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PUBLIC HEARING MEMORANDUM

DATE: May 29, 2026

TO: City Council

FROM: Katie Whewell, Acting Director of Planning and Development
Cat Kemmett, Chief Planner for Current Planning
Sondria Berman, Senior Planner

SUBJECT: Petition #190-26, for SPECIAL PERMIT/SITE PLAN APPROVAL to allow retaining
walls over four feet in height at 335 Langley Road, Lots 4 and 5, Ward 6, Newton,
on land known as Section 65 Block 19 Lot 52, containing approximately 20,092 sq.
ft. of land in a district zoned MULTI RESIDENCE 1. Ref: Sec. 7.3.3 and 5.4.2.B of
Chapter 30 of the City of Newton Rev Zoning Ord, 2017.

Project

Materials: https://newtonma.viewpointcloud.com/records/921512

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. 335 Langley Road
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Project Description

Background

The subject property located at 335 Langley Road is in a Multi-Residence 1 (MR1) zone in Newton.
This site is a part of a larger development project that includes adjacent parcels 351 and O Langley
Road which were further subdivided via a recorded ANR plan titled, “335 Langley Road Newton
Ma” dated 11/26/2025 to create five (5) buildable, post-1953 compliant lots, each to be
developed with a two-family residential dwelling that meets by-right use and dimensional
standards for the district. For the purposes of this special permit request, the specific lots seeking
relief include only Lots 4 and 5, which roughly correlate to the area/location previously attributed
to the address at 335 Langley Road. A demolition permit for this project was issued by the
Inspectional Services Department on January 16, 2026 to demolish the existing single-family
home and garage at 335 Langley Road, rendering the site currently vacant.

Note: The City Assessor’s online database lists the lot area for 335 Langley Road (SBL#
650190052) as 11,117 square feet (lot area of Lot 4) and not the lot area of 21,000 square feet
previously associated with this SBL number and address. For the purposes of historical reference
and recordkeeping continuity, the Assessing Department assigns old SBL lot numbers to new lots,
but this allocation is often completed prior to GIS system updates for new lots and new address
assignments from the Engineering Department. Once all updates have been completed by all
respective departments, the Assessor’s database will accurately reflect the new lots, their
respective new addresses and lot areas, as well as the applicable SBL numbers.

Special Permit
The petitioner proposes to construct retaining walls exceeding four feet in height at 335 Langley
Road (Lots 4 and 5), requiring relief.

Summary Analysis

Planning believes the site is an appropriate location for the proposed retaining walls exceeding
four feet in height. The topography at the rear of the site slopes downward from the street
towards the rear of the property, with an intensified slope towards the back quarter of Lots 4
and 5. The proposed retaining walls along the rear lot lines of Lots 4 and 5 and the side lot line
of Lot 5 allow for greater use of the rear of the property and are set back behind the home and
street view, minimizing possible adverse impacts on abutters.
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I. Zoning Relief Requested:

Zoning Relief Required

Ordinance Action Required

§5.4.2.B To allow a retaining wall 4 feet in height or greater 5.P. per §7.3.3

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

Ill.  Criteria for Consideration per §7.3.3:

e The site is an appropriate location for the proposed retaining walls over four feet in
height. (§7.3.3.C.1)

e The proposed retaining walls over four feet in height will not adversely affect the
neighborhood. (§7.3.3.C.2)

e The proposed retaining walls over four feet in height will not be a nuisance or serious
hazard to vehicles or pedestrians. (§7.3.3.C.3)

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

e The lot presents challenging topography which limits the use of the property, such that it
could not be improved without the implementation of retaining walls over four feet in
height. (§5.4.2.C.1)

e The proposed retaining walls over four feet in height will not adversely impact adjacent
property, the neighborhood, or the public. (§5.4.2.C.2)

e The proposed retaining walls over four feet in height is the minimum structure necessary
to allow a subject property to be reasonably utilized. (§5.4.2.C.3)

IV.  Project Proposal and Site Characteristics

A. Site - Existing Conditions

335 Langley Road consists of a 20,092 square foot lot in an MR1 district that was
previously improved with a single-family dwelling constructed in 1953 that was
demolished in January of 2026, rendering it a now-vacant lot.

The subject site includes topographical changes inclusive of an approximate 16-foot
change in grade that slopes downward from the street towards the rear of the
property, with the most dramatic slope closest to the rear lot line.

335 Langley Road is situated in an MR1 district which includes MR1 residential single
and two-family properties to the north, east, and south. The subject property abuts
a public use district to the west (recreational fields associated with the Bowen
Elementary School). Other abutting districts further north include a Single
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Residence 3 (SR3) district and Multi-Residence 2, Multi-Residence 3, and Business 1
districts further south.

