Zoning & Planning Committee
Report

City of Newton
In City Council

Thursday, July 9, 2020

Present: Councilors Crossley (Chair), Danberg, Albright, Krintzman, Ryan, Leary, Wright, and
Baker
Also Present: Councilors Malakie, Laredo, Downs, Kelley, Bowman, and Greenberg

Planning & Development Board: Peter Doeringer (Chair), Kevin McCormick, Sonia Parisca,
Jennifer Molinsky, and Sudha Maheshwari

City Staff: Barney heath, Director of Planning & Development; Zachery LeMel, Chief of Long-
Range Planning; Gabriel Holbrow, Community Engagement Specialist; Cat Kemmett, Associate
Planner; Nathan Giacalone, Committee Clerk

#88-20 Discussion and review relative to the draft Zoning Ordinance
DIRECTOR OF PLANNING requesting review, discussion, and direction relative to
the draft Zoning Ordinance.

Action: Zoning and Planning Held 8-0

Notes: The Chair introduced the item and stated that the discussion would focus on input
from and discussion with four local building professionals being consulted on the zoning redesign
process.

Architect Mark Sangiolo presented two of his projects designed under the current ordinance to
demonstrate what would be the effects of the proposed zoning ordinance. His presentation is
attached to this report.

35 Fairlee Road: This property is currently under renovation. The house sits on an SR2 lot which
would be zoned R2 under the proposed zoning. Mr. Sangiolo presented the floor plan of the
existing home, showing portions to be demolished. A site plan of the project as approved at
2,879 sq. ft. shows additions to be constructed within the current setbacks which therefore
require no special permit. A second site plan showed how the house would have to be modified
to comply with the proposed zoning, which he believes could only consist of three separate
additions and total 1,998 square feet.
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659 Chestnut Street: As built, the house is 2,724 square feet. Under the proposed zoning that

allows adding components, Mr. Sangiolo would have been able to design for up to 2,753 square

feet, though he believes he would have been unable to connect all parts of the additions due to
the proposed larger setback restrictions.

Councilor questions and comments (Note: answers are provided by the presenter)

Q: If you were to have started these projects under the proposed ordinance, could you have
made them viable?

A: These projects could have been made viable, but they are better under the current ordinance.
For example, the project at 659 Chestnut Street would not have been able to fit the addition
within the proposed larger setbacks as one piece, requiring it to be split into two. The component
zoning does not work well with rear additions on irregular lots. These lots may sometimes require
a variance under the proposed ordinance.

Q: Do you think that the footprint limitation is too severe, or do you think that the component
descriptions need to be modified?

A: Overall the footprint language is satisfactory. However, the lot coverage language can be
problematic as it includes driveways. Properties that require driveways into the rear of the lot
use up much of the lot coverage allowance. The component language is also good overall as its
approach to have a dominant mass with features cascading off gives architects flexibility.
However, it needs to allow more flexibility on the rear and sides of the building. It should focus
the most on the front and one side and allow the other side to connect with rear components.

Q: You said that your original design was more graceful and set forth better with improved flow
through the house. In this case, if the components were written differently, could they have
worked for you?

A: Yes, it could have worked but it would be more difficult to design.

Q: If you had your choice, would you have used the proposed code or the current code for these
projects?

A: The current code is preferable because it lacks the 30-foot rear setback requirement. The
proposed code does not apply well to irregular lots such as 35 Fairlee Road.

Q: Should going beyond the 30-foot rear setback be allowed by special permit or should the code
just be changed?

A: If the goal is to eliminate the special permit, increasing the setback from 15 to 30 feet is too
much. In this case, a better option would be 20 or 25 feet.

Q: Is it correct that side and rear component additions can be two thirds of the house?
A: Yes. According to Mr. LeMel, the standards have not been created yet, but architects have
been given template codes. These are measured by length, not square footage.
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Q: Rooms do not normally have the trapezoid shape shown at 35 Fairlee in order to meet the

proposed 30-foot setback requirement. This condition could make a hardship for people who

want to expand the rear of their house. In this circumstance, how could it have worked? Is there
a better setback than 30 feet?

A: Additions could be made on other sections than the rear of the house or the setback could be

made closer to 20 feet.

Q: If the setback is about halfway between 15 feet and 30 feet as suggested, how big could a
house with the maximum footprint get as building components are added to it?

A: The result would be close to the total square footage of the final project on 659 Chestnut
Street. The result was a one-story addition, though this could have been made into a two-story
space if the setback required it.

