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SUBJECT: Petition #131-26, for SPECIAL PERMIT/SITE PLAN APPROVAL to allow 16 single-

family attached dwellings, to allow reduced front, side, and rear setbacks, to waive
lot area per unit and lot coverage, to allow parking in the front setback and
dimensional relief for parking within five feet of a dwelling unit, to allow reduced
maneuvering isle and driveway entrance widths, to waive perimeter screening and
lighting requirements, to allow a driveway within ten feet of a side lot line and to
allow parking within 20 feet of a side lot line.

APPLICATION RECORD: https://newtonma.viewpointcloud.com/records/907273

The purpose of this memorandum is to provide the City
Council and the public with technical information and
planning analysis which may be useful in the special permit
decision making process of the City Council. The Planning
Department's intention is to provide a balanced view of the
issues with the information it has at the time of the public
hearing. There may be other information presented at or
after the public hearing that the Land Use Committee of the
City Council will want to consider in its discussion at a
subsequent Working Session.
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Project Description

Background

This petition requires an ANR to combine three adjacent lots at 0, 93, and 103 Thurston Road to
create a single parcel with a total lot size of 49,929 square feet for the project as proposed.

Special Permit

The petitioner intends to combine three adjacent lots at 0, 93, and 103 Thurston Road to create
a single parcel with a total lot size of 49,929 square feet. They seek to raze the existing buildings
on site and construct 16 single-family attached dwellings in eight buildings. Special permit relief
is required for the single-family attached use, to allow reduced front, side, and rear setbacks, to
waive lot area per unit and maximum lot coverage, to allow parking in the front setback and
parking within five feet of a dwelling, to allow reduced width for maneuvering isles and two-way
driveway entrances, to waive perimeter screening and lighting requirements, to allow a driveway
within 10 feet of a side lot line and to allow parking within 20 feet of a side lot line. Planning
notes that the required relief to waive lot area per unit and waive maximum lot coverage was
not initially identified in the public notice and will require re-noticing and a subsequent public
hearing prior to a vote.

Analysis

The site is an appropriate location for the proposed single-family attached use as once
combined, the lot will be amongst the largest in the neighborhood and is located in a multi-
residence district that has a mix of different housing types and sizes. The site is also within half
a mile of public transportation (MBTA Green Line) and public use recreational areas to the west.
The project is compliant with stories, height, lot size, frontage and open space. The units will be
broken up into eight separate two and a half story buildings which will be contextually similar in
height and mass to other abutting residential structures nearby. Staff note that if approved,

the site will be fairly densely settled and will require relief for lot area per unit. However, the
project provides a net benefit of three inclusionary units (three affordable units and thirteen
market rate units for a total of sixteen units.) This contributes to the City’s goal of providing a
greater diversity of housing options, particularly affordable units.

The project needs several items of relief including reduced setbacks and dimensional relief for
driveways and parking stalls, with a total of five curb cuts. While the proposed design of eight
single family attached buildings breaks up the massing of both structures and paved areas, this
results in limitations on parking location, driveway width, and driveway placement options.
While staff acknowledge the shape and orientation of the lot present challenges in providing
compliant parking and setbacks while maintaining the number of units proposed, Planning
encourages the petitioner to consider design changes to bring the project closer to the by right
requirements and reduce the number of curb cuts. Planning has requested a turning radius plan


Sondria Berman
Still waiting on confirmation re: ownership for 0 Thurston.  Property Owner Authorization form shows all lots owned by Thurston Development LLC but assessor differs- just want Terry to confirm.
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for all proposed driveways and parking areas to ensure adequate vehicular access and
maneuverability. Staff have also requested a landscaping plan, which could help mitigate the
impact of the requested relief for setbacks.

I Zoning Relief Requested:

Zoning Relief Required

Ordinance Action Required
§3.4.1 To allow attached single-family dwellings 5.P. per §7.3.3
£3.2.4 To allow reduced front, side and rear setbacks 5.P. per §7.3.3
53.2.4 To waive lot area per unit 5.P. per §7.3.3
55.11.4.C

§3.2.4 To waive lot coverage 5.P. per §7.3.3
§5.1.8.A.1 To allow parking in the front setback 5.P. per §7.3.3
55.1.13

§5.1.8.A.2 To allow parking within five feet of a building containing |S.P. per §7.3.3
§5.1.13 dwelling units

§5.1.8.C.2 To allow a reduced width for a maneuvering aisle 5.P. per §7.3.3
§5.1.13

§5.1.8.D.1 To allow a reduced two-way driveway entrance width 5.P. per §7.3.3
§5.1.13

§5.1.9.A To waive the perimeter screening requirements 5.P. per §7.3.3
§5.1.13

§5.1.10.A To waive the lighting requirements 5.P. per §7.3.3
55.1.13

£6.2.3.B.2 To allow a driveway within 10 feet of a side lot line 5.P. per §7.3.3
§6.2.3.B.2 To allow parking within 20 feet of side lot line 5.P. per §7.3.3

For more details around the zoning analysis please refer to Attachment A.