Planning Analysis

The site at 335 Langley Road (roughly) encompasses the new area pertaining to newly
created Lots 4 and 5 consisting of 11,117 square feet and 12,782 square feet,
respectively. These lots are a part of a larger development project along Langley Road
that includes previous parcels 355, 351, and 0 Langley Road, which were subdivided
into five new buildable lots based on a recorded ANR plan titled, “335 Langley Road
Newton Ma” dated 11/26/2025 to allow for a by-right two family residential
development on each lot.

The petitioner is now seeking relief to allow retaining walls over four feet in height on
Lots 4 and 5, respectively. Lot 5 proposes a retaining wall along the northern (side)
portion of the site ranging from 4-7 feet in height, with a gradual increase in slope
towards the rear lot line. This proposed retaining wall follows the “no build” setback
line as outlined on the proposed site plan set, titled “Lot 5 0, 335, 351 Langley Road
Newton Massachusetts” dated 1/15/2026 as revised through 5/15/2026.
Additionally, a connecting retaining wall is proposed perpendicular to the northern
lot line along the western (rear) lot line reaching a maximum height of ten feet across
a majority of the western lot line, stopping at the rear corner of the site just before
the “no build” setback line.

Lot 4 proposes a continuation of the new retaining wall on Lot 5 along its western
(rear) lot line that ranges from 7-8 feet in height, increasing from the southern end of
the retaining wall to the northern end of the wall. This new wall will connect to an
existing retaining wall along the western (rear) lot line that crosses into Lot 3, ranging
from 4.9 feet to 6.2 feet in height as depicted on the proposed site plan set titled, “Lot
40, 335, 351 Langley Road Newton Massachusetts” dated 1/15/2026 revised through
5/27/2026.

The proposed retaining walls on Lots 4 and 5 allow for increased utility of the rear
portion of the site. The tallest sections of the proposed retaining walls of eight (8)
and ten (10) feet on Lots 4 and 5 are located behind the principal dwellings and along
the rear lot lines, minimizing visual impacts from street view. The perpendicular
retaining wall located on the northern (side) lot line for Lot 5 is also set back from the
northern abutter by virtue of a no build restriction resulting in a setback of
approximately 22 feet between the retaining wall structure and the northern abutter
at 329-331 Langley Road. This side setback distance exceeds the required minimum
10-foot side setback distance for two-family dwellings on a post-1953 lot by over
double the required setback distance.
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The abutter to the rear of 335 Langley Road includes a recreational field for the Bowen
Elementary Public School with a tree buffer to Lots 4 and 5, respectively. Planning
notes the proximity of the proposed retaining walls over four feet in height to a public
use area, and that the petitioner will need to comply with Engineering’s site plan
review and safety criteria for retaining walls over four feet in height.

C. Landscaping

The petitioner was issued a Tree Permit on January 9, 2026, pertaining to tree mitigation.
A Landscape Plan has not been provided with this application. Planning recommends
the petitioner be aware of the requirements of their tree permit relative to the proposed
retaining wall construction at the rear of the site.

D. Land Use
If approved, the use will change from a vacant lot to a two-family residential use.
V. Interdepartmental Review:

e Engineering Review: The proposed project will be reviewed by the Engineering
Division prior to the issuance of a building permit for compliance with all applicable
City standards, should this project be approved.

VI.  PETITIONER’S RESPONSIBILITIES

The petition is considered complete at this time.

ATTACHMENTS:

Attachment A: Zoning Review Memorandum, dated April 7, 2026
Attachment B: DRAFT Council Order
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City of Newton
Department of Planning and Development
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Mayor (617) 796-1120 | newtonma.gov/planning Acting Director

ZONING REVIEW MEMORANDUM

Date: April 7, 2026
To: Anthony Ciccariello, Commissioner of Inspectional Services

From: Jane Santosuosso, Chief Zoning Code Official
Cat Kemmett, Chief Planner for Current Planning

Cc: Jay Derenzo, Applicant
Katie Whewell, Acting Director of Planning and Development
Jonah Temple, Deputy City Solicitor

RE: Request for a special permit to allow a retaining wall with 4 feet or more in height

Applicant: Jay Derenzo

Site: 335 Langley Road SBL: 65019 0052

Zoning: MR1 Lot Area: 20,092 square feet

Current use: Vacant Proposed use: Two-family dwelling
BACKGROUND:

The subject site is comprised of 20,092 square feet in the MR1 zoning district and is improved with a
single-family dwelling constructed in 1953. The petitioner purchased the property as well as the two
adjacent parcels at 351 and 0 Langley and intends to create five post-1953 compliant lots, each
improved with a by-right two-family dwelling. The petitioner seeks a special permit to construct a
retaining wall exceeding four feet in height on Lots 4 and 5.

