Land Use Committee Report

City of Newton
In City Council

Tuesday, May 19, 2026

Present: Councilors Kelley (Chair), Leary, Irish, Block, Farrell, Golden, Lucas, and Roche
Also Present: Councilors Wright and Malakie

City Staff Present: Senior Planner Sondria Berman, Assistant City Solicitor Andrew Lee, Deputy
Chief Planner Cat Kemmett, and Planning Associate Zach Melcher

All Special Permit Plans, Designs, Plan Memoranda and Application Materials, both past and
present, can be found at the following link: NewGov — City of Newton Land Use Committee
Special Permit Search .

The full video of the May 19, 2026, Land Use Meeting can be found at the following link:
https://www.youtube.com/watch?v=0mI87zJ6mKQ

#173-26 Request to extend nonconforming FAR at 222 Winslow Road
PHILIP & MAYA POORVU petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to
raze the detached garage and construct an attached three-car garage with an
internal ADU above, exceeding FAR, at 222 Winslow Road, Ward 5, Newton, on
land known as Section 54 Block 11 Lot 03 containing approximately 11,700 sq. ft.
of land in a district zoned SR2. Ref: Sec. 7.3.3, 3.1.3 and 3.1.9 of Chapter 30 of
the City of Newton Rev Zoning Ord, 2017.
222 Winslow Road — https://newtonma.portal.opengov.com/records/922920
Action: Land Use Approved; Public Hearing Closed 7-0 (Councilor Golden Not Voting)

Note: Planning Associate Zach Melcher joined the committee to discuss the request to
raze the detached garage and construct an attached three-car garage with an internal ADU
above, exceeding the FAR. He stated that the project will add 1,431 square feet to the
property, and the FAR will increase from .36 to .48, where .36 is the maximum allowed.

Peter Sachs, one of the architects for this project, stated that the Planning Department covered
most aspects of this petition and he was there to answer any questions.

Gil Strickler, 21 Hinckley Road, asked how tall the proposed ADU is going to be and stated his
surprise that the FAR could be around .50. Mr. Sachs responded that the ADU will be a two-
story structure. Mr. Melcher clarified that the ADU will not exceed the height of the current
structure and that the maximum FAR of a property depends on many factors. Mr. Strickler
stated that he believed the proposed FAR overly exceeded the maximum allowed FAR and the
structure was too large for the size of the property.


https://newtonma.viewpointcloud.com/search
https://newtonma.viewpointcloud.com/search
https://www.youtube.com/watch?v=Oml87zJ6mKQ
https://newtonma.portal.opengov.com/records/922920
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Mr. Strickler asked if the setback for the garage would remain the same even as the structure
increased in size. Mr. Melcher stated that the current setback is 15 feet and will remain that
length because the ADU and garage will be attached to the current structure.

The Chair asked if Mr. Sachs had any letters of support from neighbors. Mr. Sachs stated that he
did not but thought the petitioners did a good job of reaching out to abutters about the project.
The Chair encouraged evidence of support from neighbors for future projects. Multiple
councilors voiced their agreement that evidence of support would be beneficial.

Ana Gabby, another architect for this project, presented the site plans. She stated that the
proposed ADU will connect to the house through an existing mudroom.

A councilor asked if the proposed garage will have three doors. Mr. Sachs stated that the
proposed garage will have one full door divided into three panels.

A different councilor noted his concern that a parking space in the garage looked difficult to
utilize. Mr. Sachs stated that it is a tight fit, but computer-generated projections show that the
car can back out with some maneuvering. He also noted that that spot in the current garage has
limited maneuvering space, so the petitioners are familiar with the maneuvering difficulties.

The Chair asked what the dimensions of the proposed garage door opening will be. Mr. Sachs
stated that the opening will be 18 feet.

A councilor asked how the proposed FAR compares to other houses on the street. Mr. Sachs
responded that the increase in the FAR is mostly due to the ADU, and the dimensions of the
new garage are comparable to the existing footprint of the current garage.

The Chair asked if there will be a kitchen in the ADU. Ms. Gabby responded that there will be.

