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BY ELECTRONIC MAIL   

 

Ms. Adrianna Henriquez Olmsted 

Zoning Board of Appeals 

Newton City Hall 

1000 Commonwealth Avenue 

Newton, MA 02459-1449 

 

Re:   Comprehensive Permit Decision #09-19/Dunstan East, LLC/32-34 Dunstan Street,  

 12 Kempton Place, 18 and 25 Kempton Place, 24 Kempton Place,  

 1149 and 1151 Washington Street, 1157 Washington Street, 1169 Washington Street,  

 1171 Washington Street, 1179 Washington Street, and 1185 Washington Street  

 

Dear Ms. Olmsted, 

 

 I am forwarding herewith a copy of my correspondence of even date to Chairman Lipsitt together with the exhibits referenced 

therein.  This correspondence has been transmitted electronically to Chairman Lipsitt and the other members of the panel, as well as to 

Planning Department and Law Department staff members, under separate cover. Hard copies of the same will be delivered to them on 

or before next Tuesday.  Hard copies of these materials will be delivered to you today at Newton City Hall together with a check in the 

amount of $5,200.00 representing the filing fee.   

 

 Please let me know if you have any questions or require anything further. 

 

        Sincerely, 

 

        Stephen J. Buchbinder  

 

        Stephen J. Buchbinder 
SJB/mer 

Attachments 

cc:  (By Email, w/out attachments) 

       Chairman Brooke Lipsitt 

       Ms. Barbara Huggins Carboni 

      Mr. Bill McLaughlin 

       Mr. Michael Rossi 

      Mr. Stuart Snyder 

      Mr. Treff Lafleche 

  

 Jonah Temple, Esquire 

       Jaclyn Zawada, Esquire  

 Mr.  Barney Heath 

      Ms. Jennifer Caira  

      Mr. Michael Gleba 

 

       Mr. Robert Korff 

       Mr. Damien Chaviano 

      Mr. David Roache 

       Mr. Scott Lombardi 

       Ms. Stephanie Moresco 
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          April 8, 2021 

 

BY ELECTRONIC MAIL AND BY HAND 

 

Brooke K. Lipsitt, Chairman 

Zoning Board of Appeals 

Newton City Hall 

1000 Commonwealth Avenue 

Newton, MA 02459 

 

 Re:  #09-19/Comprehensive Permit for Dunstan East, LLC Dated July 8, 2020 (the “Decision”) 

                      Request for Approval of Substantial Changes 

         

Dear Chairman Lipsitt, 

 

 Reference is made to the Decision issued to Dunstan East, LLC (the “Permit Holder”) which authorizes the 

construction of a mixed-use development known as “Dunstan East” containing three new buildings with 234 

residential units (59 of which are Affordable Units), 8,318 square feet of retail space, the maintenance of an 

approximately 8,222 square foot office building known as the Tennant Building located at 1149-1151 Washington 

Street, and 294 parking spaces. In February of 2021, the Zoning Board of Appeals approved a number of insubstantial 

changes to Buildings 1 and 2 which resulted in an increase of 4 units to 238 residential units, the addition of 2 parking 

spaces to 296 total parking spaces, and the reduction in retail space from 8,318 square feet to 5,821 square feet. An 

affiliate of the Permit Holder has recently acquired the adjacent SafeLite parcel at 1157 Washington Street (Tax Parcel 

31007 0029). Therefore, the Permit Holder hereby requests certain changes, which we believe to be substantial, to the 

footprint and design of Building 3. No changes are proposed to Buildings 1 and 2. 

 

Project Changes 

 

The parcel at 1157 Washington Street will be incorporated in the project site, increasing the lot area of the 

project.  The building on the 1157 Washington Street site and the Tennant Building at 1149-1151 Washington Street 

will be demolished, and the footprint of Building 3 will be expanded onto the 1157 and 1149-1151 Washington Street 

parcels. As a result, the residential square footage will increase by 71,485 gross square feet. A partial sixth story to 

Building 3 has been added along Washington Street. The height of Building 3 will remain below the height of 81.10 

feet authorized in the Decision. The residential unit count for Building 3 has increased by 64 units, from 68 units to 

132, resulting in a total residential unit count for the project of 302 units. The unit mix has changed as outlined in the 

Affordable Housing Matrix. Please note that residential units have been added to level P1 facing the Cheesecake 

Brook. 

