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WORKING MEMORANDUM 

     
DATE:  May 29, 2026 
 
TO:  City Council  
   
FROM:  Katie Whewell, Acting Director of Planning and Development  

Cat Kemmett, Chief of Current Planning 
Sondria Berman, Senior Planner 

     
SUBJECT: Petition #130-26, for SPECIAL PERMIT/SITE PLAN APPROVAL to construct four 

live/work units requiring relief to allow three stories, to allow up to 36ft in height, 
and to waive three parking stalls as required at 1100-1102 Beacon Street, Ward 6, 
Newton Highlands, on land known as Section 54, Block 22, Lot 06, containing 
approximately 5,393 square feet of land in a district zoned Business 2.  Ref:  Sec. 
4.1.2.B.3, 4.1.3, 5.1.4, and 5.1.13, 7.3.3 of Ch. 30 of the City of Newton Rev Zoning 
Ord, 2017. 

 
APPLICATION RECORD: https://newtonma.portal.opengov.com/records/912834 
 
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. 

_______________________________________________________________________________ 
 
 
 

 

Marc C. Laredo 
Mayor 

 

City of Newton, Massachusetts 
Department of Planning and Development 

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

 

 

Petition: #130-26  
New Gov: SP-26-8  

Public Hearing:  4/14/2026 
Cont. 5/12/2026, 6/2/2026 

 
 
  Katie Whewell 

Acting Director 

1100-1102 Beacon Street 

https://newtonma.portal.opengov.com/records/912834
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Project Description 
 
Background 

The petitioner previously applied for a special permit application for this property on October 
21, 2025 to build four townhouse-style units with relief for the residential use on the ground 
floor, dimensional relief for height and stories, and parking requirements associated with the 
project.  A request to withdraw without prejudice was approved by the Land Use Committee on 
December 7, 2025 to allow the petitioner more time to revise plans. 
 
A public hearing was opened for a new application by the petitioner on April 14, 2026, 
proposing four live/work townhouse-style units, requesting relief for the proposed height up to 
36 feet and three stories, and to waive three of eight total required parking stalls.  The hearing 
was continued to May 12, 2026, where the petitioner provided additional information 
pertaining to the live/work use.  The hearing was continued to June 2, 2026 to hold a working 
session to further refine live/work conditions pertaining to the special permit request. 
 
Project Updates: 
Since the May 12, 2026 meeting, the petitioner has provided the following additional 
application materials: 

• Narrative titled, “1100 Beacon Street Live/Work Package” submitted May 21, 2026, 
which provides a comparison table that highlights the differences between a home 
office use and a live/work use, as well as examples of live/work uses in other 
communities in the Greater Boston area.  

• Architectural Renderings of the East, Northeast, and Northwest facades, submitted May 
26, 2026 

• Architectural Plan Set – correction to revision dates on all plans to January 6, 2026. (No 
changes have been proposed to the site plan titled, “Zoning Plan” prepared by VTP 
Associates, Inc. dated November 10, 2025 revised through December 16, 2025.) 

 
Analysis  

The Planning Department notes that proposed project’s live/work use presents a unique 
opportunity to diversify housing stock in the Four Corners neighborhood, where mixed uses and 
districts coalesce around a multi-modal transit-oriented intersection. The City’s 2025 Economic 
Development Strategic Plan notes one of the most significant shifts in economic development for 
the City has been the increase in remote and hybrid work and the opportunities therein to 
harness the “transformation of work patterns” that can fuel daytime economies for local village 
centers1.  These trends, among others, work in concert with the City’s overarching 2007 

 
1 Newton Economic Development Strategic Plan, December 2025, pg.9 
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Comprehensive Plan for “smart growth,” promoting housing and commercial development uses 
that are compatible with market trends and well-suited to the area, amenities, and infrastructure 
available2.   
 
The proposed by-right live/work use provides a “hybrid” use for both residential and commercial 
uses, both of which are compatible in the Four Corners neighborhood and benefit from the 
accessibility provided by adjacent public transit and proximity to adjacent village centers to the 
north (Newtonville), east (Newton Center), west (Waban Village) and south (Newton Highlands).  
Additionally, the mix of zoning districts including Business-1 and 2, Multi Residence 1 and 3, and 
public open space, with Single Residence 2 further south and east echo to the transitional 
character of the area that includes a mix of active retail, restaurant, and residential uses. 
 
Abutting parcels include two and four-story multifamily residential buildings, such as the 
condominiums at 1111 Beacon Street and 1114 Beacon Street, as well as single and two-story 
commercial buildings, including the Walgreens and Mobil gas station at the Four Corners 
intersection. Additional commercial, public space, and multi-residence uses exist to the west of 
the site and uses to the south and east of the site include primarily residential zones with a mix 
of single, two, and multifamily residences. 
 
