking
constraints made commercial challenging on the site. The same councilor expressed support for
the project because the neighborhood is a mix of residential and commercial. The same
councilor asked if the sewer ejector pump stations at each unit will be independently
maintained by the homeowners or collectively by a homeowner’s association. Joseph Porter,
from VTP Associates, said each unit would be responsible for their own system. The same
councilor asked if this had been done on other projects and Mr. Porter said 145 Warren Street
was an example.

A councilor expressed support for a mixed-use project on this parcel rather than residential and
noted concern about too many waivers being requested.

A councilor expressed support for this project because the neighborhood is very walkable.

A councilor expressed concern regarding the parking situation, especially for guest parking
which is limited to street parking.

A councilor expressed concern around the setbacks that are allowed in a commercial zone and
encouraged the petitioner to follow the residential zone dimensional controls.

A councilor thanked the petitioners for addressing the Committee’s concerns from the last
meeting.

The Chair noted a majority of the Committee in opposition to the project and explained to the
petitioner their options: a negative Committee report out to the full Council, a withdrawal
without prejudice request from the petitioner, or a hold motion to delay a decision until a
follow up meeting in December.



Land Use Committee Report
Tuesday, November 25, 2025
Page 3
Deputy City Solicitor Jonah Temple noted a City Council denial would not allow the petitioner to
bring this same project back to the Committee for two years while a withdrawal without
prejudice would mean the petitioner could come back anytime in the future with the same
proposal.

The public hearing continued.
Councilor Lobovits motioned to hold which passed unanimously.

#339-25 Request to exceed FAR at 12 Garden Road
NANCY DIMELLA TRUST petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to
construct a detached garage exceeding the maximum FAR at 12 Garden Road,
Ward 7, Newton, on land known as Section 72 Block 25 Lot 06, containing
approximately 9,531 sq. ft. of land in a district zoned Single Residence 1. Ref:
Sec. 7.3.3, 3.1.3, and 3.1.9 of Chapter 30 of the City of Newton Rev Zoning Ord,

2017.
Action: Land Use Approved; Public Hearing Closed 8-0
Note: Chief Planner Katie Whewell noted the petitioner is requesting to build a

detached garage and enclose a small portion of the existing dwelling. Ms. Whewell mentioned
the proposed garage exceeds the required setbacks for detached garages while the additional
massing of FAR is broken up between two buildings. She noted houses nearby have detached
garages. She explained that the lot is non-conforming which plays a role in the FAR calculation,
so it is slightly undersized than what is required.

Frank DiMella, the petitioner, explained that the existing driveway is pinched against the house
which makes it unusable because the neighbor has built a fence along the property line. Mr.
DiMella noted the proposed garage will be placed on the property to be as far away as possible
from the vegetation on the neighboring property. He explained that the request to enclose the
porch is because the foundation of the house passes at the perimeter of the porch and cold air
gets into the house at the junction.

No members of the public were present to speak on this item.
Councilors expressed support for the project.
The public hearing was closed.

The council reviewed the draft council order. Councilor Laredo motioned to approve which
passed unanimously.

#340-25 Request to allow an oversized dormer, a dormer with an uninterrupted wall
plane and to exceed FAR at 15 Clinton Place
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DANIEL LEFFLER & NISSANAI SONAUTA petition for SPECIAL PERMIT/SITE PLAN
APPROVAL, to construct an additional story and dormers within the existing
footprint, and exceed the maximum allowed FAR at 15 Clinton Place, Ward 2,
Newton, on land known as Section 13 Block 24 Lot 10, containing approximately
7,098 sq. ft. of land in a district zoned Single Residence 2. Ref: Sec. 7.3.3, 3.1.3,
1.5.4.G.2.3,1.5.4.G.2.b, and 3.1.9 of Chapter 30 of the City of Newton Rev Zoning

Ord, 2017.
Action: Land Use Approved 8-0
Note: Senior Planner Sondria Berman explained the petitioner is requesting relief to

allow three stories, to allow dormers with an uninterrupted wall plane, to allow a dormer
exceeding 50% of the wall plane below, and to exceed FAR. Ms. Berman said the Planning
Department noted this is an appropriate location for the addition of a third story as the massing
of the third story is primarily visible at the rear of the home and the proposal includes variable
roofline heights to break up the overall massing of the dwelling. She shared the proposed
construction will exceed FAR by .02 with a proposed FAR of .45 where .43 is the maximum
allowed as of right, is contained within the existing footprint of the home and will not reduce
existing setbacks or adversely affect access to the site. Ms. Berman noted the Newton Historic
Commission has approved the project.