C: The Committee needs to understand the impact of all the elements and to have a better idea
of how these setback changes could impact the density of lots in Newton.

Q: What would be the basic size house that could be built on this lot by-right?
A: Mr. LeMel answered that based on the lot and house type this size would be 1,400 square
feet.

Q: What would the square footage of the components be?
A: Mr. LeMel said that there is no constant number, rather it is a formula based on a percentage
of the floor area of a house.

Q: If you were a developer and operating with the proposed code and you were able to build a
two or three family house on 35 Fairlee Road by-right, would you have done so?
A: Yes.

Q: Do you think the proposed system of building types and components is a simpler way of
controlling building mass than the FAR system?

A: Currently it is not. However, there are aspects of the proposed code which improve upon the
current FAR system (i.e. roof guidelines).

Residential developer Dan Powdermaker introduced himself as a longtime Newton resident and
business owner within the city. He stated that most of his customers are families moving into
Newton, often for the schools. He does not do teardowns or seek special permits and instead
focuses on restorations of existing structures that he can do by right. He showed two of his
projects, noting that each property was run down and explained that his design focused on
improving the house to attract families. His presentation is attached to this report.

12 Irvington Street: Mr. Powdermaker stated that the house is approximately 100 years old and
it had not been updated since the 1960s. For this project, Mr. Powdermaker tore down a free-
standing garage and an old open side-porch. He constructed an attached garage connected by a
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mudroom. The back of the house was pushed out to increase the size of the kitchen and the

porch was also rebuilt. Mr. Powdermaker noted that this project worked well under the current

zoning. He noted that under the proposed ordinance, the building would not have complied with

lot coverage and side setbacks. He explained that if he reoriented the garage to be side facing to

remain within the proposed setbacks, it would have taken up too much space on the lot in the
backyard.

63 Bowdoin Street: Mr. Powdermaker stated that this was another house he refurbished on an
irregular lot. In addition to extensive work inside the house, two rear-sheds were torn down
which allowed him to attach a garage with rooms above and to shorten the driveway. Mr.
Powdermaker said that under the proposed ordinance, the irregularity of the lot would mean
that the rear garage would have to be made side facing, which would take up too much backyard
and lot coverage. If the proposed zoning ordinance prevented the construction of a two-car
garage, this would have reduced the value of the house. He stated that under the proposed
zoning, this house would likely have been subject to a teardown.

Councilor Questions and Comments (Note: answers are provided by the presenter)

Q: Would a one car garage have killed the deal at 63 Bowdoin Street?

A: This probably would not have killed the deal because the house is near enough to an MBTA
stop, but it would have decreased the value as typically when potential buyers are looking to
spend large amount of money on a house, they want a two-car garage.

Q: On 12 Irvington Street, why did you tear down the existing rear garage only to build another
rear garage?

A: The rebuilt garage is connected to the house with a mudroom behind a side-porch. To pull
the garage forward at all would have conflicted with the porch and would have made a two-car
garage impossible.

Q: Why would the proposed side-setback rule have hurt each project?

A: Both properties are currently zoned SR2 and the side setback is 7.5 feet, the proposed setback
is 12.5 feet. The project at 12 Irvington Street would still be possible, though the garage would
have to be placed in the rear of the house which would have added on more driveway and
decreased the backyard space. The project at 63 Bowdoin Street would not have been possible
(as designed) due to the irregular lot.

Q: How often do architects need to address irregular lots in Newton?
A: These lots are more common in the older areas of the city such as Newton Highlands and
Newtonville.

Q: Since both properties are close to public transit stops, if the zoning code allowed you to
convert them into multi-family housing, would you have done so?

A: Maybe not on 12 Irvington Street, but 63 Bowdoin Street would be a strong possibility. There
is a smaller demand for multimillion-dollar homes than there is for townhouses and other more
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affordable options. While there are some residents who do not want greater density, overall
there is a greater push for more density.

Q: Have you ever needed to apply for a special permit?
A: Only once on a project during the early 2000s. The process was abandoned as architectural
fees, legal fees, and delay costs piled up due to the special permit process to the tune of $75,000.

Architect Jay Walter said his work is primarily additions, alterations, and restorations of older
homes, mostly in Newton. Mr. Walter rarely does new construction and avoids teardowns. He
focused his presentation on alternate lot and building configurations. Mr. Walter said that
accessory dwelling units (ADUs) are increasingly popular across the country; one reason is that
they allow multi-generational living while maintaining privacy. ADUs are a way to maintain
neighborhood scale and character while increasing the amount of housing at the same time.
There were few accessory apartments built before the Council amended the ordinance in 2017.
Since then, the rate of constructing ADUs has been increasing. Mr. Walter said that he believes
the ADU rules in Newton are still too restrictive, particularly by limiting the maximum size of the
ADU, presenting an obstacle to achieving the stated housing goals. He provided examples of how
the current rules have made his projects more difficult. Existing accessory buildings present
another opportunity to provide additional housing and maintain neighborhood character at the
same time.