Planning notes that while the proposed project is somewhat larger in size and scale with a height 
of 35.4 feet, three (3) stories and a proposed FAR of 1.17, it is not out of context with what exists 
on abutting properties including the adjacent four-story multi-family residence at 1114 Beacon 
Street.  While the undersized, irregular-shaped lot of 5,331 square feet limits the amount of open 
space available relative to the proposed structure, it meets all setback requirements and includes 
pervious materials for the driveway and walkway.  The proposed increase in housing density and 
placement of the driveway contributes to the request to waive three of the eight required parking 
stalls, but this is mitigated by access to public transportation that includes an MBTA Bust stop 
less than 350 feet away and the Newton Centre and Newton Highlands Green Line stop less than 
one mile away. 
 
Live/Work Conditions 
Planning notes that while the live/work use is a by-right use in a Business 2 district, it does not 
have a codified definition within the Newton Zoning Ordinance.   As such, this petition will require 
conditions that include prescribed parameters for the live/work use at this particular location 
(see Attachment A). The draft conditions included in Attachment A are largely drawn from 
regulations for a Home Business use as outlined in Section 6.7.3 of the NZO.  Planning notes that 
while this section provides a resource for regulations pertaining to hybrid residential/commercial 
uses in a residential district, it is important to note that the current petition’s live/work use is 
located in Business district where many more commercial businesses are allowed by-right.  Alas, 

 
2 2009 Newton Comprehensive Plan, pg. 1-3, 3-33. 
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the live/work use in a Business district may allow for more types of businesses, number of 
employees, parking waivers, etc. than would otherwise be permissible under a home business 
use in a residential district. Given that the petitioner is seeking a special permit for dimensional 
relief and parking waivers and in absence of a codified definition in the NZO for the live/work 
use, Planning advises the conditions prescribed for the live/work use under this petition be 
tailored to this specific site and proposal. 
 
I. Petitioner’s Responsibilities 

The petition is complete. 
 
 

ATTACHMENTS: 

Attachment A: Draft Live/Work Conditions for Working Session 
Attachment B: DRAFT Council Order 
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LIVE/WORK Draft Conditions 

 

Shared Occupancy 

1. Each of the four live/work units are single units consisting of both a residential 
component and a business component that is used and occupied by the same resident. 
The live/work units shall be the primary dwelling of the occupant and the business use 
must be conducted by a resident of the unit. The residential and the business spaces 
must at all times be occupied by the same resident. 
 

2. The second floor of the live/work units shall only be used as a residence and the first 
floor of the live/work units shall only be used as a business in accordance with these 
conditions.  
 

3. Neither the residential space nor the business space may be sub-let or rented to a 
nonresident third party. 

 
Types of businesses allowed 

4. The following uses of the business component of the live/work units are allowed:  
a. The studio of an artist, musician, photographer or writer; 
b. An office of a physician, dentist, lawyer, architect, registered engineer, 

accountant, psychologist, social worker or other professional;  
c. Crafts; 
d. Word processing; 
e. Computer software development; 
f. An office of a sales or manufacturer representative; 
g. Tailor 
h. Manicurist 
i. Barbershop 
j. Hairdresser 
k. Repair Shop 
l. Real Estate Broker 
m. Other businesses similar to those enumerated that have low parking and low in-

person customer demand. 
 

5. The following uses of the business component of the live/work units are prohibited:  
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a. Restaurant; 
b. Daycare center; 
c. Veterinary hospital; 
d. Microfulfillment center; 
e. Retail sales 

 

Business limitations 

6. No more than one (1) business shall be allowed to operate in each live/work unit. 
 

7. The business use shall not produce noise, vibration, glare, fumes, odors, electrical 
interference, or traffic congestion beyond that which normally occurs in the immediate 
residential area, nor shall the business result in the repeated disruption of the peace, 
tranquility, or safety of the immediate residential neighborhood. 
 

8. There shall be no on-premises storage of merchandise for sale in any instance where the 
home business is primarily a direct mail-order or telephone-order business, except in 
instances where the merchandise for sale is produced entirely on the premises. 
 

9. There shall be no exterior display or exterior storage of merchandise. 
 

10. Signage for the business shall be in accordance with all applicable zoning regulations. 
 

Number of employees and customers 

11. No more than one nonresident shall be employed by the business operating in each 
live/work unit, provided no on-site parking is allowed for nonresident employee 
vehicles.  
 

12. No more than two customers, clients, patients, and/or patrons shall be present at any 
one time. 

 

Parking prohibition 

13. No vehicles associated with the business use for each live/work unit, whether for 
customers or employees, may park on-site, notwithstanding the one carport parking 
space allocated to each unit. 
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Monitoring 

14. The resident of each live/work unit shall annually file with the Commissioner of 
Inspectional Services a sworn certification attesting to continued compliance with the 
requirements of these conditions, along with sufficient documentation detailing the 
business use as may be required by the Commissioner in their discretion.  
 