The Chair asked where the entrances to the ADU will be. Ms. Gabby responded that there will
be entrances through the garage and mudroom.

Councilor Irish motioned to close the public hearing which passed 7-0 with Councilor Golden
not voting.

The committee discussed the draft council order. Councilor Irish motioned to approve which
passed 7-0 with Councilor Golden not voting.

#174-26 Request to further extend nonconforming FAR at 38 Morseland Avenue
FERNANDO CAMARGO petition for SPECIAL PERMIT/SITE PLAN APPROVAL, to
construct a rear addition and a second story addition to the dwelling within the
existing footprint, further extending the nonconforming FAR, at 38 Morseland
Avenue, Ward 2, Newton, on land known as Section 13 Block 25 Lot 01
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containing approximately 9,231 sq. ft. of land in a district zoned SR2. Ref: Sec.
7.3.3,3.1.3,3.1.9, and 7.8.2.C.2 of Chapter 30 of the City of Newton Rev Zoning

Ord, 2017.
38 Morseland Avenue — https://newtonma.portal.opengov.com/records/922798
Action: Land Use Approved 6-1 (Councilor Roche Opposed, Councilor Golden Not

Voting); Public Hearing Closed 7-0 (Councilor Golden Not Voting)

Note: Planning Associate Zach Melcher joined the committee to discuss the request to
construct a rear and second story addition to the dwelling within the existing footprint, further
extending the nonconforming FAR. He stated that the proposed construction will add 721
square feet to the existing dwelling and the nonconforming FAR will increase from .40 to .48,
where .39 is the maximum.

Federico Arellano, the architect for this project, stated that the second story addition will take
up % of the garage and be 500-600 square feet, the small addition added to the front of the
dwelling for a mudroom will be 18 square feet, and the rear addition to help create a
connection to the exterior of the house will be 60 square feet. He also noted that the second
story addition will contain a primary suite with a bedroom, closet, bathroom, and laundry
room.

Multiple councilors stated that they would have liked to hear comments from neighbors on the
project.

A councilor asked if the project will affect a tree near the garage. Mr. Arellano stated that no
trees will be affected by the project.

A different councilor stated that he would not support this project because there was no
compelling reason to exceed the FAR and the project does not meet the committee’s housing
or climate objectives.

Multiple councilors voiced their support for thr project.

Councilor Lucas motioned to close the public hearing which passed 7-0 with Councilor Golden
not voting.

The committee discussed the draft council order. Councilor Lucas motioned to approve which
passed 6-1 with Councilor Roche opposed and Councilor Golden not voting.

#175-26 Request for a special permit to exceed FAR and residential fagade ratio, allow
three stories, extend a nonconforming front setback, allow a retaining wall
over four feet, and to alter nonconforming parking at 91-93 Newtonville
Avenue


https://newtonma.portal.opengov.com/records/922798
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91-93 NEWTONVILLE AVE LLC petition for SPECIAL PERMIT/SITE PLAN APPROVAL,
to construct a new two-family dwelling, requiring special permit relief for FAR, to
exceed the maximum residential facade ratio, to allow three stories, to allow a
retaining wall over four feet, and to alter and extend nonconforming parking and
front setback at 91-93 Newtonville Avenue, Ward 1, Newton, on land known as
Section 12 Block 17 Lot 11 containing approximately 4,265 sq. ft. of land in a
district zoned MR1. Ref: Sec. 7.3.3, 1.5.3.B, 7.8.2.C.2, 3.2.3, 3.2.11, 1.5.7.E,
5.4.2.B, and 5.1.4 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017.
91-93 Newtonville Avenue -
https://newtonma.portal.opengov.com/records/918863
Action: Land Use Approved Subject to Second Call; Public Hearing Closed 8-0

Note: Senior Planner Sondria Berman joined the committee to discuss the request to
construct a new two-family dwelling, requiring special permit relief for FAR, to exceed the
maximum residential facade ratio, to allow three stories, to allow a retaining wall over four feet,
and to alter and extend nonconforming parking and front setback. She stated that the proposed
FAR is .88 where .58 is the maximum allowed and the proposed fagade ratio is 62.7% where 60%
is the maximum allowed.