. Criteria for Consideration per §7.3.3, §5.1.13, §6.2.3.B.2:

When reviewing this request, the Council should consider whether:

e The site is an appropriate location for the proposed 16-unit single family attached
development with reduced front, side, and rear setbacks and relief for lot
coverage and lot area per unit (§7.3.3.C.1)

e The proposed 16-unit single family attached development as designed will not
adversely affect the neighborhood (§7.3.3.C.2)

e There will not be a nuisance or serious hazard to vehicles or pedestrians
(§7.3.3.C.3)
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Access to the sites over streets is appropriate for the types and number of vehicles
involved (§7.3.3.C.4)

Literal compliance with the dimensional setback requirements for parking stalls
and driveways, driveway entrance width, maneuvering aisle width, and the
perimeter screening and lighting requirements for parking facilities over five stalls
is impractical due to the nature of the use, or the location, size, frontage, depth,
shape, or grade of the lot, or that such exceptions would be in the public interest,
or in the interest of safety, or protection of environmental features (§5.1.13)

Literal compliance with the dimensional setback requirements for driveways and
parking stalls for single family attached dwellings impractical due to the nature of
the use, or the location, size, frontage, depth, shape, or grade of the lot, or that
such exceptions would be in the public interest, or in the interest of safety, or
protection of environmental features (§6.2.3.B.2)

Ill.  Site Characteristics

A.

Existing Conditions

The site is located in a Multi-Residence 1 (MR1) district on Thurston Road, just south
of Boylston Street (Route 9) and within a half mile of the Elliot Street Green Line.
The site is improved with a landscaper’s office, surface parking facility, and a single-
family dwelling constructed in 1920. The surrounding MR1 neighborhood consists
of primarily residential dwellings of varied density including single, two family, and
multi-family dwellings, inclusive of the multi-building Echo Ridge Housing Authority
complex to the east, and a 6-unit condominium building to the south. Immediate
abutting districts include a Public Use district to the west, Single Residence 3 district
to the north, and a Multi-Residence 2 district to the southeast.

The existing topography of the site is primarily level, but there is a significant change
in grade at the northwest corner of the site. A city easement is located to the west
of the site that runs through 66 Rockland Place, and appears to connect to the
western side lot line of 0 Thurston Road. Three existing curb cuts along Thurston
Road provide access to each of the three properties.

IV. Project Description and Analysis

A.

Land Use

If approved, the principal use of the site will change from three separate parcels
with commercial office use, accessory parking, and single-family residential use to a
single site with 16 single family attached dwellings in eight buildings.
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Proposed Site and Building Design

The petitioner proposes to combine three adjacent parcels at 0, 93, and 103 Thurston
Road into one contiguous site per an ANR plan. The petitioner then proposes to raze
the existing buildings and construct 16 single family attached dwellings across eight
buildings in a mixed configuration of single, two-unit and three-unit buildings. Special
permit relief is required for the proposed single family attached use in an MR1
district. The proposed site design will encompass five curb cuts along Thurston Road,
three of which will provide direct access to three two-unit buildings facing Thurston
road and the remaining two curb cuts will provide access to four buildings (7 units)
along the eastern portion of the site and one building (3 units) along the western
portion of the site. The eight buildings are arranged with different adjacent parking
configurations of garage and/or surface parking stalls. Additionally, the orientation of
buildings include units facing the interior and exterior of the site, with three two-unit
buildings’ entrances facing Thurston Road.

A 25-foot setback is required on all sides for single family attached dwellings. The
petitioner is seeking relief for the front setback, proposing 13.1 feet where 25 feet is
the minimum required. Whereas the western side setback is compliant with 25.1 feet,
the eastern side setback requires relief, proposing 10 feet where 25 feet is required.
The rear setback also requires relief, proposing 10.2 feet where 25 feet is required.

All buildings are proposed to be two and a half stories tall and range from a proposed
height of 33.2 feet to 35.4 feet in height. Because up to two and a half stories and 36
feet in height are allowed as of right, no relief is required. Though Floor Area Ratio
(FAR) restrictions do not apply to single family attached dwellings, as a point of
comparison the proposed project will have a gross floor area of 27,985 square feet and
FAR of approximately .56, where .38 is allowed for single and two-family developments
with lots over 24,501 square feet MR1 zoning district.

Relief is also required for lot coverage, proposing 29.6% where up to 25% is allowed,
but is compliant with open space, proposing 50.7% where 50% is the minimum allowed
as of right. The project is compliant with frontage, proposing 213.05 feet where 80
feet is required as well as lot area proposing 49,929 square feet where 15,000 square
feet is required.

Parking, Traffic, Circulation

A total of 32 parking stalls are proposed on site to meet the two-stall parking
requirement for each of the 16 residential units. No additional visitor parking is
proposed.

Five new curb cuts are proposed along Thurston Road with three curb openings of 20
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feet in width and two curb openings of 16 feet in width. Two 16-foot wide curb cut
driveways provide two-way access to parking facilities of more than five stalls, which
triggers several items of dimensional relief per sections 5.1.8, 5.1.9, and 5.1.10 related
to parking and driveways. With respect to section 5.1.8.A.1, no parking stall may be
located within either the 25-foot front or 25-foot side setback. The project proposes
two surface stalls within the western side setback and one surface stall within the front
setback in front of unit 16, requiring relief.