15. To the extent deemed necessary by the Commissioner of Inspectional Services, each 
live/work unit will be subject to an annual inspection, performed by the Inspectional 
Services Department, to confirm compliance with the requirements of these conditions. 
 

16. When ownership of any of the live/work units changes, the new owner shall notify the 
Commissioner of Inspectional Services within 30 days, at which time the Commissioner 
shall conduct a determination of compliance with these conditions. 
 

17. The conditions of this Special Permit shall be incorporated into and made part of the 
master deed, declaration of trust, and condominium documents and evidence of this 
shall be provided to the Director of Planning and Development. 
 

 



 

ATTACHMENT B - #130-26 
1100-1102 Beacon 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 allow a three-story building, to allow up to 48 feet in 
height, and to waive three parking stalls as required for the reasons given by the 
Committee, through its Chair, Councilor Andrea Kelley: 
 

FINDINGS: 
 
1. The site is an appropriate location for the proposed four-unit live/work building because 

it is located in a mixed-use area with other multi-family residential uses and includes 
access to public transportation and amenities located in the Four Corners 
neighborhood. (§7.3.3.C.1) 
 

2. The proposed four-unit, three-story building with a height of 35.4 feet as designed will 
not adversely affect the neighborhood because the project’s design utilizes tiered 
elevations to break up the massing of the four units and provides new landscaping 
design for screening for abutters. (7.3.3.C.2) 

 
3. The proposed four-unit building will not create a nuisance or serious hazard to vehicles 

or pedestrians because the proposed parking includes dimensionally compliant stalls for 
each unit and will utilize a smaller, single curb cut for vehicular entry and egress, 
improving pedestrian safety. (§7.3.3.C.3) 

 
4. Access to the site over streets is appropriate for the types and numbers of vehicles 

involved. (§7.3.3.C.4) 
 

5. Literal compliance with the number of parking stalls required per unit is impractical due 
to the topography of the site, irregular shape of the lot and existing nonconforming lot 
area. Compliance with the eight required parking stalls would require an increase in 
hardscape and a reduction in building area and vehicular maneuverability. The site is 
adjacent to public transportation options and pedestrian and bike transit infrastructure 
that provide alternative multi-modal transit options. (§5.1.13) 



#130-26 
1100-1102 Beacon Street 

Page 2 

 
 

 
PETITION NUMBER:   #130-26 
 
PETITIONER:    One Stop, LLC 
 
LOCATION:    1100-1102 Beacon Street, Ward 6, on land known as 

Section 54 Block 22 Lot 06, containing approximately 5,331 
sq. ft. of land 

 
OWNER:    One Stop, LLC 
 
ADDRESS OF OWNER:   28 Cynthia Road 
     Needham, MA  02494 
    
TO BE USED FOR:   Four attached live/work units in one building 
 
RELIEF GRANTED:   Special Permit per §7.3.3 to allow the following: 

• To allow a three-story structure (§4.1.2.B.3, §4.1.3) 
• To allow up to 48 feet in height (§4.1.3) 
• To waive three parking stalls (§5.1.4, §5.1.13) 

 
ZONING:    Business 2 (BU-2) 
 
CONDITIONS:  
 
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. Site Plan titled, “Zoning Plan Newton, Massachusetts” prepared by VTP 
Associates, Inc. signed and stamped by Joseph R. Porter, P.L.S., dated 11/10/2025, 
revised thorough 12/16/2025. 
b. Architectural plan set titled, “Beacon Street Condominiums 1100-1102 Beacon 
Street Newton, MA” signed and stamped by John V. Downe, Registered Architect, 
dated 9/1/2023 and revised 9/28/2024, 9/30/2024, 1/6/2026 consisting of the 
following sheets: 

i. “First Floor Site Plan” showing dimensionally compliant car stalls, Sheet 
A1.1 

ii. “Exterior Elevations North and South, Sheet A2.1 (option 1),  
iii. “Exterior Elevations North and South, Sheet A2.1 (option 2), 
iv. “Proposed Exterior Elevations West, Sheet A2.2, 
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v. “Proposed Exterior Elevations East, Sheet A2.3. 

c. Landscaping Plan titled, “Landscaping Layout” prepared by Compass Landscapes, 
consisting of one sheet, dated 6/7/2025 revised 6/19/2025. 

