Zoning & Planning and Finance
Committee Agenda

City of Newton
In City Council

Monday, January 26, 2026

7:00PM

The Zoning & Planning and Finance Committees will hold this joint meeting as a
virtual meeting on Monday, January 26, 2026 at 7pm that the public may access
via Zoom. To attend this meeting via Zoom use this link: https://newtonma-
gov.zoom.us/j/82164698001 or call 1-646-558-8656 and use the following
\Meeting ID: 821 6469 8001. )

Items Scheduled for Discussion:

Chair’s note: The Finance Committee will join the Zoning & Planning Committee for item #60-26
and will adjourn after the conclusion of the item.

Referred to Zoning & Planning and Finance Commitees

#60-26 CPC recommendation to appropriate $600,000 in CPA Historic Resource
funding
COMMUNITY PRESERVATION COMMITTEE recommending the appropriation of
six hundred thousand dollars ($600,000) in Community Preservation Act Historic
Resource funding with five hundred five thousand nine hundred thirty-nine
dollars and thirty-five cents ($505,939.35) from Acct# 58R10498- 579008,
Historic Resource Reserve Funds, and ninety-four thousand sixty dollars and
sixty-five cents ($94,060.65) from Acct# 5800-3599, Unrestricted Prior Year
Reserves, to the control of the Planning & Development Department for a grant
to the Suzuki School for their elevator project.

The location of this meeting is accessible, and reasonable accommodation will be provided to persons
with disabilities who require assistance. If you need a reasonable accommodation, please contact the city
of Newton’s ADA Coordinator at least two business days in advance of the meeting:
ADACoordinator@newtonma.gov or (617) 796-1253. The city’s TTY/TDD direct line is: 617-796-1089. For
the Telecommunications Relay Service (TRS), please dial 711



mailto:ADACoordinator@newtonma.gov
https://newtonma-gov.zoom.us/j/82164698001
https://newtonma-gov.zoom.us/j/82164698001
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, _, City of Newton
== Department of Planning & Community Development

Marc C. Laredo 1000 Commonwealth Avenue, Newton, Massachusetts 02459 Katie Whewell
Mayor (617) 796-1120 | newtonma.gov/planning Acting Director

Community Preservation Committee
Funding Recommendation for the
Suzuki School Elevator Project

Date: January 23, 2026

From: Community Preservation Committee
To: The Honorable City Council

CC: The Honorable Mayor Mark Laredo

PROJECT GOALS & ELIGIBILITY

The Suzuki Music School, located in the Staples Farmhouse is a recognizable and beloved landmark
anchoring Waban Village. The building serves hundreds of people throughout the year, as a music school,
pre-school, art gallery and event space. The current project seeks to further restore the exterior fabric of
the original building through work on windows, siding, front porch and gutters, as well as construct a rear
classroom annex compatible with the historic building incorporating an elevator shaft to provide
accessibility to all floors.

This project is eligible for CPA funding as the rehabilitation of a historic resource. Rehabilitation, as defined
by the Secretary of the Interior’s Standards, is “the act or process of making possible a compatible use for
a property through repair, alterations, and additions while preserving those portions or features which
convey its historical, cultural or architectural values.” The chart below highlights the eligibility matrix for
CPA projects according to the Community Preservation Coalition’s website.

Open Space | Historic | Recreation | Housing
Acquire Yes Yes Yes Yes
Create Yes No Yes Yes
Preserve Yes Yes Yes Yes
Support No No No Yes
P
Rehabilitate No \ No
and/or (unless acquired or Yes ’ Yes (unless acquired or
Restore created with CPA $$) created with CPA $$)



https://www.newtonma.gov/government/planning#ad-image-0
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RECOMMENDED FUNDING

Account Account No. Amount
Unrestricted Prior Year Funds 5800-3599 $94,060.65
Historic Resource Reserve 58R10498- $505,939.35
Funds 7900B

SPECIAL ISSUES CONSIDERED BY THE CPC

Community Needs

The primary objective of this project is to increase the accessibility of the building, which aligns with the
long-term goals of the Community Preservation program to ensure the community’s historic resources are
accessible to the public. The project would also include the construction of a new preschool room and
music room, allowing the school to continue its early childhood education mission. Additionally, this
would be the first CPA project in the village of Waban.