Rick Ames, Next Phase Studios Architects, for the petitioner, noted the home is modest for the
neighborhood and the Committee received letters of support from the neighbors. Mr. Ames
shared the owner’s intention is to add more space to the house so they can stay long term.

No members of the public were present to speak on this item.

Councilors expressed support for the project because the owners are trying to adapt the house
to their needs rather than tear it down.

The public hearing was closed.

The council reviewed the draft council order. Councilor Lucas motioned to approve which
passed unanimously.

#341-25 Request to amend Special Permit #65-96 to allow a second parking stall in the
front setback at 63 Hyde Street
YUMENG ZHAQO petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to amend
the special permit to allow for construction of a second parking stall located in
the front setback at 63 Hyde Street, Ward 6, Newton, on land known as Section
52 Block 20 Lot 20, containing approximately 6,542 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.

Action: Land Use Approved 6-2 (Councilors Downs and Kelley Opposed)
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Note: Senior Planner Sondria Berman explained the petitioner is seeking to amend an
existing Special Permit #65-96 to construct an additional parking stall within the front setback.
Ms. Berman noted the proposal does allow for a dimensionally compliant parking stall within
the front setback with an oversized depth of 25.7 feet. She mentioned the existing conditions of
the lot render additional parking elsewhere on the site impracticable due to the reduced lot
size and significant elevation changes in topography at the rear of the lot. Ms. Berman
mentioned the Planning Department recommends consideration for visibility and safety for
pedestrians and vehicles traveling across the site to access public transit nearby.

Shenyu Zhang and Yumeng Zhao, the petitioners, explained they want to excavate and remove
an existing staircase and install a new parking stall. Mr. Zhang noted they propose replacing the
staircase with a small staircase on the left side.

A councilor asked if there would be a new curb cut and Mr. Zhang confirmed there would be.
The public hearing was opened.

Janet Lowenstein, 57 Hyde Street, expressed support for the project as a direct abutter.

A councilor asked about the retaining walls on site and Ms. Zhao explained the back side of the
driveway will be the foundation of the house but there will be retaining walls on both sides of

the driveway.

A councilor asked if the proposed materials for the retaining walls will match the existing
stonework on site. Mr. Zhang confirmed that it would match.

A councilor asked if the petitioners would consider using pervious materials for the driveway.
Mr. Zhang said they would consider it.

A councilor asked what the petitioners plan to do with the tree that is next to the proposed
driveway. Mr. Zhang explained that they hired a certified arborist, and they recommended
removing it as construction would interfere with its root system. The same councilor expressed
support for the petitioners trying to save the tree.

A councilor expressed support for the project and opposition for requiring pervious materials to
be used on the driveway.

A councilor expressed concern for visibility issues with parking in the front setback. Mr. Zhang
noted their cars have backup cameras and they could install motion sensor lights to help with

visibility.

A councilor expressed concern that adding parking in a walkable neighbor ensures more driving.



Land Use Committee Report
Tuesday, November 25, 2025
Page 6
Councilors encouraged the petitioner to file for a Tree Permit and review the Tree Ordinance.

Janet Lowenstein, 57 Hyde Street, noted the tree by the proposed driveway may impact
visibility.

Councilors discussed pervious surfaces and expressed support for the Council defining it more
specifically next term.

A councilor asked if the Planning Department would recommend any additional safety
mechanisms to improve pedestrian and vehicle safety with parking in the front setback. Ms.
Whewell noted the Council has required multifamily projects to install signals on site to alert
drivers or pedestrians, but she said that would most likely not be appropriate for a single
residence.

The public hearing was closed.

The council reviewed the draft council order. Councilor Lobovits motioned to approve which
passed 6-2 with Councilors Downs and Kelley opposed.

