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PUBLIC HEARING MEMORANDUM 

DATE: March 6, 2026 

TO: City Council 

FROM: Katie Whewell, Acting Director of Planning and Development 
Cat Kemmett, Acting Chief Planner for Current Planning 
Zach Melcher, Planning Associate for Current Planning 

SUBJECT: Petition #102-26, for SPECIAL PERMIT/SITE PLAN APPROVAL to AMEND Special 
Permit #474-14 to allow an oversized secondary sign. 

Materials: https://newtonma.portal.opengov.com/records/909416 

The purpose of this memorandum is to 
provide the City Council and the public with 
technical information and planning analysis 
conducted by the Planning Department. The 
Planning Department's intention is to 
provide a balanced review of the proposed 
project based on information it has at the 
time of the public hearing. Additional 
information about the project may be 
presented at or after the public hearing for 
consideration at a subsequent working 
session by the Land Use Committee of the 
City Council. 

 

Marc C. Laredo 
Mayor 

 

City of Newton, Massachusetts 
Department of Planning and Development 

1000 Commonwealth Avenue Newton, Massachusetts 02459 
617-796-1120

 

Petition: #102-26 
Public Hearing:  3/10/26 

Katie Whewell 
Acting Director 

199 Boylston Street 
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Project Description 

Current Use: Shopping Center 
Zoning: Business Use 1 (BU1) 
Lot size: 324,691 square feet  

Proposal 

The petitioner proposes to amend Special Permit #474-14 and construct a 202 square foot 
internally illuminated mall sign above the northern entrance facing Hammond Pond Parkway. 
The northern façade lacks mall identification signage; however, one existing small sign identifies 
an individual storefront. Under Section 5.2.8, when a free-standing sign is present, it is considered 
the principal sign. As such, the proposed illuminated wall sign is classified as a secondary sign. 
While one secondary sign is permitted per entrance facing a street or parking area, such sign may 
not exceed 50 square feet. The proposed 202 square foot secondary sign exceeds the allowable 
maximum square footage and therefore requires a special permit under Section 5.2.13.A. 

Analysis 

Planning finds that the proposed internally illuminated mall sign is consistent with the intent and 
purpose of Section 5.2.1 of the City’s Zoning Ordinance. The sign will improve orientation, 
visibility, and legibility at the site without creating traffic hazards or adversely affecting the visual 
quality of the area. The Urban Design Commission reviewed the sign and recommended approval 
on November 12, 2025.  

Zoning Relief Requested: 
For more details around the zoning analysis please refer to Attachment A. 

Criteria for Consideration per §7.3.3., §5.2.8., and §5.2.13.A: 

• The site in the Business Use 1 (BU1) zone is an appropriate location for the
proposed sign (§7.3.3.C.1).

• The proposed sign will not adversely affect the neighborhood (§7.3.3.C.2).
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• The proposed sign will not create a nuisance or serious hazard to vehicles or 
pedestrians (§7.3.3.C.3). 

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

• The proposed exceptions to the sign ordinance should be permitted and are 
appropriate due to the nature of the use of the premises, the architecture of the 
buildings, or their location with reference to the street is such that such exceptions 
are in the public interest. (§5.2.13) 

 
Project Proposal and Site Characteristics 

The property at 199 Boylston Street is a 324,691 square foot lot in Chestnut Hill improved with a 
shopping center. The land is used in conjunction with 175 Boylston Street, 225 Boylston Street, 
and 175R Boylston Street for the Mall at Chestnut Hill. The land was divided into three lots in 
1971 and the mall was constructed as of right in 1972. Several special permits have previously 
been issued for this property related to signage, uses, and parking.  The petitioner seeks to amend 
Special Permit #474-14, which was issued in 2015 to renovate the mall’s exterior façade to 
incorporate expanded vestibules and add six secondary signs.  

The proposed work includes the installation of a 202 square foot internally illuminated mall sign 
above the northern entrance facing Hammond Pond Parkway. There is an existing free-standing 
sign identifying an individual storefront, therefore, the proposed illuminated wall sign is classified 
as a secondary sign. Under Section 5.2.13.A, one secondary sign is permitted per entrance facing 
a street or parking area and such sign may not exceed 50 square feet. The proposed sign exceeds 
the 50 square foot maximum and requires special permit relief.   