Per section 5.1.8.D.1, driveway entrances and exits must be a minimum of 20 feet wide
for parking facilities with more than five stalls. As both 16-foot wide driveways along
the eastern and western portions of the site are below the minimum width, special
permit relief is required.

Additionally, the minimum width for maneuvering isles providing access to stalls for
two-way traffic with 90-degree parking stalls is 24 feet, per section 5.1.8.C.2. The
eastern driveway providing access to parking for units 10-16 ranges in isle width from
19 feet between the unit stairs and 26.4 feet between garages, requiring special permit
relief per section 5.1.13. The width of the driveway isle along the western lot line, in
particular, appears to be further reduced from the 16-foot wide opening at portions
further north where landscaping is proposed around the entryways to units 3,4, and
5. Planning recommends the petitioner provide additional dimensional information
for this area to confirm minimum width dimensions, adequate accessibility, and safety
for two-way traffic and proposed parking in this area.

The project also requires relief for the minimum setbacks for parking stalls and
driveways for single family attached dwellings per Section 6.2.3.B.2, which states that
no parking space may be located within 20 feet of a boundary line and that no
driveways may be within 10 feet of a side or rear lot line. The project proposes a
majority of the parking stalls within 20 feet of the front, rear, and western side lot lines,
requiring relief. Additionally, the proposed western and eastern driveways are within
ten feet of the side lot lines, with a portion of the eastern driveway ending within ten
feet of the rear lot line, and the entire portion of the western driveway within ten feet
of the side lot line. Planning requires the petitioner dimension the proposed setback
distance of the eastern driveway to the rear lot line on the site plan to confirm the
exact dimensional relief required.

Grading, Landscaping, and Lighting

Some grading work is proposed on the site, particularly in the northwest corner where
an existing slope will be regraded to establish a slope under four feet in height with
without proposed retaining walls in place. Overall, the proposed average grade of the
site of 191.96 will remain largely similar to the existing grade of 189.83. As part of the
development on site, existing retaining walls will be removed on the western portion
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of the site.

Planning has requested a landscape plan, which has not yet been provided. It is unclear
based on the site plans provided what existing trees will remain or be removed as part
of this project, but the project must comply with the Tree Ordinance. Per section
5.1.9.A, outdoor parking facilities containing more than five stalls must include
screening from abutting streets and properties. No screening has been indicated on
the proposed site plan, requiring relief per section 5.1.13.

The petitioner provided a memorandum prepared by Attorney Terrance P. Morris,
dated March 18, 2026 regarding a photometric plan stating that there are no proposed
pole-mounted lighting stating and that proposed lighting will be low-intensity
wall/ceiling-mounted lights for entries and porches. As two of the proposed driveways
include parking for more than five stalls, Section 5.1.10.A requires security lighting to
maintain a minimum intensity of one foot candle on the entire surface of the facility.
The petitioner seeks a waiver for this requirement per section 5.1.13.

Inclusionary Housing

The City’s Housing and Community Development department provided a
memorandum dated April 3, 2026 outlining the requirements of the Inclusionary
Housing ordinance based on the proposed project. (Attachment B) The memo
explains routes to compliance for the Inclusionary requirements and addresses
incentives for additional inclusionary units. The petitioner has opted to construct
an additional inclusionary unit in exchange for a bonus of three market rate units,
for a total of three inclusionary units and 13 market rate units on site. The
Inclusionary Housing Plan will need to be revised for consistency with the proposed
architectural plans and that the Inclusionary Housing application will need to be
approved prior to the issuance of a building permit.

The purpose of the City’s Inclusionary Zoning Ordinance is to “increase the
production of affordable housing units to meet existing and anticipated housing
needs within the City.” The petitioner is requesting special permit relief to waive
the lot area per unit to utilize the inclusionary bonus incentive for additional units
per section 5.11.4.C to provide an additional affordable unit in exchange for three
market-rate units. The minimum lot area per unit under section 3.2.4 is 4,000
square feet, which would allow up to 12 units on site by right. With 16 units
proposed on a 49,929 square foot lot, the lot area per unit is reduced to 3,121 feet
per unit, requiring relief. The inclusionary bonus incentive allows for an addition of
three market rate units with the addition of one Tier 1 affordable 3-bedroom unit
provided that the additional units of any type do not exceed 25% of the total
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number of units permitted according to the allowable minimum lot area per unit.
The minimum lot area per unit is 4,000 square feet allowing for a total of twelve
units, 25% of 12 allowable units allowing for an addition of three units for a total of
15 units. The petitioner is seeking to add a 13™" Tier 1 affordable unit and include
the three bonus market-rate units to the 12 units allowed by right for a total of 16
units. With the four units proposed exceeding the 25% threshold that would only
allow for an additional three units (15 total), the project requires relief to waive the
required lot area per unit.