#143-25 Request to allow non-accessory parking, associated dimensional waivers
relative to surface parking lots and to allow a retaining wall exceeding four feet
in height at 56 Chapel Street
ALAN SCHLESINGER, TRUSTEE OF CHAPEL 56 REALTY TRUST petition for SPECIAL
PERMIT/SITE PLAN APPROVAL, to construct a 19-stall surface parking lot at 56
Chapel Street, Ward 1, Newton, on land known as Section 11 Block 06 Lot 49,
containing approximately 9,480 sq. ft. of land in a district zoned Multi Residence
1. Ref: Sec. 7.3.3,5.1.6.C, 5.1.13,5.1.8.B.2, 5.1.9.A, 5.1.10.A, and 5.4.2.B.2 of
Chapter 30 of the City of Newton Rev Zoning Ord, 2017.

Action: Land Use Held 7-0 (Councilor Downs Not Voting)

Note: Katherine Adams, attorney, Schlesinger and Buchbinder, for the petitioner,
noted the petitioner has broadened the project scope to include coordinated improvements to
the petitioner’s other lots on Chapel Street. Attorney Adams presented an overview of the
project including perennial plantings, permeable pavers throughout the site, benches,
pollinator gardens, and replacing the aging retaining wall at the rear of the site. Attorney
Adams noted the retaining wall improvements have been widely welcomed by the abutters and
neighbors have submitted letters of support for this project as well as the attached petition.
She mentioned 23 new street trees have been planted along Chapel Street and 10 new EV
charging stations have been installed in Lot A by the petitioner. Attorney Adams noted the EV
chargers will be accessible to the public at all times.

Deputy Chief Planner Cat Kemmett explained the petitioner is seeking to construct a 19-stall
surface parking lot to serve the tenants of the offices across the street. Ms. Kemmett noted the
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item needed to be readvertised to reflect a new element of relief which is to create a new
retaining wall exceeding four feet. She mentioned the new wall will reach a maximum height of
9.5 feet and that the Engineering Department had no major concerns with wall after reviewing
it.

A councilor asked if the petitioner planned to put the new wall in front of the old one. Attorney
Adams said they would be removing the old wall and replacing it with a new one.

The public hearing continued.

Terry Sauro, 44 Cook Street, expressed support for this proposal.

Paul Ferolito, 43-45 Dalby Street, expressed support for this proposal.

Barbara Negrotti, 41 Dalby Street, expressed support for this proposal as a direct abutter.

A councilor expressed concern about this proposal adding more parking in Nonantum which is
already a heat island. The same councilor noted a suggestion was made to the petitioner to
make this parcel a park rather than a parking lot. The same councilor expressed support for the
retaining wall replacement. The same councilor asked how many parking spaces are available in
lots owned by the applicant. Attorney Adams said there are 669 parking spaces.

Councilors reiterated concerns regarding underutilized parking in the area, heat island effects,

and a desire for more open space rather than asphalt. Councilors also expressed support for the
replacement of the existing retaining wall regardless of what else is done to the site. Councilors
noted that all Ward 1 Councilors were in agreement in their opposition to the current proposal.

Doug Avola, Director of Construction and Property Management, Chapel Bridge Park, for the
petitioner, explained that the owners have had issues renting space in the office park because
there is more parking available in the rear, but people want the spaces in the front of the
building. He noted about a third of the space is vacant and another significant portion is under
lease, but the tenant has moved so the building is at about 50% vacancy currently. Attorney
Adams noted that historically the use of the space has been industrial and manufacturing but
more recently it has become more office and medical which have higher parking requirements.

A councilor suggested removing parking in another lot to accommodate for this new parking
proposal. Attorney Adams noted the owner would be willing to take 18 spaces off a Bridge
Street lot in exchange for the new stalls on Chapel Street. The Bridge Street spaces would be
turned into green space.

Councilors discussed holding the item and allowing the Ward councilors to discuss with the
petitioner to determine a new proposal for the parking stall switch on Chapel and Bridge
Streets.
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The public hearing continued.
Councilor Leary made the motion to hold which passed 7-0 with Councilor Downs not voting.
The committee adjourned at 9:30pm.

Respectfully Submitted,

Andrea Kelley, Chair