 

Parking Changes 

 

42 parking spaces have been added to the project, bringing total site parking to 338.  38 of the new spaces are 

located in the Building 3 garage, increasing the number of parking spaces in the Building 3 garage from 32 spaces to 

70 spaces. The approved project included 5 parking spaces behind the Tennant office building which have been 

eliminated, and there are now 16 spaces on Kempton Place. The parking ratio of 1 parking space per residential unit 
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will continue to be provided throughout the development, along with 36 commercial and residential guest parking 

spaces.  

 

Building 3 Design Changes 

 

Building 3’s lobby has shifted from Kempton Place to Washington Street. Similarly, the residential amenity 

area has shifted from Level P1 along Cheesecake Brook to Washington Street. The outdoor courtyard area for building 

residents has expanded.  

 

For your reference and review, I am including the following documents.  

 

Exhibit A:  Comprehensive Permit #09-19. 

Exhibit B:  Architectural Plans prepared by Elkus Manfredi dated 04/08/21 consisting of twelve (12) sheets.  

Exhibit C:  Civil Engineering Plans prepared by VHB dated 04/08/21 consisting of fourteen (14) sheets. 

Exhibit D:  Landscape Plans prepared by Halvorson Studio dated 04/08/21 consisting of two (2) sheets.  

Exhibit E:  Rendered Site Plan prepared by Halvorson Studio, undated. 

Exhibit F:  Photometric Plan prepared by Reflex Lighting dated 04/01/21. 

Exbibit G:  Updated Traffic Impact and Access Study prepared by VHB dated April, 2021. 

Exhibit H:  Revised Sustainability Report dated 04/07/21 prepared by New Ecology. 

Exhibit I:   Redlined Waiver List. 

Exhibit J:   Commercial Parking Calculation.   

Exhibit K:  Affordable Housing Matrix. 

 

Dimensional Waivers 

 The enclosed redlined waiver list contains modifications to the relief which was previously granted in the 

Decision, as modified by the insubstantial change approval. The areas where new relief is needed are highlighted 

below: 

Dimension Required Current Proposed 

Lot Area Per 

Unit: 

1,200 sf minimum 580 

(238 units) 

517 sf  

(302 units) 

Front Setback: 5 ft minimum1 2.2 ft 0.2 ft 

FAR: 2.0 maximum  2.07 2.33 

 

Parking Waivers 

 In terms of the 38 new parking spaces in Building 3, the same type of dimensional relief that has already been 

granted in the Decision (i.e., stall width, aisle width, end aisle maneuvering space, and the like) is requested, including 

Sections 5.1.3.E, 5.1.4.A, 5.1.8.B1 and B2, 5.1.B.6, and 5.1.8.C.1 and C2. We note that the parking waiver has 

changed by virtue of the added units and parking stalls, along with the elimination of the office space in the Tennant 

Building.  A revised commercial parking calculation is enclosed. 

Non-Parking Waivers 

We would also anticipate that the Infiltration and Inflow calculation will change as a result of these changes. 

 
1 Based on Average Setback as described in Section 1.5.3 and Section 4.1.3 of the Newton Zoning Ordinance. 
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Please let me know if you have any questions in connection with the foregoing. 

 Very truly yours,   

        Stephen J. Buchbinder 
 

        Stephen J. Buchbinder 

 
SJB/mer 

Enclosures 

 

cc:  (By Email, w/enclosures, with hard copies to follow) 

       Ms. Barbara Huggins Carboni 

 Mr. William McLaughlin 

 Mr. Michael Rossi 

 Mr. Stuart Snyder 

 Mr. Treff Lafleche 
       Ms. Adrianna Henriquez Olmsted, Board Clerk 

 

      Jonah Temple, Assistant City Solicitor 

       Jaclyn Zawada, Assistant City Solicitor 

       Mr. Barney Heath, Director Planning and Development 

       Mr. Michael Gleba, Senior Planner 

        

 (By Email, w/out enclosures) 

       Mr. Robert Korff 

       Mr. Damien Chaviano 

       Mr. David Roache 

 Mr. Scott Lombardi 

 Ms. Stephanie Moresco 
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