Mr. Walter also spoke about multi-unit conversions of existing houses. Like the accessory
apartment, he said that these are a way to both increase housing stock and maintain
neighborhood character. In the current proposal, multi-unit conversions would only be allowed
in Type A houses.

Mr. Walter recommended the following changes for the proposed ordinance:

e Remove ADU area limitations-it should not matter how the building is internally divided
provided the primary residence takes up at least 51% of space.

e Remove other unnecessary ADU restrictions-these include the principle dwelling must
have been constructed at least 4 years prior, the owner needing to annually file a
compliance certificate, and exterior architectural integrity requirements.

e Allow Multi-Unit conversions in Type B and D houses

e Allow multi-unit conversions by-right and remove the need for a special permit

e Reduce the RU factor to reduce the incentive for teardowns

e (Clarify the parking requirements

Councilor Questions and Comments (Note: answers are provided by the presenter)
C: It will be a good idea to allow more accessory apartments as they are proven to increase the
quality of life for seniors.

Q: What is the difference between adding on a large accessory apartment and converting a home
into a two-family house?
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A: The biggest difference is that the owner must occupy one of the units in a house having an
accessory apartment. This is not required in a multi-family house.

C: If multi-family homes are allowed according to the distances shown (from all existing public
transit stops) in the Planning Department transit maps, then multi-family will be allowed by-right
in about 83 percent of the city (about half of these areas are already zoned MR1 and MR2,
allowing two units by right). This will mean accessory apartments will only realistically be needed
in the remaining 17 percent.

(Follow up note: Currently an accessory apartment is allowed in one unit of a two-unit home in a
multi residence district)

Q: Is there anything else you would change in the RU factor? Will nonconforming structures be
a problem in the proposed zoning?

A: A sliding scale for RU’s might be appropriate for the various building types. As for
nonconformities, the projects presented tonight show that the proposed ordinance may in fact
add more nonconformity to the City. But eliminating the lot size requirements eliminate many
nonconformities around the city.

Q: Regarding existing carriage houses, you say they should be grandfathered for conversion. For
new construction, should there be a square foot limitation?
A: The existing accessory structure limitations are appropriate.

C: Itisimportant that the committee fully understand the collective impact of its actions changing
the ordinance before making a decision on these rules based on a few situations.

Architect Peter Sachs then presented his opinion, focusing on why nonconformity is not a bad
thing for Newton. Mr. Sachs said that he believes nonconformity can be a good thing as it often
leads to the special permit process, which he believes works well. He also said that based on the
other presentations given before him, the draft ordinance appears to create more
nonconformity. Mr. Sachs attributed this to both a.) increasing setbacks and b.) the inclusion of
driveways in lot coverage calculations. After speaking with multiple real estate attorneys, Mr.
Sachs stated that he does not believe that increased nonconformity is necessarily unlawful. He
used the example of the “snout house” (garages forward of and more prominent than the main
house) to describe why the special permit process is necessary. In his example, he said that the
special permit provides an easy and flexible way for the city to deter these constructions rather
than a more prescriptive process which bars other types of construction. Elaborating further, he
noted that the special permit process brings the community and others from the Planning
Department together to create the best projects possible.

C: The conversations so far have missed the cases of small lots with big houses. Developers will
often come to these lots and build as much as they can right up to the setbacks and overtake the
scale of the surrounding neighborhood, threatening the physical character of the area.
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Q: What does a special permit cost the client? Is the special permit appropriate for smaller

projects?

A: The special permit will typically cost about $3,000, but this is well worth it since it usually

allows the homeowner to get exactly the house that they want. The special permit is appropriate

for smaller projects, though the process for these could be improved. One possibility could be

through an appointed body from the City Council outside of the Land Use Committee dedicated
to the simple special permit applications.

Q: What are some other suggestions to improve the special permit process?
A: One thing would be to educate residents on what they can do to improve relationships with
their neighbors, making the special permit process easier for everyone involved.