Sustainability

This project is subject to the City’s sustainability requirements under Article 5
employing energy-efficient housing and appliances for projects over 20,000 square
feet. The petitioner is proposing an all-electric, LEED Silver Certified development
with a LEED Energy Star Certification for each unit. All units will include an EV ready
parking stall, heat pumps, heat pumps for hot water heaters, and other appliances.
The project proposes to also meet the Specialized Energy Code per 225 CMR 22
section RC101.1(2) and the City’s Fossil Fuel Free ordinance pertaining to HERS
ratings and sustainable design and materials for foundations, walls, windows,
insultation, mechanical systems, and solar-ready roofing for all units.

V. Interdepartmental Review:

A.

Historic Review

The Newton Historical Commission reviewed both 93 and 103 Thurston Road for
the existing structures on site. On December 4%, 2025, an administrative decision
was issued for both the house and garage at 93 Thurston Road that both
structures were not historically significant and waived the demolition delay. At the
February 27, 2026 of the Newton Historical Commission, the Commission voted 5-
0 in favor to waive the demolition delay for both the house and garage at 103
Thurston Road. (Attachment C)

Engineering Review

This project has been submitted to the Engineering Department for review for
conformance with the City of Newton Engineering Standards pertaining to Inflow
and Infiltration mitigation requirements. The inflow and infiltration mitigation fee
estimate based on the proposed usage of low flow figures throughout the project is
$519,275.80. Should this petition be approved, the Engineering Division of Public
Works will review this project again for full compliance with all applicable
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engineering standards and mitigation requirements prior to the issuance of a
building permit. (Attachment D)

VI. Voting Threshold

The state’s Housing Choice Legislation under M.G.L. Ch. 40A changes the voting
threshold to a simple majority (as opposed to a supermajority) for certain rezoning
and special permit proposals that are increasing housing if they meet certain criteria.

Whether a special permit requires a simple majority vote depends on whether the
particular proposal is requesting relief for housing-related exceptions to zoning that
include: (i) transit-oriented multifamily development within a half mile of transit
stations, including rapid transit, commuter rail and bus and ferry terminals and are
subject to inclusionary zoning; (ii) mixed-use development in a commercial center that
includes inclusionary zoning, or (iii) parking reduction/relief to increase housing
density. The Planning Department notes that this special permit petition meets the
standard for a simple majority vote because the proposed multi-family development
(single family attached dwellings are included in the state’s definition of multifamily)
is located within a half mile of the Green Line and is providing affordable units in
accordance with the City's inclusionary zoning requirements.

VIl. Petitioner’s Responsibilities

Staff have requested additional documentation to confirm ownership of O Thurston
Road, which must be provided prior to a vote on this item.

ATTACHMENTS:

Attachment A: Zoning Review Memorandum, dated March 30, 2026

Attachment B: Inclusionary Housing Memorandum, dated April 3, 2026

Attachment C: Historical Commission Decisions, dated December 4, 2025 and February 27,

2026.
Attachment D: Engineering Inflow & Infiltration Memorandum, dated March 30, 2026
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SP-26-10
City of Newton
Department of Planning and Development
Mare C. Laredo 1000 Commonwealth Avenue Newton, Massachusetts 02459 Ka‘fie Wl.lewell
Mayor (617) 796-1120 | newtonma.gov/planning Acting Director
ZONING REVIEW MEMORANDUM
Date: March 30, 2026
To: Anthony Ciccariello, Commissioner of Inspectional Services
From: Jane Santosuosso, Chief Zoning Code Official
Cat Kemmett, Chief Planner for Current Planning
Cc: Terrence P. Morris, Attorney
Thurston Development LLC, Applicant
Katie Whewell, Acting Director of Planning and Development
Jonah Temple, Deputy City Solicitor
RE: Request for a special permit to allow 16 attached single-family dwellings, to waive the front, side

and rear setback, lot coverage and lot area per unit requirements, and to allow a driveway and
parking within the setback

Applicant: Thurston Development LLC

Site: 93, 103 and O Thurston Road SBL: 51012 0002,51012 0003, 51012 0004
Zoning: MR1 Lot Area: 49,929 square feet
|ICurrent use: Parking lot, commercial office, Proposed use: 16 attached single-family dwellings in
single-family dwelling eight buildings

BACKGROUND:

The subject site is comprised of three lots which will be combined for a total of 49,929 square feet in the
MR1 zoning district. The properties are currently improved with landscaper’s office and yard and a single-
family dwelling constructed circa 1920. The petitioner seeks to raze the existing buildings and construct 16
single-family attached dwellings in eight buildings, requiring a special permit for the use and dimensional
relief.

