Land Use Committee Report

City of Newton
In City Council

Tuesday, March 24, 2020

Present: Councilors Lipof (Chair), Kelley, Greenberg, Auchincloss, Markiewicz, Downs, Bowman, Laredo
Also Present: Councilors Ciccone, Albright, Gentile, Crossley, Krintzman, Wright, Humphrey

City Staff Present: Chief Planner Neil Cronin, Associate City Solicitor Jonah Temple, Director of Planning
& Development Barney Heath, Deputy Director of Planning and Development Jennifer Caira

All  Special Permit Plans, Plan Memoranda and Application Materials can be found at
http://www.newtonma.gov/gov/aldermen/special permits/current special permits.asp. Presentations
for each project can be found at the end of this report.

#25-20 Special Permit Petition to allow marijuana retailer at 1158 Beacon Street
UNION TWIST, INC. petition for a SPECIAL PERMIT/SITE PLAN APPROVAL to allow a retail
marijuana establishment, to waive the minimum driveway width for two-way traffic, to
waive perimeter screening requirements and to waive lighting requirements at 1158
Beacon Street, Ward 6, Newton Highlands, on land known as Section 54 Block 22 Lot 49A,
containing approximately 20,443 sq. ft. of space in a district zoned BUSINESS USE 2. Ref:
Sec.7.3.3,7.4,6.10.3.D,4.4.1,5.1.10, 5.1.13, 5.1.8.D.1, 5.1.9.A of the City of Newton Rev
Zoning Ord, 2017.

Action: Land Use Held 8-0; Public Hearing Continued

Note: Attorney Michael Ross, Prince Lobel, Boston, MA, represented the petitioner Union Twist,
Inc. Atty. Ross noted that the petitioner is seeking an agreement with an abutting property relative to an
easement which would eliminate the need for drive aisle width relief. He stated that if an easement is
granted, the petitioner will submit an amended application and provide updates to the Committee at that
time. With that, Councilor Downs motioned to hold the item which carried unanimously.

#26-20 Request to Rezone Approximately 4.4 acres to MU-3 to Create a Contiguous MU-3 Zone
MD 399 GROVE OWNER, LLC/RAMIREZ CONCORD, LLC/BH NORMANDY RIVERSIDE,
LLC/MASSACHUSETTS BAY TRANSPORTATION AUTHORITY petition for a change of zone to
Mixed Use 3/Transit Oriented District for portions of land located at 355 Grove Street
(currently zoned BU-2) and 399 Grove Street (currently zoned BU-5), also identified as
Section 42, Block 11, Lots 3, 4, and 4A, abutting the existing MU-3 Zone.

Action: Land Use Held 8-0; Public Hearing Continued

#27-20 Petition to allow Mixed Use Transit Oriented Development at Riverside Station


http://www.newtonma.gov/gov/aldermen/special_permits/current_special_permits.asp

Action:

Note:
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MD 399 GROVE OWNER, LLC/RAMIREZ CONCORD, LLC/BH NORMANDY RIVERSIDE,
LLC/MASSACHUSETTS BAY TRANSPORTATION AUTHORITY petition for SPECIAL
PERMIT/SITE PLAN APPROVAL to construct a mixed use, transit-oriented development of
residential units, office, retail, personal services, restaurant, hotel, and related commercial
uses not to exceed 1,025,000 square feet of gross floor area, with residential uses
comprising not less than 60% of the total gross floor area with a residential density of not
less than 800 square feet per unit with not less than 560 units nor more than 620 units
with special permit relief and/or waivers as follows: as to dimensional standards, a
development of more than 20,000 square feet of gross floor area, building height of up to
170 feet, buildings up to 11 stories, Floor Area Ratio of up to 2.5, beneficial open space of
not less than 15%, increase of height of certain buildings with the Grove Street Area
Corridor (to the extent necessary), and reduction in setback from Grove Street for certain
buildings within the Grove Street Corridor Area (to the extent necessary); as to design
standards, waiver of the sustainable development design standards and placement of a
retaining wall greater than 4 feet in height located in a setback; as to uses, for-profit
educational use, retail sales of over 5,000 square feet, restaurant with more than 5,000
square feet of gross floor area, personal service use of over 5,000 square feet, place of
amusement, health club on ground floor, animal services, hotel, bank up to and over 5,000
square feet, theatre/hall, laboratory/research facility, parking facility, accessory, multi-
level, parking facility, non-accessory, single level; as to parking, reduction of the residential
parking requirement to 1.25 stalls per unit, reduction of the overall commercial parking
requirement by 1/3, and waiver of parking stalls not to exceed 685 stalls, above and
beyond the reductions specified above; as to parking facilities, waivers of the parking stall
dimension requirements, the end stall maneuvering space requirements, the driveway
entrance and exit requirements, the 5% interior landscaping requirements, the interior
planting area requirements, the tree requirements, the bumper overhang requirements,
the one-foot candle lighting requirement, the parking stall striping requirements (to the
extent necessary), the curbing, wheel stop, guard rail, or bollard requirements, and the
number of off-street loading facilities requirements; and as to signage, waiver of the
number, size, type, location, and design requirements, all at 355 and 399 GROVE STREET
on land known as Section 42, Block 11, Lots 3, 4 and 4A, containing approximately 13.05
acres of land in districts zoned Mixed Use 3 Transit Oriented (MU3), BU2 (a portion to be
rezoned to MU3), BU5 (to be rezoned to MU3). Ref:Sec. 4.2.2.B.1, 4.2.2.B.3,4.2.3,4.2.4,
42.4.A4,4248B3,424.G.2,44.1,5.1.4,5.1.4A,5.1.4.C,5.1.8.B.1,5.1.8.B.2, 5.1.8.B.4,
5.1.8.B.6, 5.1.8.0.1, 5.1.8.D.2, 5.1.9.B.1, 5.1.9.B.2, 5.1.9.B.3, 5.1.9.B.4, 5.1.10.A.1,
5.1.10.B.3, 5.1.10.B.5, 5.1.12, 5.1.12.B.4, 5.1.13, 5.2, 5.2.13, 5.4.2.B, 5.12, 6.4.29.C.5,
7.3.3, 7.3.5, 7.4 of the City of Newton Revised Zoning Ordinance, 2017. Additionally, as to
infiltration and inflow mitigation, an abatement of the infiltration/inflow mitigation fee
pursuant to Section 29-170 of the City of Newton Revised Zoning Ordinance, 2017.
Land Use Held 8-0; Public Hearing Continued

Attorney Steve Buchbinder, offices of Schlesinger and Buchbinder, 1200 Walnut Street,

represented the petitioner. Mark Development Principal Damian Chaviano and Speck & Associates City
Planner Jeff Speck presented updates to the Committee on changes to the site plan and the Design
Guidelines that would govern the proposed development design. Their presentation is attached to the
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end of this report. Updates to the petition include the reallocation of space within the project for a lab/life

science building and a change in the unit count/mix (comparison shown attached) to create larger two-

bedroom units. At a prior public hearing, questions were raised relative to the plan to have garage roofs

“solar ready” rather than installed with solar facilities. Mr. Chaviano explained that under the original

proposal, half of the garage would be under the control of the petitioner and half of the garage would be

under the control of the MBTA. He noted that at this time, it is anticipated that the MBTA will own the

entire garage. Mr. Chaviano stated that discussions with the MBTA relative to the installation of solar
canopies on the garage are ongoing.

Mr. Chaviano noted that the petitioner has committed to building at least 3 buildings in the proposed
development according to Passive House design standards. Other buildings in the development will use
passive house principles and the petitioner has committed to electrification for the residential component
of the project. Mr. Chaviano explained that the passive house design standards and principles will
influence the design guidelines (i.e. lack of angulation, reduction in window to wall ratios, window design,
sunshade elements, etc.). He noted that is expected that the design guidelines are drafted in a way which
attains the desired design without precluding the ability to move forward with Passive House.

Mr. Speck presented details of the design guidelines in the context of the site plan. The site plan with
numbers to identify each building is shown below:
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The proposed development includes open spaces including a transit square/transit green (plaza and green
space), an amphitheater green and a hotel square. It was noted that the bike storage facility has been
moved back from the transit square closer to the train, and a ramp for accessibility has been incorporated
for access to the train. Mr. Speck noted that these changes have resulted in pushing buildings 6 and 7
approximately 6’ further back into the site. The design features a garage in buildings 9 and 10 which will
be lined with a residential wrapper. The residential portion of the building will shield the view of the
garage and the garage will shield the rail yard from view.
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Mr. Speck explained that within the development the design and facades vary according to their
prominence within the development. He noted that some facades will be viewed frontally, others will be
viewed only in perspective (primary vs secondary facades) and some locations (i.e. adjacent to the rail
yard) will be viewed in limited capacity (tertiary facades). The map shown in the attached presentation
shows the facades which principally surround public places versus facades which will typically be viewed
more statically, from a distance/as pedestrians walk through the site. An example is for buildings 5 and 6
which are long buildings but cannot be seen all at once. Mr. Speck noted that the facades used on the
different buildings include desire lines, which create the illusion of several buildings. He stated that the
use of desire lines in critical locations can be an effective technique, but overuse can create a
disconnected, busy appearance. The proposed plan includes design lines where appropriate as well as
facades that are like row houses and/or similar and repetitive. Mr. Speck provided an overview of each
of the proposed buildings (shown below).

