




City of Newton 
Department of Planning & Community Development 

1000 Commonwealth Avenue, Newton, Massachusetts 02459 
(617) 796-1120 | newtonma.gov/planning

1 

Marc C. Laredo 
Mayor 

Katie Whewell 
Acting Director 

MEMORANDUM 

TO:  Mayor Marc C. Laredo 
Joshua Morse, Chief Operating Officer 

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

DATE: January 14, 2025 

RE: Docket request to amend Article 1 of Newton’s Zoning Ordinance to amend the 
definition of Two-Family, Detached 

CC: Alissa O. Giuliani, City Solicitor 

The definition of a two-family building has either been updated, or reinterpreted, multiple 
times over the last decade. The core of the existing definition developed to prevent what 
was then known as the “linguine” house. In other words, two units built almost entirely 
independently from each other with limited connections to appear like they are two single-
family homes on a lot.  

The updated definition to prevent the “linguine” house caused other problems, particularly 
overly bulky, garage dominant, designs. To address this, the City Council adopted a new 
definition, and the first Garage Ordinance, in 2015 that prevented the garages of each unit 
from touching each other. An unintended consequence of not allowing side-by-side 
garages is typically additional paving and multiple curb cuts where one could suffice.  

Most recently in 2021 and again in 2025, staff recommended simplifying the definition. 
First, definitions are not the appropriate place to impose design standards. Instead, 
standards should be created for the use type and laid out within the specific zoning 
districts. This is the case for things like lot coverage, FAR, setbacks, etc. Second, with the 
adoption of the Façade Ratio requirement in 2025, the building width is further 
limited/controlled. At this time, the Two-Family, Detached definition and the Façade Ratio 
operate against each other and may cause overly complicated designs and layouts to 
comply with both regulations.  
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Below is the draft docket language for consideration. In addition, attached is the June 2025 
ZAP presentation where this was last presented and provides additional context and 
visuals.  

Draft Docket Language (note this was previously #27-25) 

#XX-26 HIS HONOR THE MAYOR requesting amendments to Section 1.5.1.B, Two-Family, 
Detached of Chapter 30, Zoning. 
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#27-25 Requesting amendments to Section 1.5.1.B 
of Chapter 30, Zoning (Definition of Two-Family)

Zoning and Planning Committee
Discussion
June 9, 2025

1City of Newton - Planning and Development Department
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Background

Current Definition (Sec. 1.5.1.B):

Two-Family, Detached. A building that contains 

2 dwelling units and is either divided vertically 

so that the dwelling units are side by side but 

separated by a shared wall extending the entire 

maximum height of one or both units, and/or is 

divided horizontally so that one dwelling unit is 

above another.
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Background

Current Definition (Sec. 1.5.1.B):

Two-Family, Detached. A building that contains 

2 dwelling units and is either divided vertically 

so that the dwelling units are side by side but 

separated by a shared wall extending the entire 

maximum height of one or both units, and/or is 

divided horizontally so that one dwelling unit is 

above another.
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Definition of dwelling unit 
does not include garage 

space, requiring living space 
to be adjacent to living 

space the entire height of 
the wall separating the units

#64-26



Background

● Current definition is a result of an update by the City Council in 2015 to
address a concern regarding two-family buildings with minimal mass
connecting the two units.

● 2015 ZAP Committee researched how other communities define Two-Family
and found that “most define it very simply and it seems to work well.”

● Updates to Garage Ordinance address some of the prior concerns regarding
two-family buildings with large garages connecting the two units.
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Unintended Consequences

● Garages are not considered living space,
forcing the garages to the outer edges of
the units

● This results in a need for two separate
curb cuts and driveways, increasing
impervious area, reducing space for street
trees, and reducing on-street parking

● Has led to uniform design of wide
frontages across the City
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Unintended Consequences

● Strict two-family definition makes it difficult
to respond to grade changes on site

● Results in unnecessary grading in order to
create a flat site to meet the two family
definition
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Side by side two-family 
developments results in 
four curb cuts
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Two-Family Examples
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Two-Family Examples