Q: It has long been stated that one of the main goals of Zoning Redesign was to reduce
nonconformities in Newton. These presentations have shown that through the new setbacks it
will create new nonconformities. Is there a sense for how much nonconformity it will create?
A: Mr. LeMel said that the specific numbers for this are in the build-out analysis. If new
nonconformities are resulting, then they are happening for a reason. This reason is often that
the new nonconformity helps to achieve the stated goals. Existing structures are unaffected, and
it would only become a factor in the case of new construction. While reducing nonconformities
has always been a goal, it was never the main goal so its ok to create more nonconformities if
the ordinance moves closer to achieving the main goals.

C: A month ago, the Committee reasserted its primary goals for zoning redesign, and while
reducing nonconformities is an objective, it is not a primary goal like achieving greater
sustainability or facilitating increased housing diversity. If reducing nonconformities gets in the
way of the larger goals, then choices need to be made.

C: Reducing nonconformities should not be the main issue in zoning redesign when there are so
many more important ones and even some advantages to nonconformities. These advantages
include greater diversity and variety of style. Rather than reducing nonconformities, the issues
most brought up by constituents are housing diversity, affordability, and sustainability.

With no more questions or comments, Mr. LeMel gave an overview for the July 16" ZAP meeting.

He said that this meeting will mirror the one from tonight as it will have more input from
architects and builders. The Committee held item #88-20 unanimously.

The meeting adjourned at 10:01PM.

Respectfully Submitted,

Deborah J. Crossley, Chair
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35 FAIRLEE ROAD, SR2-R2

EXISITNG HOUSE PRE-RENOVATION & ADDITIONS

PROPOSED RENOVATIONS & ADDITIONS
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659 CHESTNUT STREET
SR2, R1
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/AP Hearing, July 9, 2020 e
Dan Powdermaker

Moved to Newton in 1967 for the schools
Brother has a small residential construction company
Restored, rehabbed, and expanded a number of properties over the last 20 years
- new systems
- modern amenities: closets, bathrooms, family rooms, big kitchens, garage parking
Single, two and three family, conversions of singles to two families

No tear-downs

No special permits
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Proposed attached
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Proposed 1/story additon

across the rear

Exisitng 1/story wing ——
o be removed

IRVINGTON

_ Exisitng one story

porch to be removed

- Proposed two story

addition

12 Irvington Street, Waban

FAR Calculation:
First Floor:
Existing 13126
Mud/kitchen/garage/stor. 955.2
Second Floor:

Exisilng 1280.9
Master bathroom 110.0
Attic:
Exisitng 695.3
Basement:
Less than 4" above grade 00.0
4,354.0 sf
Allowable FAR:

SR-2; lot size 12,358 sf; FAR .036 4,449, sf
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12 Irvington Street, Waban :

2016 Project, current zoning

* Lot Coverage from 16.8 to 20.8% 1772
* Open Space from 73.9 to 69% 1762
* Increasing FAR enabled a modern floor plan & connected garage 11 o
and maintained open space generally consistent with neighboring v 1746
properties »
New Zoning, R1, House A =
* Lot Coverage calculated at 31%, 25% allowed (patio not included in calc.) & p= - “

* Non-conforming exiting setbacks — 8.4’
* Redesign options would increase lot coverage, decrease usable
open space, decrease value. =Ry g

3 [s)
= % 3

@ 574°56'55'E ®
3 152.98' (M)
N P ~
153.00' (R)

Thoughts [ &
* Building Component approach not a burden
e Change in Lot Coverage creates a burden

LOT 1
12,358 SF+/- (R)
12,441 SF +/-(M)

- Patios vs. Decks vs. Lawn 2| Lo e .
- People have more cars today i == L

* Setback change creates burden | = W
- Many existing properties do not comply as is 2o )
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63 Bowdoin Street, Newton Highlands

Thoughts:

e Component approach not a burden
* Change to Lot Coverage is a burden
- Patios vs. Decks vs. Lawn
e Setback change creates burden
- Many existing properties do not
comply as is
* We could not have paid what we did
to purchase this house under the
new zoning
- Impact on family that inherited
the house?
* What do buyers want in an expensive
house?
* Incentives to tear-down increased




BOWDOIN STREET BOWDOIN STREET

(40" WIDE ~ PUBLIC) (40" WIDE ~ PUBLIC)

[ 12,123+SF
12,087£SF(R)

LOT A ZONING: SR2 (OLD)

12,123+SF DATUM: ASSUMED
12,087+SF(R) 4

REQUIRED EXISTING PROPOSED
LOT COVERAGE: 30.0% 16.3%
RNy ' Ny OPEN SPACE:  50.0%
BK 51880; PG 313 lg 8K 31880; PG 313 IMPERVIOUS