1. Tall Office Building — tallest building on the site, most modern, visible from the highway, meets
the street along the Hotel Square

2. Hotel Building - imagined as early 20t century industrial loft, quiet building

3. Visible apartment building - wraps around the edge, series of townhomes, with varied and
separate entrances and private front lawns

4. Residential building - amenity deck in the back and a small fence

5. Important vista termination - Receives a view from the principal southern entry of the site.
Includes stoops, amenity space on the northern side, few feet from main street. This space will be
semi-public space that encourages interaction.

6. Pavilion like quality - repetitive building with similar, repeating facades. Retail on the ground floor
(northern half)

7. Broken up to appear like three separate buildings.

8. Apartment building - Calm and quiet, repetitive facade, loft building,

9.&10. Apartment/Garage - Hallway between the residences and the parking structure. Looks like 4

different buildings, ground floor supermarket

Atty. Steve Buchbinder noted that the MU3 and PMBD are the only zones that require approval of a
comprehensive sign package through the special permit process. He noted that as no tenants have been
selected, tenant needs are uncertain, and the petitioner is requesting more than may be necessary in
order to accommodate future tenants. Mr. Chaviano presented details of the sign package which includes
signs for wayfinding, building identification and commercial & retail tenant signs.

Wayfinding Signs and Site Signage — important for public transit, vehicles, pedestrians and users of the
MBTA (used to show occupancy rates, updated schedules, etc.). These signs will be vehicular pylons, 18-
20 pedestrian pylons located throughout the site, 3-4 directory kiosks and pole mounted signage. The
petitioner also proposes a comprehensive signage package for wayfinding associated with the upgrades
to the Charles River. Mr. Chaviano noted that the petitioners sign package does not include the MBTA
signage or their wayfinding programs.

Building Identification Signage (upper locations of the buildings) — used to identify buildings and
residences. There will be 4 types of building sings: buildings that face the highway (up to 350 sqg. ft.),
exterior identification sign (up to 300 sqg. ft.), a 100 sq. ft. sign (entrance identification) and signs for
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parking garage/residences, flag mounted/blade signs/perpendicular signs. Examples of each sign can be
seen in the attached presentation.

The retail tenants and internal signs will be governed by the existing ordinance.

Chief Planner Neil Cronin explained that the Design Guidelines are intended to ensure that the City’s
standards for high quality design are achieved while affording the architect the opportunity to design the
project. He stated that the proposed design guidelines include principles that identify how the buildings
relate to the surrounding context, how they relate to the public realm and how they relate to each other.
The guidelines prioritize focal points within the development, featuring high quality details, materials and
areas. Mr. Cronin noted that the sustainability goals of the development will supersede the design goals.
The City engaged Form and Place, Newton Highlands to conduct a peer review of the proposed Design
Guidelines. Principal Michael Wang presented a review of the Design Guidelines. He noted that the peer
review team has met with City staff and the development team to discuss the approach. Mr. Wang
expressed support for the consolidation of parking into one building, pulling back the buildings from the
hotel green area, the division of buildings 3 and 4 (and creation of a pedestrian connection through these
buildings), the transit green improvements, the incorporation of passive house design and the goals
presented with regard to LEED certifiability. Mr. Wang encouraged the petitioner to attain LEED for
neighborhood development. Mr. Wang explained that the petitioner is expected to create an evaluation
template that identifies how they are meeting each of the design criteria with references to the specific
drawings where these details can be found. He noted that this evaluation step will happen prior to
issuance of a building permit and will be reviewed by way of a consistency ruling. Mr. Wang’s presentation
is shown attached.