9

#64-26



Two-Family Examples
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Two-Family - Not Permitted Under Current Definition
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Recommendation
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● Simplify definition to allow design flexibility
● Update would allow two-family buildings to be 

perpendicular to the street (may be necessary in 
some cases to meet facade ratio, if passed)

● Update necessary in order to regulate the number 
of curb cuts per lot (request from DPW)

● Align two-family definition with the other building 
types in Sec. 1.5.1 - focus on number of units and 
how units are accessed
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Proposed Amendment

Two-Family, Detached. A building that contains 2 dwelling units, each maintaining a 

separate entrance. and is either divided vertically so that the dwelling units are side by 

side but separated by a shared wall extending the entire maximum height of one or both 

units, and/or is divided horizontally so that one dwelling unit is above another. Accessory 

apartments shall not be considered a separate dwelling unit for the purposes of this 

section
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Definition Amendment Option 1

City of Newton • 2026 Overview
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Definition Amendment Option 2

City of Newton • 2026 Overview
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Roadway
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Drive
way

Possible Layout

City of Newton • 2026 Overview

With amended definition - Options 1 & 2  - Post Facade Ratio Regulation

Unit 1

Unit 2

Garage

Garage

Sidewalk

Side facing units to comply with facade ratio regulation.

Garages touching with connection the full length and
height of the wall (per definition amendment 1).

Single curb cut and driveway

No front facing garages

Diagrammatic Example- Site Plan View - Not to scale
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Roadway
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Unit 1 Unit 2

Garage Garage

Drive
way

Possible Layout
With amended definition - Options 1 & 2  - Post Facade Ratio Regulation

Long narrow units to comply with facade ratio

Garages touching with connection the full length
and height of the wall (per definition amendment 1)

Garage width max of 45% of front facade per garage
orindance

Single curb cut and driveway

Diagrammatic Example- Site Plan View - Not to scale

Sidewalk
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13City of Newton • 2026 Overview

Roadway

Drive
wayUnit 1

Unit 2

Garage

Garage

Diagrammatic Example- Site Plan View - Not to scale

Sidewalk

Possible Layout
With amended definition - Option 2 - Post Facade Ratio Regulation

Side facing units to comply with facade ratio regulation

Garages touching without connection the full length and
height of the wall (per definition amendment 2)

Single curb cut and driveway

No garages on front facade

Less likely outcome due to increased construction costs
(construction of additional walls and windows) and
decreased square footage (depending on lot size and
setbacks) leading to reduced profit for developer.
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Roadway
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Unit 1 Unit 2

Garage Garage

Drive
way

Possible Layout
With amended definition - Option 2 Only - Post Facade Ratio Regulation

Diagrammatic Example- Site Plan View - Not to scale
Long narrow units to comply with facade ratio. 

Garages touching without connection the full length
and height of the wall (per definition amendment 2).

Garage width max of 45% of front facade

Single curb cut and driveway

Less likely outcome due to increased construction costs
(construction of additional walls and windows) and
decreased square footage (depending on lot size and
setbacks) leading to reduced profit for developer.
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Additional Possible Minor Amendments
No substantive change - updating terms only for clarity

*

*B= two unit
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Discussion
Newton Planning Department
Zoning and Planning Committee Presentation, 02/23/26
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Marc C. Laredo 
Mayor Katie Whewell 

Acting Director 

Anthony Ciccariello 
Commissioner of 

Inspectional 
Services 

DATE: February 19, 2026 

TO: Councilor R. Lisle Baker, Chair, Zoning & Planning Committee 
Councilor Pamela Wright, Vice Chair, Zoning & Planning Committee 

FROM: Anthony Ciccariello, Commissioner of Inspectional Services 
Katie Whewell, Acting Director, Department of Planning and Development 
Nora (Masler) Colello, Chief of Long Range Planning 

RE: Inspectional Services and Planning Department Response: 
#91-26  Discussion and Possible Amendment to Change Effective Date of the 60% 
Facade Build Out COUNCILORS ALBRIGHT, KELLEY, KRINTZMAN, GREENBERG, and 
ROCHE requesting a discussion and potential amendment to Ch 30, Zoning that 
would change in the effective date of the 60% façade ordinance from March 1, 
2026, to June 1, 2026. A delay in the effective date will allow more projects to 
finish the multi-faceted, time-consuming review process and avoid disruption as 
well as increased mid-review additional costs when changes to the City zoning 
ordinances are implemented (180 days: 08/17/2026). 