Project Budget and Timeline:

The proposed amount ($600,000) is comparable to the award for Family ACCESS in West Newton for the
accessibility and sprinkler system. CPA funding would represent 23% of the overall project budget, which
is within CPC guidelines for private historic resource projects. $1.8 million will come from the Suzuki
School’s capital campaign. Because the work requires the building to be unoccupied, the school
anticipates temporarily relocating in the 2026-2027 academic year and completing the project then.

Historic Significance and Review:

Dating to 1750, itis the oldest original building in the village, at the crossroads of Beacon Street and
Windsor Road. The property was designated as a Local Historic Landmark in 2015, before being
purchased by the music schoolin 2017. All of the work required for this project has been approved
through the landmark review process at the Newton Historic Commission, which is the most rigorous
approval process for a historic building projects in Newton.

ADDITIONAL RECOMMENDATIONS (funding conditions)

1. Recommended CPA funds should be appropriated within 1 month and the project should be
completed within 3 years after the date of its approval by City Council, with the understanding that
these deadlines may be extended by submitting a written request to the CPC outlining the reason
the extension is necessary and the proposed new deadline.

2. The CPC will hold 10% of the project’s CPA funding until all restoration work is complete, at which
time a final report and updated project budget must be submitted to the CPC for approval. The
Suzuki School will be expected to present these materials at a public meeting of the CPC for their
review and approval before the final funds are released.

3. The Suzuki School should also be prepared to update the CPC at regular intervals as requested on
the status of the project and to submit copies of any completed reports and studies when available.

4. The release of CPA funds will be governed by a grant agreement that includes but is not limited to the
usual conditions for the phased release of CPA funds for historic resource projects, including a final
report to the CPC and the return of unspent funds.

5. Any CPA funds appropriated but not used for the purposes stated herein should be returned to the
Newton Community Preservation Fund.
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ATTACHMENTS

Additional information not attached to this recommendation, including proposal, petitions and letters of
support, are available on the CPC’s website at:
https://www.newtonma.gov/government/planning/divisions/community-preservation-
program/proposals-projects/suzuki-school-of-music
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CITY OF NEWTON

IN CITY COUNCIL

DRAFT

ORDERED:

That, in accordance with the recommendation of the Community Preservation Committee
through its Chair Byron Dunker, the Zoning and Planning Committee through its Chair R. Lisle
Baker, and the Finance Committee through its Chair Rebecca Walker Grossman, authorization to
appropriate the sum of six hundred thousand dollars (5600,000) in Community Preservation Act
Historic Resource funding with five hundred five thousand nine hundred thirty-nine dollars and
thirty-five cents ($505,939.35) from Historic Resource Reserve Funds and ninety-four thousand
sixty dollars and sixty-five cents ($94,060.65) from Unrestricted Prior Year Reserves, to the
control of the Planning and Development Department for a grant to the Suzuki School for their

elevator project, be and is hereby approved.

FROM: Historic Resource Reserve Funds
(58R10498-57900B) ......evvveeeeeeeierrrrereeeeeeeeennns $505,939.35

CPA Unrestricted Fund Balance

(5800-3599)....cciiiciieeiee e e $94,060.65
TO: Suzuki School Elevator Project
(58B11423-579700)....c.ccmeeeerererirrereereserrsesereese s $600,000.00

Under Suspension of Rules
Readings Waived and Approved
DRAFT
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(SGD) DREW WILLISON (SGD) RUTHANNE FULLER
City Clerk Mayor

Date:
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City of Newton
Department of Planning & Community Development
Marc C. Laredo 1000 Commonwealth Avenue, Newton, Massachusetts 02459 Katie Whewell
Mayor (617) 796-1120 | newtonma.gov/planning Acting Director
MEMORANDUM
DATE: January 22, 2026
TO: Councilor R. Lisle Baker, Chair, Zoning & Planning Committee

Members of the Zoning & Planning Committee

FROM: Katie Whewell, Acting Director, Department of Planning and Development
Zachery LeMel, Chief of Long Range Planning
Nora Masler, Senior Planner

RE: #20-26 Request for discussion and possible amendments to enhance the
preservation of existing homes
COUNCILORS BAKER, WRIGHT, OLIVER, MALAKIE, FARRELL, GETZ, and KALIS
requesting a discussion and possible amendments to Chapter 30 Zoning or other
City Ordinances to enhance the preservation of existing homes over their
replacement by larger and more expensive structures.