Raj Dudani and Shikha Malhotra, the petitioners for this project, stated that they left introductory
cards with neighbors and met with some to discuss the project as part of their community
outreach. Mr. Dudani stated that each floor of the proposed project is 620 square feet. He noted
that, if the project followed the existing FAR of .58, each floor would be 400 square feet. He
stated that the petition requests a 3-story structure, but the height of the structure will be similar
to the houses on the right and left of the property and will appear to be two stories from the
street view. He stated that the petition requests relief to only have one parking space per unit
instead of two because there is only room for one.

Elisabeth Lanjuin, 97 Newtonville Avenue, stated that she was concerned when she found out
the project needed a special permit because she believed it was fulfilling the zoning requirements
during previous meetings with the petitioners. She asked if there will be one parking space for
each unit. Mr. Dudani and Ms. Malhotra confirmed each unit will have one parking space.

Michel Lanjuin, 97 Newtonville Avenue, asked if the proposed dwelling will match the footprint
of the previous structure. Mr. Dudani stated that he was unsure because the previous structure
had been razed by the time he and Ms. Malhotra purchased the property. Ms. Berman stated
that the use of the proposed structure as a two-family home is consistent with the use of the
former structure. She also noted that there was no parking on the site previously.

Mr. Lanjuin stated that the property lines may not be accurate because he believed that the
former owners built past where they were supposed to.


https://newtonma.portal.opengov.com/records/918863
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A councilor stated her support for the project because it looked to fill the empty lot that was left

after the city demolished the previous condemned house. She stated that the FAR may look large,

but that is because the structure is on a small lot of 4,265 square feet. She stated that, just like

many other houses in the neighborhood, this structure will fit tightly on the property. She also
noted her support for the smaller units because they would be more affordable.

A different councilor stated that the topography of the site makes it virtually impossible to build
on the property by right, making a special permit necessary. Other councilors agreed.

The same councilor asked if the petitioners planned to live in the proposed dwelling or if it was
an investment project. Mr. Dudani responded that it was an investment project.

Another councilor wondered why a basement was being proposed for the dwelling when
surrounding houses did not have one. Mr. Dudani stated that the surveyors and architects they
talked with decided that the basement was needed to meet the current construction guidelines.

The same councilor noted his concern that there would be no guest parking at the house and
asked where the nearest street parking is. Mr. Dudani stated that one parking space was all they
could fit on the property and he didn’t know where guests would park.

The same councilor wondered if the retaining wall at the rear of site was on the petitioner’s
property. Mr. Dudani responded that the retaining wall was on the property and would remain
untouched.

A different councilor noted that each unit will not feel like 1800 square feet because the
basement is included in the FAR calculation.

Another councilor asked if the basement is going to be finished or unfinished. Mr. Dudani stated
that the plan is to build an unfinished basement.

The Chair asked if new retaining walls will be built. Ms. Berman stated that three new retaining
walls will be built on the sides and rear of the property that have a maximum height of 11 feet.

The Chair asked if there were images of the proposed retaining walls and questioned what they
would be built out of. Mr. Dudani stated that he did not have renderings and did not know what
the retaining walls will be made of.

The Chair asked what the space in the back of the property will be used for. Mr. Dudani stated
that he envisioned it to be used for landscaping but was not completely sure.

The Chair asked if the back of the property will be accessible. Mr. Dudani replied that each unit
will have stairs leading to the back deck.
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The Chair asked if the units will be used as condominium ownership or rental units. Mr. Dudani
replied that they will be condominium ownership units.

Another councilor noted that she would like to see trees restored to the property if they were
removed during the city’s demolition of the old structure.

A different councilor noted that retaining walls are necessary for construction on the property
due to the site’s topography.

The committee discussed voting the item subject to second call for discussion if Councilor Leary’s
conditions of the petitioners providing the committee with a landscape plan, a plan for the deck
and stairs, and more information on the retaining wall material have not been met by the June
15t City Council meeting.

Councilor Leary motioned to close the public hearing which passed unanimously.