The following review is based on plans and materials submitted to date as noted below.
e Zoning Review Application, prepared by Terrence P. Morris, attorney, submitted 10/7/2025
e  Existing Conditions Plan, prepared by Spruhan Engineering, dated 6/18/2025
e Zoning Plan Layout and Topography, signed and stamped by Edmond Spruhan, engineer and Christopher
C. Charlton, surveyor, dated 8/25/2025, stamped 10/3/2025, revised 11/17/2025,11/20/2025,
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11/21/2025, 12/5/2025

e Zoning Plan Average Grade Plan |, signed and stamped by Edmond Spruhan, engineer and Christopher C.
Charlton, surveyor, dated 8/25/2025, stamped 10/3/2025

e Zoning Plan Average Grade Plan Il, signed and stamped by Edmond Spruhan, engineer and Christopher C.
Charlton, surveyor, dated 8/25/2025, stamped 10/3/2025

e Zoning Plan, Layout and Topography, signed and stamped by Edmond Spruhan, engineer and Christopher
C. Charlton, surveyor, stamped 3/13/2026, revised 8/25/2025, 11/17/2025, 11/20/2025, 11/21/2025,
12/5/2025

e  Floor Plans and Elevations, prepared by MGD, architect, dated 9/16/2025

e  Memorandum, provided by Terrence P. Morris, attorney, dated 12/11/2025

ADMINISTRATIVE DETERMINATIONS:

1. The petitioner proposes to raze the existing buildings and construct 16 single-family attached
dwellings in eight buildings. Per section 3.4.1, a special permit is required to allow attached
single-family dwellings in the MR1 district.

2. Per the footnote to section 3.2.4, the City Council may grant exceptions to the dimensional
standards of section 3.2.4 for attached single-family dwellings if it is determined that literal
compliance is impractical due to the nature of the use, or the location, size, frontage, depth,
shape, or grated of the lot, or that such exceptions would be in the public interest, or in the
interest of safety, or the protection of environmental features.

3. Per section 3.2.4, single-family attached dwellings require 25-foot setbacks from each lot line.
The building containing unit 12 and the building containing units 15 and 16 have proposed front
setbacks of less than 25 feet, the shortest distance being 13.1 feet to Unit 12.

The two buildings on the eastern lot line containing units 13 and 14, and 15 and 16 have proposed
side setbacks of 10 feet and 20.5 feet respectively.

The building containing units 3-5 has a proposed rear setback of 19.4 feet. The building
containing units 10 and 11 has a proposed rear setback of 20.3 feet and the building containing
units 13 and 14 has a proposed rear setback of 10.2 feet.

A special permit is required to waive the 25-foot front, side and rear setback requirements.

4. Section 3.2.4 requires a minimum lot area per unit of 4,000 square feet. Sixteen single-family
attached dwellings are proposed on the 49,929 square foot lot, resulting in a lot area per unit of
3,121 square feet. However, the petitioner intends to utilize the inclusionary bonus incentive
found in section 5.11.4.C which allows for bonus market rate units at a ratio of three market rate
units to one affordable at Tier 1, when the affordable unit has three bedrooms. As such, for the
purpose of determining the lot area per unit, only twelve units are included in the calculation,
resulting in a lot area per unit of 4,160 square feet. The additional units may not exceed 25% of
the number of units otherwise permitted under the lot area per unit requirements. The 49,929
square foot lot would be allowed 12 units (49,929 square feet / 4,000 square feet of lot area per
unit = 12 units). Allowing for the inclusionary bonus of 25% of 12 units, three additional units
are allowed with the bonus. With four additional units proposed, a waiver of the lot area per
unit is required for the fourth proposed unit.
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With twelve market rate units, the petitioner must meet the 15% inclusionary requirement at
Tier 1 of two units, for a total of three affordable units for the project.

Lot coverage is a measurement of the percentage of the lot covered by structures with roofs.
Per section 3.2.4, the maximum allowable lot coverage is 25%. The proposed project results in a
lot coverage of 29.6%, requiring a special permit.

The driveway at the western side of the property services Units 3-5 with three surface stalls
and three garage stalls. The driveway on eastern side of the property services units 10-16,
providing six surface parking stalls and six garage stalls. The Commissioner of Inspectional
Services has determined these to be a parking facilities with more than five stalls where the
stalls all share a driveway. As such, this portion of the project must meet the requirements of
section 5.1.8,5.1.9 and 5.1.10, further described below.

Per section 5.1.8.A.1, no parking stall may be located within any required front or side setback.
There are two surface stalls within the western side setback and is one surface stall in front of
the building containing units 15 and 16 which is within the front setback, requiring a special
permit per section 5.1.13.

Section 5.1.8.A.2 states that no outdoor parking may be located within five feet of a building or
structure containing dwelling units. Stalls 10B, 12B, 14B, 15B and 16B are all within five feet of
residential structures, requiring a special permit per section 5.1.13.

Per section 5.1.8.C.2 the minimum width of maneuvering aisles providing access to stalls for
two-way traffic is 24 feet for 90 degree parking stalls. The range in driveway width from 19 feet
between the unit stairs to 26.4 feet between the garages requires a special permit per section
5.1.13.

Section 5.1.8.D.1 entrance and exit driveways must be a minimum of 20 feet wide for two-way
use. The driveways are 16 feet at the front lot line, requiring a special permit per section
5.1.13.

Per section 5.1.9.A, outdoor parking facilities containing more than five stalls must be screened
from abutting streets and properties. No screening is indicated on the proposed site plan,
requiring relief per section 5.1.13.

Section 5.1.10.A requires that outdoor parking facilities containing five or more stalls used at
night must provide security lighting maintaining a minimum intensity of one foot candle on the
entire surface of the facility. The petitioner seeks a waiver from this requirement per section
5.1.13.