AVE. GRADE




ALTERNATIVE LOT/BUILDING
CONFIGURATIONS



ALTERNATIVE LOT/BUILDING CONFIGURATIONS

ADUs Come in Many
Shapes and Styles

ADUs are a family-friendly, community-

ting type of housing the nation needs more of

Although many people have never heard the term, accessory dwelling units have been around for centuries
(see page 6) and are identified by many different names. To be clear about what’s being discussed:

An ADU is a small residence that shares a single-family lot with a larger, primary dwelling

As an independent living space, an ADU is self-contained, with its own kitchen or
kitchenette, bathroom and sleeping area

An ADU can be located within, attached to or detached from the main residence
An ADU can be converted from an existing structure (such as a garage) or built anew

ADUs can be found in cities, in suburbs and in rural areas, yet are often invisible from
view because they’re positioned behind or are indistinct from the main house

Because ADUs are built on single-family lots as a secondary dwelling, they typically
cannot be partitioned off to be sold separately

An ADU can provide rental income to homeowners and an affordable way for renters to

live in single-family neighborhoods

An ADU can enable family members to live on the same property while having their
own living spaces — or provide housing for a hired caregiver

Unlike tiny houses (see page 17), ADUs are compact but not teeny, so they’re a more
practical option for individuals, couples and families seeking small, affordable housing

For homeowners looking to downsize, an ADU can be a more appealing option than
moving into an apartment or, if older, an age-restricted community

ADUs can help older residents remain in their community and “age in place”

ADUs are also known as ...

Although most local governments, zoning codes and planners in the United

States use the term accessory dwelling unit or ADU, these small homes and

apartments are known by dozens of other names. The different terms conjure
up different images. (Who
wouldn’t rather live in a
“carriage house” than in an
accessory or “ancillary”
unit?) Even if you've never
heard of accessory dwelling
units or ADUs, you have
likely heard of — and
perhaps know the locations
of — some of the home
types noted at right.

A Renting out this 350-square-foot garage-conversion ADU in Portland, Oregon, helps the

property owner, who lives in the lot’s primary residence, pay her home mortgage.

2 AARP | The ABCs of ADUs

Real Possibilities

A Accessory dwelling units
show up in neighborhoods
throughout the country —
and even in pop culture. One
example: In the sitcom
Happy Days, Fonzie (right)
rented an above-garage
ADU from the Cunningham
family in 1950s-era
Milwaukee, Wisconsin.

accessory apartment
alley flat

back house

backyard bungalow
basement apartment
carriage house

coach house

garage apartment
granny flat

guest house or cottage
in-law suite

laneway house
mother-daughter house
multigenerational house
ohana unit

secondary dwelling unit
sidekick

SNOWNOD 3ALLYIND

DHO'SONITTIMAAYOSSIDIY WOUS LSIT NV OLOHd

Since ADUs can be created
in many different shapes
and styles, they’re able to fit
discreetly into all sorts of
communities, including
suburban subdivisions,
row-house streets (either
with or without back-
alleys), walkable town or
urban neighborhoods —
and, of course, large lots
and rural regions.

An INTERNAL ADU is created when a portion of an exist
— an entire floor, part of a floor, or an attic or basement — is
partitioned off and renovated to become a separate residence.

P Access to an
UPPER-LEVEL ADU
can be provided through
a stairway inside the
main home or directly
from an exterior staircase.
This 500-square-foot
ADU sits atop a
1,900-square-foot
primary dwelling.
Location: Portland, Oregon |

Photo by Eli Spevak, Orange
Splot LLC

<« A DETACHED ADU
(aka DADU) is a
stand-alone home on
the same lot as a larger,
primary dwelling.
Examples include
backyard bungalows and
converted outbuildings.

Location: Portland, Oregon |
Photo by David Todd

» An ATTACHED ADU
connects to an existing
house, typically through
the construction of an
addition along the home’s
side or rear. Such units
can have a separate or
shared entrance.

Location: Davidsonville,

Maryland | Photo by
Melissa Stanton, AARP

< A GARAGE ADU makes use of an attached or
detached garage by converting the space into a
residence. Other options involve adding a second-
story ADU above a garage or building a new structure
for both people and cars.

Location: Portland, Oregon | Photo by Radcliffe Dacanay

A ALOWER-LEVEL ADU is typically created
through the conversion of a home’s existing
basement (provided that height and safety
conditions can be met), during construction of
the house, or (see page 7) as part of a
foundation replacement and house lift.