The committee discussed the draft council order. Councilor Leary made a motion to approve
subject to second call which passed 8-0.

#176-26 Request to further extend FAR at 54 Bonad Road
ADAM & CAROLINE POSNER petition for SPECIAL PERMIT/SITE PLAN APPROVAL,
to construct a 2.5-story rear addition further exceeding the maximum FAR at 54
Bonad Road, Ward 3, Newton, on land known as Section 32 Block 55 Lot 11
containing approximately 12,000 sq. ft. of land in a district zoned SR2. Ref: Sec.
7.3.3,3.1.3,3.1.9, and 7.8.2.C.2 of Chapter 30 of the City of Newton Rev Zoning

Ord, 2017.

54 Bonad Road — https:/newtonma.portal.opengov.com/records/923229
Action: Land Use Approved 7-1 (Councilor Roche Opposed); Public Hearing Closed 8-0
Note: Planning Associate Zach Melcher joined the committee to discuss the request to

construct a 2.5-story rear addition further exceeding the maximum FAR. He noted that the
proposed addition will add 1,555 square feet to the existing dwelling and the nonconforming FAR
will increase from .38 to .51, where .36 is the maximum allowed. He also stated that the rear
setback will be reduced from 22.9 feet to 18.9 feet, where 15 feet is required.

Ana Gabby, the architect for this project, stated there are retaining walls on the front of the
property that will not be affected by the addition. She stated that the first floor of the addition is
for a mudroom and the second floor is for an office. She also noted that stairs will be built for
better access to the attic which will be for a main bedroom suite with a bathroom and a closet.

A councilor stated he would vote no on this project because he does not believe there is proper
rationale for relief.


https://newtonma.portal.opengov.com/records/923229
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Councilor Block motioned to close the public hearing which passed unanimously.

The committee discussed the draft council order. Councilor Block made a motion to approve
which passed 7-1 with Councilor Roche opposed.

#177-26 Request to exceed FAR and fagade ratio at 5 Rose Drive
EUGENIO NICOLAZZO & ALISON AMIRA petition for SPECIAL PERMIT/SITE PLAN
APPROVAL, to construct a second story addition to the dwelling within the
existing footprint, exceeding the maximum FAR and facade ratio at 5 Rose Drive,
Ward 3, Newton, on land known as Section 33 Block 39 Lot 01 containing
approximately 4,573 sq. ft. of land in a district zoned SR3. Ref: Sec. 7.3.3, 3.1.3,
3.1.9, and 1.5.7 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017.
5 Rose Drive — https://newtonma.portal.opengov.com/records/924013

Action: Land Use Approved; Public Hearing Closed 8-0

Note: Senior Planner Sondria Berman joined the committee to discuss the request to
construct a second story addition to the dwelling within the existing footprint, exceeding the
maximum FAR and facade ratio. She noted that the second story addition will result in the existing
FAR of .30 and gross floor area of 1,362 square feet increasing to an FAR of 0.57 with a total gross
floor area of 2,590.5 square feet, exceeding the allowable FAR of .48 and the maximum square
footage of 2,195. She also noted that the fagade ratio will increase to 67% where 60% is the
maximum allowed.

Terry Morris, the attorney for the petitioner, stated that the petitioners reached out to the
community about the project. He noted that the project will not result in any changes to the
footprint of the building or the site plan itself.

Marie Lucas, 31 Rose Drive, voiced her support for the project. She stated that the addition will
allow the owners to grow their family and stay in the neighborhood, which benefits her and her
family.

Nathan Wong, 10 Rose Drive, voiced his support for the project.

A councilor stated that he believed the addition will remove the natural affordability of the home,
but he thinks that is fine. He also noted that he believed more windows should be added to the
proposed addition.

Councilor Lucas motioned to close the public hearing which passed unanimously.

The committee discussed the draft council order. Councilor Lucas made a motion to approve
which passed 8-0.

The meeting was adjourned at 9:33 pm.


https://newtonma.portal.opengov.com/records/924013
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Respectfully Submitted,

Andrea Kelley, Chair