MEETING: January 26, 2026

CC: City Council
Joshua Morse, Chief Operating Officer

Background

Significant attention and concern have been given to the demolition of existing homes
within the single residence (SR) and multi-residence (MR) districts across Newton. While
the distribution across Newton varies, the rate of approximately 100 demolition permits per
year has held constant over the last decade.

On its face, the replacement of existing homes may not cause arise to action. In fact,
nearly all of these demolitions and the new homes that replace them occur by-right. In
other words, they fully comply with Newton’s Zoning Ordinance. These rules and
regulations, in theory, reflect the goals and objectives of the City Council as they relate to
development standards set forth on the Newton Zoning Ordinance. However, the Zoning
and Planning Committee has questioned whether more could be done to preserve existing
housing stock. The areas of concern may fall into a few categories:

1. The loss of more moderately priced (“naturally affordable” or “starter home”)
housing to more expensive housing. The median home price in Newton is nearly
$1.75 million, according to the FY2026 Tax Classification Booklet.



https://www.newtonma.gov/government/planning#ad-image-0
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2. The newly constructed homes (single- and two-family) are significantly larger
than the home(s) being replaced. These larger homes often dwarf neighboring
properties, particularly in neighborhoods predominantly made up of single-story
ranches and split-level homes.

3. New development comes with certain environmental considerations. Often
these larger homes come with major siteworks, the removal of existing trees, and an
increase in impervious surfaces.

4. New developmentin SR and MR districts are one type of housing product
marketed to a specific economic demographic. Newton’s housing stock should
serve all households, including downsizing seniors/empty nesters, new families,
single-individuals, extended families, etc.

Facade Ratio Ordinance

The City Council adopted a maximum fagade ratio (i.e. width of building along the street
front) for single- and two-family homes. This ordinance goes into effect March 1, 2026.
While not designed to necessarily prevent teardowns, this regulation willimprove the
overall appearance of new construction within its context. Leading up to the adoption of
the maximum facade ratio requirement, the Zoning and Planning Committee (ZAP) broadly
explored the topic of home preservation under the following docket items:

#85-24 Request for discussion and possible amendments to enhance the
preservation of existing homes.

COUNCILORS BAKER, OLIVER, MALAKIE, KALIS, GETZ, LUCAS, LOBOVITS, AND
WRIGHT requesting a discussion and possible amendments to Chapter 30 Zoning or

other City Ordinances to enhance the preservation of existing homes over their
replacement by larger and more expensive structures.

#41-24 Amend the setbacks in the MR zones to encourage preservation of
existing buildings.

COUNCILORS ALBRIGHT, DANBERG, KRINTZMAN, AND LEARY seeking a discussion
with the Planning Department to consider ordinance amendments that would revise
the metrics in the multi-residence (MR1, MR2 and MR3) zones, to regulate the size of
new buildings better, enable a wider range of housing options close to public transit,
and better incentivize preservation and renovation of existing housing stock.
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Other Opportunities to Explore

Staff encourage Councilors to review the many memos and presentations associated with
these docket items when beginning to pursue this current docket item. As part of the
docket items listed above, staff explored additional tools to address the stated concerns.
These items were ranked based on their specific impact, level of analysis required, and
level of engagement needed. See table below and December 19, 2024 presentation here:

https://www.newtonma.gov/home/showpublisheddocument/125697/6387151363098000
00 (pages 6-10)

Goal #1
Preserving current
housing stock

Building
moratorium

Contextual
Subdivision
Major FAR Reduction

% New Lot Standards
Goal #2 %
Increasing access to [ Minor FAR Adaptive
“attainable” homes % Reduction Reuse
° Increased Setbacks
g Expanded ADU
Goal #3 ] Maximum Facade Allowance
“Contextualizing” new Buildout
development to the
neighborhood < >

Level of Outreach Needed

In addition, Councilor’s Wright and Oliver presented a set of recommendations at the
October 10, 2024 meeting:

https://www.newtonma.gov/home/showpublisheddocument/123443/6386484584812700
00 (page 36-34)