Location: Portland, Oregon | Photo by Derin Williams

The ABCs of ADUs | AARP 3
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Section 9.2.1.2 ADUs- Accessory Dwelling units

Accessory apartments in current & proposed zoning _restrictions
Newton requires the property owner to live in a unit on the premises

Internal accessory Apartments:

maximum area: The lesser of 1000 sf or 30% of primary household
1200 sf by Special Permit

Detached accessory Apartments:
maximum area: The lesser of 1200 sf or 40% of primary household

1500 sf by Special Permit

recommendation: Do away with area limitations
(as long as the primary household is larger)
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ADUs-Internal Accessory Apartments

Why do we care how much of the interior of a house is an accessory apartment?
(as long as the primary household is at least 51%)

example:
Type ‘A’ House 6000 sf : Max allowable area by right- 1000 sf = 16%

QL | 5 s 37 W
Q S




ALTERNATIVE LOT/BUILDING CONFIGURATIONS

Mount head for head pump above existing
window. Locate condenser on roof of first
floor rear wing. Run lines under main roof eav:

Align new partition w/ the side wall of
the existing rear dormer

New exterior stair from dormer to grade
refer to A-13 & A-14 for details

Install new door in existing partition

New dropped landing within dormer
refer to A-13 for framing & sections

Bathroom Notes:
-Patch repair and refinish existing Remove window to
bathroom interior wall finishes. install exterior door
-Reove and reinstall sink in the in dormer
same location
-Remove and reinstall tub in new Wall mount TV w/ powe
location & signal wiring
-Toilet to remain undisturbed.

Insulate and GWB interior
Relocate existing sheathing w/ skim coat
freestanding bath plaster fininsh on existing
tub. Finish the loor knee wall framing (typ.)

76"

Electric towel warmer provide power
& switch

Glass shower enclos. w/ fixed panel
& 2'full ht. to the ceiling; seal for steam

Sheath w/ rubber membrane

existing

Shower stall w/ tiled walls, floor
and ceiling includes steam.

Install steam machine under the
bench w/access from the laundry room

PFOVI? n_“Che Tiled floor-slope to drain over
for existing include 4" tiled curb
cupboard_ copper pan include lled curl

Bath oom Part'PIan Remove door and frame and rehang

door to swing as shown.
3/16" 0

ENTASIS PC Jay C. Walter AIA

83 Pembroke St. Newton, Ma. 02458 tel. (617) 527-8383
e-mail: entasis@RCN.com fax. (617) 527-4275

6-37/8" 7031 6'-0"

exist. roof

Stack dormer face VIF

wall over existing
exterior wall below

/

Existing baseboard heating across
the front walls & dormer to remain;

AttIC FlOOI" Plan replace cabinets as required for

1/8" = 1'-0" new room layout.

Attic Floor Plan

Undercounter refrigerator.
Bar sink

Steel fire escape stair assembly includes landings,
stair runs, railings and associated framing and
supports by others. coordinate the nstallation
requirements with deck & wall details. Refer to

the stair detail sheet A-7

Wood railing assembly around deck w/
newels, baluster's and rail details to match
existing window's walk (w/o urns).

Countertop hinged at
wall w/ access panel
to steam machine under
showerbench below.

1x4 composite decking
over treated framing
bearing on existing roof

new dormer

Existing masonry chimney to remain. Frame
and sheathwalls around chimney w/ required
clearances. Frame w/ studs on the flat to
minimize assembly thickness.

Built-in bench and wall cabinet by owner

Pull-down ladder above

New 3'x3' skylight installed inthe flat roof above.
Refer to the framing plan A-5

Framed wall opening for two sided pre-fab metal
fireplace Maintain required clearances; Fireplace

is centered on sklight as shown. Frame soffit

above fireplace on bedroom side; Cabinets on either
side of fireplace in Bedroom by owner.: Mantel on
living room side by owner

DATE: SKETCH NO.

71716
A-3

Renning/Havens




ALTERNATIVE LOT/BUILDING CONFIGURATIONS

Open steel grating
at landings and
stair treads (typ)

Steel railing
assembly on
both sides of
stair & around
(typ.) landings

Front (Street) Elevation

ENTASIS PC Jay C. Walter AIA

83 Pembroke St. Newton, Ma. 02458 tel. (617) 527-8383
e-mail: entasis@RCN.com fax. (617) 527-4275

Lag steel plate
from landing
extension into
exterior wall
framing as per
stair fabricator's
detail

Lag steel plate
from landing
extension into
exterior wall
framing as per
stair fabricator's
detail

Intermediate Landing

Open exist. exterior wall from the outside to
install solid posts to support steel stair brackets;
51/4"x 5 1/4" PSL at upper landing; 5 1/4"x 71/4"

PSL at lower landing (7"

side parellel to exterior wall);

fasten to floor framing top & bott.; install solid blocking.
Patch to match exteriorsiding w/ staggered joints

intermediate landing

Lower landing
supported on
steel posts from
ground.

lower landing

B
©
o7

~

Elevations with Exterior Stair

8" diameter conc.
piers at base of
stairs & legs
supporting the
first landing

SKETCH NO.