CC: City Council 

The Inspectional Services and Planning Departments have recently been made aware of the above 
docket item to delay the implementation date of the recently approved Residential Facade Build Out 
Ratio found in Section 1.5.7 of the Newton Zoning Ordinance. The façade ratio amendment was 
adopted under docket items #28-25, #85-24, #41-24 to ensure that new residential redevelopment 
better fits the scale and visual character of existing neighborhoods. This regulation applies to all 
Single-Family, Detached and Two-Family, Detached building types and is effective March 1, 2026. 

The Departments strongly caution against delaying the March 1, 2026 implementation date. The 
implementation date was set in October of 2025 and provided ample time for City Departments to 
communicate the change and allow homeowners and building professionals the opportunity to 
either obtain a building permit with existing plans prior to the effective date or adjust their plans so 
they would not be negatively impacted by this new regulation. As additional concerns have emerged 
from builders and property owners, staff believe this provision needs time to be tested and fully 
understood by the development community to evaluate whether this provision is working as 
intended. 

Staff are committed to aiding the community in understanding this tool as well as addressing other 
sections of the Ordinance that may conflict with the façade ratio regulation and prevent this tool 
from being utilized as intended. For example, staff are currently reviewing an amendment the 
definition of a two family dwelling under #64-26 in part due to the added restriction of façade ratio. 
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Teardowns and Re-Use

Promoting Outcomes that 
Newton Prefers

#20-26



Objectives

What we are trying to achieve:

● Increase the diversity of our housing stock (eg., "starter homes" or
“attainable” housing)

● Increase production to better address Newton’s housing needs
● Provide climate change resiliency by maintaining and increasing open

space standards and existing tree canopy
● Lessen negative impact of new builds on abutters
● Shift incentives toward the development types that we DO want
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Concepts (Overview)

These are the concepts that we would like to discuss:

1. Align Zoning with Intended Use
2. The loss of modest sized homes to large single family homes
3. Incentivize additional units permitted by right on a lot
4. Adaptive re-use of large homes
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Align Zoning with Intended Use

When a lot zoned business (BU) is being converted to residential (only) use, 
consider that:

● Current zoning allows 100% residential build utilizing business-zoned lot
standards

● There are NO lot coverage or open space requirements for BU lots
● FAR for BU lots START at 1.0 and increase to 2.0 (@ 3.5 story buildings)
● We have taken strides to maintain ‘consistency’ of scale in residential

neighborhoods
● Many residential building components and standards are not applicable in

BU (eg., dormer size restrictions)

Concept 1

4

#20-26



Align Zoning with Intended Use

There are several possible solutions to consider:

➢ Option 1. Require a zone change to residential zoning - equivalent to
abutting properties designation and/or use

➢ Option 2. Maintain zoning designation, but require use of residential
dimensional controls (when abutting a residential neighborhood)

➢ Option 3. No SP relief for first floor business
➢ Option 4. Modify the use table to allow residential …’ONLY above business’

Concept 1
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Align Zoning with Intended Use (Example)

A SP was granted to demolish the existing home and build 4 large units. Because 
this lot is zoned BU2, there are significant incentives that are detrimental to abutters 
and the neighborhood.

How can we best balance this to incentivize what we want AND fit to the residential neighborhood (MR2)?