Next Steps

With the new Council, staff recommend the Committee review the previous work on this
item and discuss priorities to help guide future analysis and possible recommendations.


https://www.newtonma.gov/home/showpublisheddocument/125697/638715136309800000
https://www.newtonma.gov/home/showpublisheddocument/125697/638715136309800000
https://www.newtonma.gov/home/showpublisheddocument/123443/638648458481270000
https://www.newtonma.gov/home/showpublisheddocument/123443/638648458481270000
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2026-2027

Newton City Councilor Baker

Date: Friday, January 23, 2026
Address: 1000 Commonwealth Avenue
Name: Chair Baker, Zoning & Planning Committee

Memorandum

Colleagues,

Within the Zoning & Planning Agenda for Monday, January 26, there is a cross-reference to an October
10, 2024 meeting of the Committee. Part of that meeting included a report by Utile, the Planning
Department's consultant, analyzing teardowns and replacement structures.

While members of the Committee may want to read the full Committee Report, it may be helpful to
have Utile's analysis of what homes were demolished and the case studies of replacement structures
with estimated costs. Select slides from Utile’s analysis in 2024 are attached to the agenda for the
Committee meeting on Monday, January 26.

Sincerely,
R. Lisle Baker, Chair
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Case Studies Zone: SR3

10 Spiers Rd O oo 130
Oak Hill Park

4x more than
previous living
area

Larger Separate Maintained same 1.5x wider facade
setbacks driveway orientation on corner lot buildout
Before: One-Unit Home, built 1950 After: One-Unit Home, built 2018
utile
Case Studies Zone: SR3
10 Spiers Rd: Summary ! rontage 130
Before After

Year Built 1950 2018

Front Setback 26’; 25’ 25.5’; 25.6’

Side Setback 35’; 12 15.65’; 17.6’

Building Height 1 story 2 stories

Building Footprint 1,440 SF 1,905 SF ] —

Marketable Finished Area 1,236 SF 4,980 SF —|

Marketable Finished FAR  0.15 0.61

Zoning FAR allowed, max. - 0.44/ 3,827.5 SF

Zoning FAR built - 0.44/ 3,826 SF

Facade Build Out 42% 61% Key

Number of Units 1 1 ] Property Teardown

Sale Date / Price 2017/ $700,000 2019/ $2,015,419 [ New Construction

utile



Case Studies

117-119 Norwood Ave

Newtonville

Before: Two-Unit Home, built 1900

Separate
driveway

#20-26

Zone: MR1
Lot Size: 14,343 SF
Frontage: 80’

%

3.7x more than
previous living
area P

2-story

T

Total width of two garages
is wider than 40%, predates
garage ordinance

2.4x wider
facade buildout

After: Two-Unit Home, built 2019

utile

Case Studies

117-119 Norwood Ave: Summary

Before After
Year Built 1900 2019
Front Setback 26.5 25.5
Side Setback 12’; 36’ 99
Building Height 2 stories 2 stories
Building Footprint 1,235 SF 3,726 SF
Marketable Finished Area 2,452 SF 9,115 SF
Marketable Finished FAR  0.17 0.64
Zoning FAR allowed, max. - 0.48 / 6,885 SF
Zoning FAR built - 0.46 / 6,546 SF
Facade Build Out 32% 77%
Number of Units 2 2
Sale Date / Price 2019/ $1,260,000 2020/ $3,650,000*

Note:

e The sale price reflects the summary of both unit sales

Zone: MR1
Lot Size: 14,343 SF
Frontage: 80’

Key

D Property Teardown
E] New Construction

NORWOOD AVENUE

utile
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Case Studies

35 Dalby St '

Lot Size: 8,364 SF

Frontage: 60’
Nonantum

4.5x more than
previous living area

Separate
driveway

1.3x wider

Garages follow updated g
facade buildout

zoning guidance

Before: Two-Unit Home, built 1927

After: Two-Unit Home, built 2020

utile

Case Studies

Zone: MR2
35 Dalby St: Summary o ontage: 60

- ,J_,/ _ 018" =
!
Before After !