A-6

Renning/Havens




ALTERNATIVE LOT/BUILDING CONFIGURATIONS
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#88-20

ADUs- Detached Accessory Apartment

Re-purpose & preserve
our existing out-buildings




ALTERNATIVE LOT/BUILDING CONFIGURATIONS

BOYLSTON ST

General Notes:
EAR_Calculation: 1. The general contractor and all subcontractors shall
B comply with state and local building codes and any
Ba;’r?]‘;ﬁ_ed house W/s""zc'Sd't'o'&‘:: or 15581 governmental agency having jurisdiction.
First floor: 1ooa oL . Contractor shall obtain all required permits. Owners
Second Floor: 946. shall pay all permit fees.
Attic: __00. Asper15.5.D.1 . Verify all dimensions in field. Report any
p I 3,373. discrepancies in drawings and/or field conditions to
roposed 1 story : th hitect
addition ! Allowable FAR: SR3 ; lot 7,336 sf =.47= 3,448 sf € architec _ _ o
. Do not scale drawings. If a dimension is not shown
: o ; Refer to sheet A-4 for FAR plan diagrams consult architect.
% I Bxisting rear i . Coordinate locations to store all building materials &
_ : equipment with the owner prior to the start of work.
Ramped walkwa ! Cover all materials stored outside, especially wood
to en’t’ry Y ! composite products and sheathing.
. ; ) . . Coordinate the dumpster location with the owner
Exsting garage ' : List of Drawings: prior to installation.
0 De remove ! . A
i . The driveway is to be expanded but not replaced.

- A-1  Plot Plan & General Notes Protect the driveway surface during construction,
Parking space gt : A-2  Exist. Plans & Eleva. w/ Demo. Notes

beyond setback e P . A-3a  First Floor Plan
i . A-3b Basement Plan
A-3c Roof Plan
Parking $pace i ey : A-3d Reflected Ceiling Plans
within setback ; - i S : i . : A-4 FAR plans
oo s : A-5  Kitchen & Stair Part-plans
Expanded driveway o ; A-6  Wall Section & Building Section
paved area < i A-7  Exterior Elevations
S-1  Foundation & Framing Plans

WALNUT PLACE

Note: Refer to Brooks Survey drawing for lot zoning and dimension information.

Site Plan

DATE:

ENTASIS PC Jay C. Walter AIA Plot Plan & General Notes Bid Set: 6/18/20 skercrNo.

PROGRESS
83 Pembroke Street Newton, Massachusetts. 02458 PRINTS A- 1
e-mail:entasis@rcn.com telephone: (617) 527-8383

Gridnev Residence




ALTERNATIVE LOT/BUILDING CONFIGURATIONS

Dining Room

Living Room

Kitchen

Existing First Floor

N

unfiriished
basgment

finished

I] room

J

Rear Elevation Side Elevation Street Elevation

DEMOLITION NOTES:

DN-1 Garage:

- Remove the garage wing in its entirety including roof
assembly, exterior stud walls, doors and windows and interior
finishes.

- Remove floor slab and remove the foundation where it does
not interfer with new construction.

DN-2 Exterior Basement Door:

- Remove the exterior stairs and retaining walls at the basement
door. Remove the exterior door and frame to be replaced w/
rated assembly. Remove floor at bottom of stair.

DN-3 Window:

- Remove the window assembly including frame & trim. To be
replaced with shorter unit.

DN-4 Basement:

- Cut in a new door opening into the existing interior partitionfor
the new closet. Refer to plans for location.

- Remove and relocte plumbing and electrical lines associated
with the existing laundry machines.

DN-5 Basement window:

- Remove the existing basement window assembly.

-Cut in larger window opening in foundation wall for larger
egress window and well. Refer to details

DN-6 Door Opening:

Cut new door opening into existing exterior wall for new interior
wall. See plans for location. Patch to match materials disturbed
by the new construction.