Section 6.2.3.B.2 requires that no parking space be located within 20 feet of a boundary for a
single-family attached dwelling project. All but one parking stall is located, in whole or in part,
within 20 feet of the front, rear and western side lot lines, requiring a special permit.
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Per that same section 6.2.3.B.2, no driveway may locate within 10 feet of a side or rear lot line.
A driveway is proposed within ten feet of the western side lot line. Additionally, the driveway
servicing units 10 through 16 ends within ten feet of the rear lot line. The proposed driveway
configurations require a special permit.

IMR1 Zone Required Existing Proposed
Lot Size 15,000 square feet 149,929 square feet No change
Frontage 80 feet 213 feet No change
Setbacks

e Front 25 feet 9.3 feet 13.1 feet*

e Side 25 feet >100 feet 25.1 feet

e Side 25 feet 24.3 feet 10 feet*

e Rear 25 feet 24.2 feet 10.2 feet*
Height 36 feet 31.9 feet 35.4 feet (max)
Stories 2.5 2.5 No change
Lot Area Per Unit 4,000 square feet 24,965 square feet 4,160 square feet**
Max Lot Coverage 25% Not provided 29.6%*

Min. Open Space 50% Not provided 50.7%

*Requires relief

** Per Section 5.11.4.C

1. See “Zoning Relief Summary” below:

Zoning Relief Required

Ordinance Action Required
§3.4.1 To allow attached single-family dwellings S.P. per §7.3.3
§3.2.4 To allow reduced front, side and rear setbacks S.P. per §7.3.3
§3.2.4 To waive lot area per unit S.P. per §7.3.3
§5.11.4.C

§3.2.4 To waive lot coverage S.P. per §7.3.3
§5.1.8.A.1 To allow parking in the front setback S.P. per §7.3.3
§5.1.13

§5.1.8.A.2 To allow parking within five feet of a building containing [S.P. per §7.3.3
§5.1.13 dwelling units

§5.1.8.C.2 To allow a reduced width for a maneuvering aisle S.P. per §7.3.3
§5.1.13

§5.1.8.D.1 To allow a reduced two-way driveway entrance width S.P. per §7.3.3
§5.1.13

§5.1.9.A To waive the perimeter screening requirements S.P. per §7.3.3
§5.1.13

§5.1.10.A To waive the lighting requirements S.P. per §7.3.3
§5.1.13

§6.2.3.B.2 To allow a driveway within 10 feet of a side lot line S.P. per §7.3.3
§6.2.3.B.2 To allow parking within 20 feet of side lot line S.P. per §7.3.3
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Attachment B

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
TO: Cat Kemmet, Acting Chief Planner
Sondria Berman, Senior Planner
FROM: Shaylyn Davis-lannaco, Acting Director of Housing and Community Development
RE: Inclusionary Zoning Requirements Compliance at 93 Thurston Rd.
CC: Members of the Land Use Committee

Katie Whewell, Acting Director of Planning and Development
Lara Kritzer, Acting Deputy Director of Planning and Development

The proposed development at 93 Thurston Rd. would include 12 total homeownership units on-
site. At 12 homeownership units, the development will be required to provide 15% of these units
as Inclusionary Units, or 1.8 units on-site, using the calculation provided in Section 5.11.4.B.4.
Practically, this gives the development the following options:

1. Round up and provide 2 units on-site, restricted at the Affordable Level, or 80% of the
area median income (AMI).

2. Provide 1 unit on-site, restricted at the Affordable Level, or 80% of the AMI, and provide
a partial cash payment of $520,000 to the Municipal Trust Fund.

Using the provision permissible under 5.11.4.C. Incentives for Additional Inclusionary Units, the
development may choose to provide additional Inclusionary Units at a ratio of 3 additional
market-rate units for every 1 additional Inclusionary Unit, should the Inclusionary Unit be family-
sized (a 3-bedroom unit greater than 1,100 square feet). By providing 1 additional affordable unit
on-site, meaning 3 total affordable units on-site restricted at 80% of AMI, the development may
include 3 additional market-rate units. This allows the development to be 16 units total, including
3 affordable units and 13 market-rate units.

All Inclusionary Units, and their associated parking spaces, must be evenly distributed throughout
the property, in no less desirable locations on the property, and meet the following criteria:

e The bedroom mix of the Inclusionary units must be equal to the bedroom mix of the
market-rate units;

e Inclusionary Units must be the same size or larger than the market-rate units of the same
bedroom count;

e Exteriors of the Inclusionary Units must be indistinguishable in design and of equivalent
materials to those of the market-rate units;
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e The materials used and the quality of construction for Inclusionary Units must be equal to
that of the market-rate units; and
e Inclusionary Units must have equal access to all amenities on-site.

Compliance with the above-mentioned criteria will be verified before the development receives
its Building Permit, through the review of the Inclusionary Housing Plan. Additionally, the
petitioner should include a draft Affirmative Fair Housing Marketing Plan at this time.

Please let me know if | can clarify the Inclusionary Zoning requirements further.