Year Built 1927 2020 \

Front Setback 26.5' 25.5' |

Side Setback 19.5’; 7.4 78,78 57

|

Building Height 2 stories 2 stories '\

Building Footprint 930 SF 2,384 SF

Marketable Finished Area 1,699 SF 7,737 SF & oaroana x s g -l

g Founamon

Marketable Finished FAR  0.20 0.93 g Py l
Zoning FAR allowed, max. - 0.53 /4,433 SF [

Zoning FAR built - 0.53 /4,420 SF o

| 10, /' 1-
Facade Build Out 56% 74% g u
Key l7a 2.3+ = 1 v—f-LMA

Number of Units 2 2 [C] Property Teardown [
Sale Date / Price 2019 / $835,000 2021/ $2,700,000* [ New Construction ’
Note: =

e The sale price reflects the summary of both unit sales

- \—
utile
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City of Newton
Department of Planning & Community Development
Marc C. Laredo 1000 Commonwealth Avenue, Newton, Massachusetts 02459 Katie Whewell
Mayor (617) 796-1120 | newtonma.gov/planning Acting Director
MEMORANDUM
DATE: January 22, 2026
TO: Councilor R. Lisle Baker, Chair, Zoning & Planning Committee

Members of the Zoning & Planning Committee

FROM: Katie Whewell, Acting Director, Department of Planning and Development
Zachery LeMel, Chief of Long Range Planning
Nora Masler, Senior Planner

RE: #35-26 Requesting a discussion on VCOD and Accessibility of the Auburndale
and West Newton Commuter Rail Stations
COUNCILORS BLOCK, MALAKIE, and FARRELL requestng a discussion to
consider whether the VCOD districts in Auburndale and West Newton
should be suspended or changed in some other way untl such tme as
work has begun making the Auburndale and West Newton commuter rail
statons accessible for people with disabilites.

MEETING: January 26, 2026

CC: City Council
Joshua Morse, Chief Operating Officer

Background

At the end of 2023, the Newton City Council approved new zoning around seven MBTA
stations/six village centers (Newton Centre, Newton Highlands, Waban, Newtonville, West
Newton, Auburndale, and Eliot/Route 9), known as the Village Center Overlay District
(VCOD). The VCOD satisfies both the City Council’s goal of allowing for concentrated
development near resources and amenities and compliance with State law, known as the
MBTA Communities Act (3A).

In early 2024, Planning staff submitted a complete application to the Executive Office of
Housing and Livable Communities (EOHLC) for review. The EOHLC review found minor
required amendments for full compliance, which the City Council adopted in 2024. In
February 2025, EOHLC determined Newton compliant with Section 3A of the Zoning Act.
See the table below for Newton’s compliance metrics.


https://www.newtonma.gov/government/planning#ad-image-0
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Newton 3A Compliance Metrics

Required by 3A Submitted by Newton Preliminary

Determination

Land Area (acres) [0 223
Multi-family unit 8,330 8,532 8,399
capacity (units)

Gross density 15 38.3 37.7

(units per acre)

One 50% Yes Yes Yes
contiguous area

See Newton Zoning map here (VCOD shown in black hatching)

3A Compliance and the impact of removing Auburndale/West Newton from the VCOD
Auburndale

Auburndale is zoned Village Center 2 (VC2) within the VCOD. In the end, Auburndale could
not be submitted as part of Newton’s 3A compliance because:

1. Thereis arequirement for parcels submitted to be within a minimum 5 acre
contiguous land area. Auburndale does not meet this minimum 5 acre threshold.

2. All parcels must allow by-right development. The VCOD requires a special permit for
all parcels over 30,000 square feet and therefore does not meet the standards for
compliance. Note this is another reason Auburndale does not meet the minimum
contiguous land area requirement.

While Auburndale does not contribute to Newton’s 3A compliance, it does provide a viable
development pathway option for these properties. One notable property to mention is 283
Melrose Street, commonly known as the Turtle Lane development, which should be
considered in any decision to modify or remove Auburndale from the VCOD.

West Newton

In short, West Newton is critical to Newton meeting minimum compliance with 3A. West
Newton’s multi-family unit capacity is 1,907 units. Removing West Newton entirely from
the VCOD puts Newton 1,898 units short of compliance. Making up for this deficit in units
would require mapping new areas into the VCOD.

Next Steps

Staff recommend the Committee discuss this item and vote no action necessary (NAN).
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