 

Interdepartmental Review 

The Urban Design Commission reviewed and recommended approval for the wall-mounted, 
internally illuminated sign at 199 Boylston Street. The decision is included as Attachment B. 

 

Petitioner’s Responsibilities 

The petition is considered complete. 

 
ATTACHMENTS: 
Attachment A: Zoning Review Memorandum   
Attachment B: Urban Design Committee Decision 
Attachment C: DRAFT Council Order 
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ZR-25-83 

ZONING REVIEW MEMORANDUM 

Date: January 21, 2026 

To: Anthony Ciccariello, Commissioner of Inspectional Services 

From: Jane Santosuosso, Chief Zoning Code Official 

Cc: The Mall at Chestnut Hill, Applicant 
Camille Watson, ISG 
Katie Whewell, Acting Director of Planning and Development 
Jonah Temple, Deputy City Solicitor 

RE: Request to amend Special Permit #474-14 to allow an oversized secondary sign 

Applicant:  The Mall at Chestnut Hill 

Site:  199 Boylston Street SBL:   65008 0099, 65008 0099A, 65008 0100 

Zoning: BU1 Lot Area:  324,691 square feet 

Current use: Shopping Center Proposed use: No change 

BACKGROUND: 

The property at 199 Boylston Street consists of a 324,691 square foot lot used in conjunction 
with land at 175 Boylston Street (SBL 65008 0099), 225 Boylston Street (SBL 65008 0099B) and 
175R Boylston Street (SBL 65008 0099A) for the Mall at Chestnut Hill (the Mall), an enclosed 
shopping mall. A portion of the property at SBL 65008 0004 is also used as surface parking 
through a long-term agreement with the Massachusetts Department of Conservation and 
Recreation (DCR). The Mall was constructed as of right in 1972, and the above division of the 
land into three lots dates from 1971.  There have been a number of special permits on the 
property related to signage, uses and parking.  A special permit was granted in 2014 to renovate 
the mall’s exterior façade to incorporate expanded vestibules at the north and south entrances 
to enhance ADA accessibility and to construct six secondary signs.  The petitioner now seeks to 
amend that special permit to construct property identification signage at a currently unmarked 
mall entrance.   

The following review is based on plans and materials submitted to date as noted below. 
• Zoning Review Application, prepared by Camille Watson, ISG, submitted 12/9/2025

• Shop Drawings, prepared by ISG, dated 9/2/2025

• Overall Site Plan, signed and stamped by John J. Stoy, engineer, dated 2/22/2018

Attachment A



ADMINISTRATIVE DETERMINATIONS: 
1. The mall entrance on the northern façade facing the parking lot off of the Hammond Pond

Parkway has no identification signage.  The petitioner proposes to install a 202 square foot
internally illuminated mall identity sign over the entrance, where the façade is largely blank
along the entire length of the building, with only one small sign indicating an individual
storefront at its entrance. Per section 5.2.8, whenever there is a free-standing sign, the
free-standing sign is considered the principal sign.  As such, the proposed wall sign is a
secondary sign.  While one secondary sign is permitted per each entrance on a street or
parking area, it may be no larger than a maximum of 50 square feet.  The proposed 202
square foot secondary sign exceeds the allowable maximum square footage, requiring a
special permit per section 5.2.13.A.

1. See “Zoning Relief Summary” below:

Zoning Relief Required 

Ordinance Action Required 

§5.2.8
§5.2.13.A Request to allow an oversized secondary sign S.P. per §7.3.3 



Preserving the Past   Planning for the Future 

DATE: November 18, 2025 

TO: Katie Whewell, Chief Planner 

Jane Santosuosso, Chief Zoning Code Official 

FROM:  Urban Design Commission 

RE: 199 Boylston Street – The Shops at Chestnut Hill 

CC: Land Use Committee of the City Council 

Petitioner 

At the request of the Department of Planning and Development, the Urban Design Commission has 
reviewed and provides the following recommendation to the Department of Planning and Development, 
and the Land Use Committee of the City Council regarding the wall mounted sign at 199 Boylston Street. 
The following members were present at the UDC meeting: Michael Kaufman and John Downie. The 
following  information is intended to give advice on specific matters affecting wall mounted sign.  