Thank you,
DY DW"(\/W
Shaylyn Davis-lannaco

Acting Director of Housing and Community Development
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(617) 796-1089

A AwWw.newtonma.gov
Department of Planning and Development el

1000 Commonwealth Avenue Newton, MA 02459

Ruthanne Fuller Barney S. Heath
Mayor Director

Newton Historical Commission Demolition Review Decision

Date: December 4, 2025  Application # HRA-25-236

Address of structure: 93 THURSTON RD

Type of building: House
If partial demolition, feature to be demolished is

The building or structure is:
in a National Register historic district or in a historic district eligible for listing
individually listed on the National Register or individually eligible for listing.
importantly associated with historic person(s), events, or architectural or social history
historically or architecturally important for period, style, architect, builder, or context.
in a local historic district not visible from a public way

is X NOT HISTORICALLY SIGNIFICANT as defined by the Newton Demolition Delay Ordinance.
Demolition is not delayed and no further review is required.
Determination made by:

David Lewis, Chief Preservation Planner Kimberly Crocker, Senior Preservation Planner

-
Preserving the Past )ﬁr Planning for the Future
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City of Newton, Massachusetts wn ey
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. www.newtonma.gov
Department of Planning and Development TR,

1000 Commonwealth Avenue Newton, MA 02459

Ruthanne Fuller Barney S. Heath
Mayor Director

Newton Historical Commission Demolition Review Decision
Date: December 4, 2025  Application # HRA-25-238
Address of structure: 93 THURSTON RD

Type of building: Garage
If partial demolition, feature to be demolished is

The building or structure is:
in a National Register historic district or in a historic district eligible for listing
individually listed on the National Register or individually eligible for listing.
impartantly associated with historic person(s), events, or architectural or social history
historically or architecturally important for period, style, architect, builder, or context.
in a local historic district not visible from a public way

is X ___NOT HISTORICALLY SIGNIFICANT as defined by the Newton Demolition Delay Ordinance.
Demolition is not delayed and no further review is required.

Determination made by:

David Lewis, Chief Preservation Planner Kimberly Crocker, Senior Preservation Planner

Preserving the Past T{? Planning for the Future
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City of Newton, Massachusetts G isdin
(617) 796-1089

Department of Planning and Development e

1000 Commonwealth Avenue Newton, MA 02459

Mare C. Laredo Katie Whewell
Mayor Acting Director
Newton Historical Commission Demolition Review Decision
Date: February 27, 2026  Application # HRA-26-9

Address of structure: 103 THURSTON RD

Type of building: House
If partial demolition, feature to be demolished is

The building or sfructure is:
in a National Register historic district or in a historic district eligible for listing

individually listed on the National Register or individually eligible for listing.
importantly associated with historic person(s), events, or architectural or social history

X historically or architecturally important for period, style, architect, builder, or context.
in a local historic district not visible from a public way

is NOT HISTORICALLY SIGNIFICANT as defined by the Newton Demolition Delay Ordinance.
Demolition is not delayed and no further review is required.
is X HISTORICALLY SIGNIFICANT as defined by the Newton Demolition Delay Ordinance (See below).

The Newton Historical Commission staff:

APPROVES the proposed project based upon materials submitted see below for conditions (if any).
Demolition is not delayed, further staff review may be required.

X DOES NOT APPROVE and the project requires Newton Conditions:
Historical Commission review on this date February 26, 2026
(See below).

The Newton Historical Commission finds the building or structure:

is X  NOT PREFERABLY PRESERVED Owner of Record:
Demolition is not delayed and no further review is required. Thurston development LLC
is  PREFERABLY PRESERVED - (SEE BELOW).
Delay of Demolition: Please Note: if demolition does not
is in effect until occur within two years of the date of
expiration of the demolition delay, the
has been waived - see conditions demolition will require a resubmittal to
the Historical Commission for review
and may result in another demolition
delay.

Determination made by:



Do o tonlbtnly R

David Lewis, Chief Preservation Planner Kimberly Crocker, Senior Preservation Planner

=
Preserving the Past )¢ Planning for the Future
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Telephone
(617) 796-1120
Telefax

City of Newton, Massachusetts s Cone

(617) 796-1089

Department of Planning and Development LA LRI e

1000 Commonwealth Avenue Newton, MA 02459

Ruthanne Fuller Barney S. Heath
Mayor Director

RECORD OF ACTION
DATE: February 27, 2026
SUBJECT: 103 THURSTON RD

At a scheduled meeting and public hearing on February 26, 2026, the Newton Historical Commission, by vote of 0-
5:

RESOLVED to: find the property preferably preserved. The motion failed and demolition is not delayed.