EX
IS
TI
N
G

PR
O
PO

SE
D

Concept 1
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Align Zoning with Intended Use (Example)

BU2 MR2*

FAR 1.0, 1.5 and 2.0 at 2,3,4 stories respectively 0.43 - 0.53 (max)

Open Space No requirement 50% (min)

Lot Coverage No requirement 25% (max)

Setbacks Front: 10ft or average of side abutters if residential @2,3 
stories, 10ft @4 stories

Side: (Min) ½ building height or abutter setback. In 
residential 15’ or ½ building height

Rear: 0’; if abutting residential greater of ½ building height or 
15’

Front: 25’ (min)
Side: 7.5’ (min)
Rear: 15’ (min)

Parking Based on business use and sqft. 2 / unit

Height (stories) 24‘ or 48’ by SP (2-4) 36’ (2.5) (max)

Extending the example from the previous slide, in which much of the neighborhood is residential, and 
zoned MR2, here is a quick comparison of BU2 and MR2 zones

*Showing ‘Two-family attached’ dimensions found in Ch.30, sec 3.2

Concept 1
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Losing modest sized homes to large single family homes

When a single family (SF) house is replaced with significantly larger SF 
house:

● Does not further Newton’s goals for housing development or increases
in density

● Can lead to reductions in [usable] open space
● Often creates homes that are out-of-scale with the neighborhoods
● Increases the purchase cost of a single family home in Newton

… without prohibiting reasonable teardowns

Concept 2
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There are several possible solutions to consider:

➢ Option 1. Use new lot standards for tear downs with full demolition of
existing structure.

➢ Option 2. Sliding scale adjustment to FAR
➢ Option 3. Large House review

Concept 2

Losing modest sized homes to large single family homes
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Option 1. Use new lot standards

➢ Limit overall massing through introducing New Lot Standards when a
SF home is being replaced with a new SF home that is 30+% larger
than the original

Concept 2
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Option 2. Sliding scale adjustment to FAR

➢ Utilize a program ( this is in place in Lexington today) wherein the
allowable FAR is reduced according to a scale based on lot size
(percentages need to be discussed in detail)

Concept 2

FAR Reductions for Teardowns

Lot Area (sqft.) Decrease in FAR

0-5,000 5-10%

5,001-10,000 10-20%

10,001-15,000 20-30%

15,001-20,000 35-25%

20,001 + 35-45%
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Option 3. Large House Review

Issue: Large by-right construction and/or additions that have negative impacts 
on surrounding homes. 

Purpose: To mitigate the impact of new builds and/or additions that supersede 
established spacial thresholds of a residential area. 

Solution: Require a Large House Review for qualifying projects. 

#338-14 ALD. HESS-MAHAN, KALIS, SANGIOLO AND DANBERG proposing a Large House Review ordinance 
requiring design review and approval of by-right single and multi-residence residential structures exceeding certain 
dimensional limits to be determined, to expire by December 31, 2015. [09/05/14 @ 9:39AM]

Concept 2
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Option 3. Large House Review

Large House Review (defined)

Large House Review is an administrative and/or binding review process of a 
project that exceeds defined limits of the specific area of where the build is 
proposed. Criteria and standards (e.g. preservation of Landscape, scale of 
Buildings, lighting, open space, drainage, and circulation) are utilized to better 
define how the proposed project would affect its surroundings.  

Concept 2
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Incentivize Additional Units

Today, our zoning effectively incentivizes large-scale SF homes, yet we 
actually want to create a more diverse set of housing options.

Consider permitting up to a 1,200sf, 1.5 story ADU by-right

➢ If the original home is less than x% of the FAR
➢ If at least y% of the original structure remains intact, including the front

facade / streetscape
➢ And, the total of all resulting structures must utilize dimensional

controls (eg., setbacks, FAR, open space)

Concept 3
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Adaptive Re-use of Large Homes

Newton residents can benefit from new opportunities to age in place, and to 
create multi-generational homes

Create a path for large homes to be converted to MF by-right

➢ Allow modest addition off back (or side?) of home (max. ~15%?) to
accommodate additional egress, entryways, etc.

➢ Up to 4 units
➢ Consider MRT adaptive re-use parameters from Ch. 9 (VCOD)

Concept 4
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Appendix
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BU2 / MR2 Example location
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