199 BOYLSTON STREET – THE SHOPS AT CHESTNUT HILL 

At its regularly scheduled meeting on November 12, the Urban Design Commission (UDC) reviewed the 
proposed Signage at 199 Boylston Street and recommended approval for: 

1. One wall-mounted principal sign, internally illuminated, with approximately 202 sq. ft. of sign
area on the northern building façade facing the rear parking lot.

MOTION: Mr. Kaufman made a motion to approve the proposed signs at 199 Boylston Street.  Mr. 
Downie seconded the motion. All the members present voted, with a 2-0 vote, Michael Kaufman and 
John Downie in favor and none opposed. 

Ruthanne Fuller 
Mayor 

 

City of Newton, Massachusetts 
Department of Planning and Development 

1000 Commonwealth Avenue Newton, Massachusetts 02459 

Telephone 
(617) 796-1120

Telefax
(617) 796-1142

TDD/TTY
(617) 796-1089

www.newtonma.gov 

Barney Heath 
Director 

 

Attachment B
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#102-26 
199 Boylston Street 

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 474-14 to allow an oversized 
secondary sign for the reasons given by the Committee, through its Chair, Councilor Andrea 
Kelley: 

1. The site in the Business 1 zone is an appropriate location for the sign as it will improve
visibility of the site and support its business functions. (§7.3.3.C.1)

2. The sign will not adversely affect the neighborhood because it will be located in an
existing shopping center, aiding wayfinding to the site. The sign will face an existing
parking lot and is screened from Hammond Pond and Hammond Pond Parkway by
vegetation. (§7.3.3.C.2)

3. The sign will not be a nuisance or serious hazard to vehicles or pedestrians because no
changes are proposed that will adversely impact parking or circulation on the site.
(§7.3.3.C.3)

4. Access to the site over streets is appropriate for the types and numbers of vehicles
involved as no changes to parking or circulation are necessary or planned with the
installation of the sign. (§7.3.3.C.4)

5. The nature of the use of the premises, the architecture of the building or its location
with reference to the street is such that exceptions to the signage requirements should
be permitted in the public interest. The site operates as a shopping center and the
northern façade lacks identifying signage. (§5.2.13.A)

PETITION NUMBER: #102-26 

PETITIONER:  Shops at Chestnut Hill 

LOCATION:  199 Boylston Street, Ward 7, Chestnut Hill, on land known 
as Section 65 Block 8 Lot 100, containing approximately 

Attachment C
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324,691 sq. ft. of land 

OWNER: Shops at Chestnut Hill 

ADDRESS OF OWNER: 199 Boylston Street 
Chestnut Hill, MA 02467 

TO BE USED FOR: Shopping Center 

RELIEF GRANTED: To amend Special Permit #474-14 and allow an oversized 
secondary sign per § 7.3.3, § 3.1.3, § 3.1.9, and § 5.2.13.A 

ZONING: Business Use 1 (BU1) 

This Special Permit amends prior Special Permit #474-14 governing this property. Any conditions 
in prior Special Permit #474-14 not set forth or amended in this Special Permit 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:

a. A site plan titled “Overall Site Plan” prepared by RJ O’Connell & Associates, Inc.
and signed and stamped by John J. Stoy, Professional Engineer, dated February
22, 2018.

b. Shop Drawings, prepared by J. Whelchel and dated September 2, 2025,
consisting of the following sheets:

i. “Colors & Materials”, Page 2

ii. “Elevations”, Page 4

iii. “Section Views”, Page 5

iv. “Electrical Requirements”, Page 6

v. “LED Power Supply Details”, Page 7

vi. “LED Details”, Page 8

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.
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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 for the portion of the project for which occupancy is requested and the
Petitioner has:

a. Filed with the City Clerk, the Department of Inspectional Services, and the Department
of Planning and Development statements by a licensed design professional that the
signs have been installed to comply with the applicable building codes.

b. Submitted to the Director of Planning and Development and Commissioner of
Inspectional Services final as-built plans in paper and digital format signed and stamped
by the sign installer.
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