Liz Mirabile, spoke on behalf of the Lower Falls Improvements Association. Ms. Mirabile noted that the
development sits on scenic Grove Street and it is the preference of the neighborhood that the
neighborhood aesthetic and greenery is maintained. Ms. Mirabile stated that the Design Guidelines as
proposed by the petitioner are largely unobjectionable. She expressed concern however relative to the
lack of specific designs or architectural details for any of the buildings, noting that the ambiguity does not
seem to preclude any specific designs. She expressed support for the establishment of a public process
by which members of the public have an opportunity to provide feedback on the design of the
development, as it progresses. She suggested that the developer should present plans for each building
to a meeting with members of the community, and the Planning Department, with photorealistic
renderings, prior to applying for a building permit, in order to show what the buildings, signs and plantings
will look like. Ms. Mirabile made specific suggestions for buildings/area as shown below.

Buildings 5 and 6 should have a primary facade as the entire buildings will be visible from Woodland Golf
course. She expressed support for arches, balconies and repetitive character.

Signage — generally would like the lighting to be minimized, halo or indirect light. No neon lights and lights
off from 11pm — 7am except for residential and hotel buildings. Ms. Mirabile was supportive of no
sandwich boards/free standing signs and requested the prohibition of glowing/interior lit,
flashing/blinking signs. She suggested that the signs should be limited to 100 sq. ft. and their placement
on the site should be specified on the renderings. Wayfinding signs should be unobtrusive and low-key at
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the roundabout. Signage should clearly indicate no left turn into the site from Grove Street, no
neighborhood parking and restricted delivery vehicles on Grove Street.

Prohibit mechanical structures on the roof.
She asked that upon approval of the permit the neighborhood should be able to look at specific proposals
to provide ongoing feedback. She suggested that creation of a liaison committee may be an effective way

to review updates to the design.

Phillip Plottel, Chair of the Economic Development Commission, expressed support for the change on site
to incorporate a life science ready commercial building, noting that it is a tremendous community benefit.

Councilor Questions and Comments

Q: Why are there no interesting roof lines? Will we see more details in the future?
A: Much of the roof line will be for shielding mechanical equipment. That’s driving the roof lines.

Q: Is it anticipated that roadway will have a two-way bike lane, separated by a barrier, then a walkway,
then a building?
A: Yes.

Q: We have been told that attaining full electrification is very difficult. How is it possible that this project
can go all electric with domestic hot water for large residential buildings?

Q: Can you provide examples of the stoops that will be used?
Q: Can you point to specific examples where similar amphitheater spaces exist?

C: The proposed green space in the middle of the roundabout. This space may not be safe for people to
congregate.

Committee members expressed concern relative to the lack of prescription in the design guidelines. It
was noted that while the Council will approve general footprints, the special permit will not include design
requirements and the constructed buildings may be radically different than what has been proposed. Mr.
Cronin explained that anything relative to the site plan (building locations, footprints, driveway locations)
would be locked in upon approval of the special permit. He noted that the petitioner would be required
to submit plans consistent with the design guidelines for review by Planning Department staff, the Urban
Design Commission, the Commissioner of Inspectional Services and the Land Use Committee via the
consistency ruling process. If it is determined that the plans are not consistent with the design guidelines,
the petitioner will have to amend the plans or amend the special permit. Councilors expressed support
for clearly defining what changes are considered minor and can be modified by Planning/ISD and which
will be sent to the Land Use Committee. It was suggested that the Northland Council order may be a good
model for defining changes. Mr. Cronin noted that the Design Guidelines are still in draft form and will
continue to be refined. He stated that the proposed Design Guidelines are more prescriptive in some
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respects than Northland’s. Councilor’s understood the need to allow flexibility in the design guidelines so
that the design can evolve organically as the project is constructed.

In response to questions raised by the Committee, Mr. Speck explained that the space between the
garage and the apartments will be the hallway used to provide access to the residences within the
building. Councilors expressed support for the comments made during the LFIA presentation. The
Committee asked the petitioner to consider ways to break up the facade of building 6. The Committee
expressed support for solar on the garage rood, stoops, and varied facades. The Committee asked the
petitioner to consider reevaluating the facade of building 3 as well as the elimination of the slip lane on
Grove Street headed towards Route 128. It was noted that the ground lease with the MBTA is being
modified and the City does not have a sense of what the MBTA has agreed to at this time. Atty.
Buchbinder confirmed that the petitioner is working to respond to Councilor questions. With that,
Councilor Markiewicz motioned to hold the items which carried unanimously. The Committee adjourned
at 10:00 pm.

Respectfully Submitted,

Richard Lipof, Chair
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