The following review is based on plans and materials submitted to date as noted below.
e Zoning Review Application, prepared by Jay Derenzo, applicant, dated 2/13/2026
e  Erosion Control and Demolition Plan (existing conditions), signed and stamped by Christopher C Charlton,
surveyor, dated 12/10/2025
e  Site Plan, signed and stamped by Edmond Spruhan, engineer, and Christopher C Charlton, surveyor, dated
1/15/2026
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ADMINISTRATIVE DETERMINATIONS:
1. The property has a significant downward slope with a 16-foot drop from the front to the rear.
The petitioner proposes to construct retaining walls along the western side lot line of Lot 4, the
eastern side lot line of Lot 5, as well as a continuous wall spanning the rear property lines of both

lots. The walls reach a maximum height of 11 feet at the rear, exceeding the four foot height
maximum per section 5.4.2.B, requiring a special permit.

1. See “Zoning Relief Summary” below:

Zoning Relief Required

Ordinance Action Required

§5.4.2.B To allow a retaining wall 4 feet in height or greater S.P.per§7.33
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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 construction of retaining walls over four feet in
height as recommended by the Land Use Committee for the reasons given by the Committee,
through its Chair, Councilor Andrea Kelley:

FINDINGS:

1. The site is an appropriate location for the retaining walls over four feet in height
on Lots 4 and 5 as they allow for greater use of the rear portion of each of the
respective lots. (§7.3.3.C.1)

2. The retaining walls over four feet in height will not adversely affect the
neighborhood because the retaining walls with the highest elevations are located
at the rear of the property and are not readily visible from the street. (§7.3.3.C.2)

3. The retaining walls over four feet in height will not be a nuisance or serious hazard
to vehicles or pedestrians because they are located at the rear of Lots 4 and 5 and
the side of Lot 5 parallel to the northern (side) lot line and do not impact parking
or pedestrian traffic. (§7.3.3.C.3)

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

5. The lot presents challenging topography which limits the use of the property, such
that it could not be improved without the implementation of the retaining walls
over four feet in height to utilize the rear of the site. (§5.4.2.C.1)

6. The retaining walls over four feet in height will not adversely impact adjacent
property, the neighborhood, or the public as they are primarily located at the rear
of the property and the retaining wall setback to the northern side abutter is more
than double what would otherwise be required by right. (§5.4.2.C.2)

7. The retaining walls over four feet in height are the minimum structures necessary
to allow the subject property to be reasonably utilized and provide structural
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stability for the rear of the site to be fully utilized. (§5.4.2.C.3)

PETITION NUMBER:

PETITIONER:

LOCATION:

OWNER:

ADDRESS OF OWNER:

TO BE USED FOR:

RELIEF GRANTED:

ZONING:

#190-26
J Derenzo Properties, LLC

335 Langley Road, Ward 6, Newton, on land known as
Section 65 Block 19 Lot 52, containing approximately
21,092 sq. ft. of land, as subdivided on an ANR Plan titled,
“335 Langley Road Newton Massachusetts Approval Not
Required Plan” dated 11/26/2025, showing Lot 4 and 5,
with 11,117 square feet of land and 12,782 square feet of
land, respectively.

J Derenzo Properties, LLC

43 Charles Street
Needham, MA 02494

Two-family Dwelling
Special Permit per Section 7.3.3
e to allow retaining walls over four feet in height

(§5.4.2.B)

Multi-Residence 1

Approved, subject to the following conditions:

1. Al 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 Set titled “Lot 4 0, 355, 351 Langley Road Newton Massachusetts,”
prepared by Spruhan Engineering, P.C., signed and stamped by Edmond T. Spruhan,
P.E.., and Christopher C. Charlton, P.L.S., dated 1/15/2026 as revised through
5/27/2026, consisting of sheets 1-7.

b. Site Plan Set titled, “Lot 5 0, 355, 351 Langley Road Newton Massachusetts,”
prepared by Spruhan Engineering, P.C., signed and stamped by Edmond T. Spruhan,
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P.E.., and Christopher C. Charlton, P.L.S., dated 1/15/2026 as revised through
5/15/2026, consisting of sheets 1-7.

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. Filed with the City Clerk, the Commissioner of Inspectional Services, and the
Department of Planning and Development, a statement from the Engineering Division
approving the final site plan, including the details and specifications related to drainage.

c. 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.

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 a statement by professional land surveyor (or
professional engineer) and registered architect (or professional engineer) certifying
compliance with Condition #1.

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 a professional land surveyor or professional engineer, as applicable.

c. 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.
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