 
2. Prior to the issuance of any Building Permit pursuant to this Special Permit/Site Plan 

Approval, the Petitioner shall provide a final Operations and Maintenance Plan (the 
“O&M Plan”) for stormwater management to the Engineering Division of Public Works 
for review and approval, should a system be required.  Once approved, the O&M Plan 
must be adopted by the Petitioner and recorded at the Middlesex South District 
Registry of Deeds. A copy of the recorded O&M Plan shall be filed with the Engineering 
Division of Public Works and submitted with the Building Permit application. 

3. The Petitioner shall do the following to remediate pest and rodent activity: 

a. Prior to issuance of any demolition or building permit, the Petitioner, at its sole 
cost and expense, shall hire a licensed Pest Control Operator to assess the 
property for pest and rodent activity and develop and implement a pest 
remediation action plan to eliminate the activity and prevent off-site migration. 
The plan shall include the target pest, the methods for eliminating activity, and 
plan for preventing pest migration off-site during demolition and construction. 

b. A copy of the Pest Control inspection report and the remediation action plan 
shall be submitted to the Inspectional Services Department for review and 
approval prior to issuance of any demolition or building permit. A copy of such 
approval shall be provided to the Department of Planning and Development. 

c. The Pest Control Operator shall implement the approved remediation action 
plan, monitor the site for the duration of the project, and take whatever action 
the Operator deems necessary to control pest infestation and migration.  

4. Prior to the issuance of any Building Permit, the Petitioner shall submit a Construction 
Management Plan (the “CMP”) for review and approval to the Commissioner of 
Inspectional Services, the Director of Planning and Development, the City Engineer, and 
the Chief of the Fire Department.  The CMP shall be in compliance with all applicable 
policies and ordinances in effect at the time of submission.  The Petitioner shall comply 
in all material respects with the Construction Management Plan, which shall be 
consistent with and not in conflict with relevant conditions of this Order and shall 
include, but not be limited to, the following provisions: 

a. 24-hour contact information for the general contractor.  This information shall 
also be posted in a clear and visible manner at the construction site. 

b. The proposed schedule of the project, including the general phasing of the 
construction activities and anticipated completion dates and milestones. 

c. Site plan(s) showing the proposed location of contractor and subcontractor 
parking, on-site material storage area(s), on-site staging areas(s) for construction 
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materials and delivery vehicles and equipment, and location of any security 
fencing and erosion control. 

d. A plan showing temporary pedestrian access within work zones in accordance 
with DPW Policy. 

e. Proposed methods for dust control including, but not limited to: watering, 
covering trucks for transportation of excavated material; minimizing storage of 
debris on-site by using dumpsters and regularly emptying them; using tarps to 
cover piles of bulk building materials and soil; locating a truck washing station to 
clean muddy wheels on all truck and construction vehicles before exiting the 
site.  

f. Proposed methods of noise control, in accordance with the Revised Ordinances, 
§20-13.  Staging activities should be conducted in a manner that will minimize 
off-site impacts of noise.  Noise producing staging activities should be located as 
far as practical from noise sensitive locations. 

g. Tree preservation plan to define the proposed method(s) for protection of any 
existing trees to remain on site. 

h. The CMP shall also address the following: safety precautions; anticipated 
dewatering during construction; site safety and stability; and impacts on abutting 
properties. 

5. 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. 

b. Submitted final engineering, utility, and drainage plans, and a recorded copy of the 
O&M Plan with the Middlesex South District Registry of Deeds and provided a copy 
of the recorded document to the City Engineer in accordance with this Order.  

c. Submitted a Final CMP for review and approval by the Commissioner of 
Inspectional Services in consultation with the Director of Planning and 
Development, the Fire Department, the Commissioner of Public Works, and the 
City Engineer in accordance with this Order. 

d. 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. 

6. A resident of each unit must obtain and maintain an active business certificate with the City 
Clerk to certify compliance with the requirements of a live/work space. Evidence that a 
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business certificate has been issued must be provided to Inspectional Services prior to 
issuance of a Certificate of Occupancy.  

7. 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 building permit record statements by a registered architect (or 
professional engineer) and a professional land surveyor (or professional 
engineer) certifying compliance with Condition #1. 

b. Obtained approval from the City Engineer certifying that all engineering details 
for the portion of the Project for which a certificate of occupancy is requested 
have been constructed to standards of the City of Newton Public Works 
Department. 

c. Filed with the Department of Inspectional Services a statement by the Director 
of Planning and Development approving final location, number and type of plant 
materials, landscape features, fencing and parking areas related to or for the 
portion of the Project for which a certificate of occupancy is requested.     

d. Submitted final as-built survey plans in digital format, stamped, and signed by a 
professional land surveyor or professional engineer, as applicable. 

8. The Petitioner shall install all landscaping consistent with this Special Permit/Site Plan 
approval and shall maintain landscaping in good condition.  Any plant material that becomes 
diseased or dies shall be replaced as soon as feasibly possible with similar material. 
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