Voting in the Affirmative: Voting_in the Negative: Abstained: Recused:
Doug Cornelius, Chair
Nancy Grissom
Harvey Schorr
Anne Marie Stein
Travis Salters, Alternate

Title Reference: Owner of Property: Thurston development LLC
Deed recorded at: Middlesex County Registry of Deeds
Book/Page
Date
D 2 by Crecken
- f %

David Lewis, Chief Preservation Planner Kimberly Crocker, Senior Preservation Planner

Newton Historical Commission
1000 Commonwealth Avenue, Newton, Massachusetts 02459
Email: dlewis@newtonma.gov or kcrocker@newtonma.gov

www.newtonma.gov
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City of Newton, Massachusetts € el
(617) 796-1089

Department of Planning and Development i

1000 Commonwealth Avenue Newton, MA 02459

Marc C. Laredo Katie Whewell
Mayor Acting Director
Newton Historical Commission Demolition Review Decision
Date: February 27, 2026 Application # HRA-26-10

Address of structure: 103 THURSTON RD

Type of building: Garage
If partial demolition, feature to be demolished is

The building or structure is:
in a National Register historic district or in a historic district eligible for listing
individually listed on the National Register or individually eligible for listing.
importantly associated with historic person(s), events, or architectural or social history
X historically or architecturally important for period, style, architect, builder, or context.
in a local historic district not visible from a public way

is NOT HISTORICALLY SIGNIFICANT as defined by the Newton Demolition Delay Ordinance.
Demolition is not delayed and no further review is required.
is X HISTORICALLY SIGNIFICANT as defined by the Newton Demolition Delay Ordinance (See below).

The Newton Historical Commission staff:

APPROVES the proposed project based upon materials submitted see below for conditions (if any).
Demolition is not delayed, further staff review may be required.

X DOES NOT APPROVE and the project requires Newton Conditions:
Historical Commission review on this date February 26, 2026
(See below).

The Newton Historical Commission finds the building or structure:

is X NOTPREFERABLY PRESERVED Owner of Record:
" Demolition is not delayed and no further review is required. Thurston development
is__ PREFERABLY PRESERVED - (SEE BELOW).
Delay of Demolition: Please Note: if demolition does not
is in effect until occur within two years of the date of
expiration of the demolition delay, the
has been waived - see conditions demolition will require a resubmittal to
the Historical Commission for review
and may result in another demolition
delay.

Determination made by:
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David Lewis, Chief Preservation Planner Kimberly Crocker, Senior Preservation Planner
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Attachment C

Telephone
(617) 796-1120
Telefax

City of Newton, Massachusetts (62} Hedig
(617) 796-1089

Department of Planning and Development e

1000 Commonwealth Avenue Newton, MA 02459

Ruthanne Fuller Barney S. Heath
Mayor Director
RECORD OF ACTION

DATE: February 27, 2026
SUBJECT: 103 THURSTON RD

At a scheduled meeting and public hearing on February 26, 2026, the Newton Historical Commission, by vote of 0-
bi

RESOLVED to: find the property preferably preserved. The motion failed and demolition is not delayed.

Voting_in the Affirmative: Voting_in the Negative: Abstained: Recused:
Doug Cornelius, Chair
Nancy Grissom
Harvey Schorr
Anne Marie Stein
Travis Salters, Alternate

Title Reference: Owner of Property: Thurston development
' Deed recorded at: Middlesex County Registry of Deeds
Book/Page
Date
Dt 2 - ek (R
| ‘ Xrw

David Lewis, Chief Preservation Planner Kimberly Crocker, Senior Preservation Planner

Newton Historical Commission
1000 Commonwealth Avenue, Newton, Massachusetts 02459
Email: dlewis@newtonma.gov or kerocker@newtonma.gov
www.newtonma.gov




Attachment D
DEPARTMENT OF PUBLIC WORKS

City of Newton ENGINEERING DIVISION
OFFICE OF THE CITY ENGINEER
Marc Laredo 1000 Commonwealth Avenue
Mayor Newton Centre, MA 02459-1449

DATE: March 30, 2026
TO: Terry Morris, Esq.

FROM: Alfredo Vargas, P.E., City Engineer
John Daghlian, Associate City Engineer

CC: Inspectional Service Department
Planning Department

RE: 93 & 103 Thurston Road, Sewer Infiltration/Inflow
Mitigation Ordinance B-45
The City Engineer has calculated the sewer infiltration/inflow mitigation fee for this project
which entails the two lots is following:
The total mitigation fee, based on the proposed usage of low flow fixtures throughout the
project, is $519,275.80.

#93 Thurston Road

22 Qtr. x (3 months/Qtr.) = 66 months x (30 day/month) = 1,980 days

Existing Water Consumption: 275 HCF

Existing flow: (275 HCF/1,980 days) x (748 gal/HCF) =[103.9 gal/day

#103 Thurston Road

23 Qtr. x (3months/Qtr.) = 69 months x (30day/month) = 2,070 days

Existing Water Consumption: 162 HCF

Existing flow: (162 HCF/2,070 days) z)748 gal/HCF = 58.5 gal/day

Total Existing Flow (both lots): 103.9 + 58.5 ={162.4 gal/day

Proposed Low Flow: 80 Bedrooms x 65 gal/day/bedroom = 5,200 gal/day
I&I fee: Net Flow x 4:1 $25.77 (cost updated January 1, 2026)
(5,200 gal/day - 162.4 gal/day) x 4:1 x $25.77 = $519,275.80

The I&I fee of $519,275.80 must be paid to the City before ISD issues a Building Permit.
Telephone: (617) 796-1020 * Fax: (617) 796-1051
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