ENTASIS PC Jay C. Walter AIA

83 Pembroke Street Newton, Massachusetts. 02458
e-mail:entasis@rcn.com telephone: (617) 527-8383

Existing Plans & Elevations w/ Demolition Notes

DATE:

Bid Set: 6/18/20

SKETCH NO.

PROGRESS

PRINTS A'2

Gridnev Residence




ALTERNATIVE LOT/BUILDING CONFIGURATIONS

Install new rated door assembly in existing
wall ; patch to match wall and trim

Strip existing exterior wall within the addition
down to the exterior plywood sheathing;
install 5/8" type X GWB for 1 hr. rated
separation between units

12'-0" addition

6'-0"

5.0"

@

ramped wal
to entry

EE

Bedroom

Strip existing exterior wall within the addition
down to the exterior plywood sheathing; insta
5/8" type X GWB for 1 hr. rated separation
between units

Install closet storage system provided by owner

42" long vanity & counter w/ sink

Tiled shower stall w/ floor sloped to drain;

tiled ceiling; 28" glass door & fixed side panel.

+/- field verify

Build stoop and stair to existing deck;
Composite decking & treads w/ concealed
fasteners. Closed painted PVC stock risers;
Composite railing system w/ newels on open
side; wall mounded metal hand rail at wall.

|__— Install closet storage system
provided by owner

- Bluestone pavers at entry set on compacted

stone dust base. Set 6" below door sill

Line of roof over covered entry

addition

Existing deck

addition

Cut back the existing deck at the
addition and resupport deck framing
on addition frost wall

Line of skylights above refer
to RCP for locations.

Install 5 15" deep adjustable shelves,
paint grade w/ edge band.

Kitchen

—Cantilevered bay- No foundation enclose, air
and insulate floor within bay.

seal

Solid structural post within wall supports
roof ridge above.

Vent range hood through exterior wall.

13-9 1/2"

31/2"
28'-0" addition

1

9"

948 sf revised Apartment Area

ENTASIS PC Jay C. Walter AIA

83 Pembroke Street Newton, Massachusetts. 02458
e-mail:entasis@rcn.com telephone: (617) 527-8383

Flrst Floor Plan

DATE:

Bid Set: 6/18/20

SKETCH NO.

A-3a

Gridnev Residence

PROGRESS
PRINTS




#88-20

ADUs- Accessory Dwelling units

Other unnecessary ADU restrictions:

The principle dwelling must have been constructed 4 years prior to the date
of the application for a permit to construct the accessory apartment
No need to fear ‘gaming the system’, we want ADUs

The property owner shall file... a sworn certification attesting to compliance...

annually
Notify the City if the owner moves off the premises

Exterior alterations are permitted as long as they in keeping with the architectural
integrity of the structure...

We don’t require ‘architectural integrity’ for any other accessory structures.

Only one entrance may be located on the front of the building...

A throwback to when we wanted to ‘hide’ the multi-unit structures

Accessory Apt. must meet the setbacks of the principle structure.

Requires large lots for detached ADUs
Use the same standards as other accessory structures



#88-20

Section 3.5.2 Multi -Unit conversions

The multi-unit conversions is a powerful tool to help meet our goals:

Preserves our housing stock,
reduces tear-downs

Adding housing within the fabric
of the neighborhood

Diversify the housing stock

We need to make the
rules less restrictive.

Historic house in Newton Corner w/ 3 units



#88-20

Section 3.5.2 Multi -Unit conversions

The multi-unit conversions is a powerful tool to help meet our goals:

Single family preserved and
converted to two unit condo
in Newtonville

e — A

|
Y IR

. (i
4 7]

T A
LI FFS:
e — AN

—
A & -

We need to make the
rules less restrictive.




#88-20

Section 3.5.2 Multi -Unit conversions

Multi-unit Conversions in the proposed zoning restrictions

Conversions are only allowed in building type’A’

recommendation: Allow Conversions in building types ‘B’ & ‘D’

Typical House Type ‘B’ sf 3500 sf +/-



#88-20

Section 3.5.2 Multi -Unit conversions

Multi-unit Conversions in the proposed zoning restrictions

Conversions are only allowed in building type’A’

recommendation: Allow Conversions in building types ‘B’ & ‘D’

House Type ‘D’



#88-20

Section 3.5.2 Multi -Unit conversions

Other unnecessary Multi-unit Conversions restrictions:

The dwelling must have been constructed 10 years prior to the date

of the application for a permit to construct the conversion
Unwarranted fear ‘gaming the system’

Allow conversions By-right. Remove the requirement for a Special Permit

If the building conforms to the ordinance there is no need for an SP

Base RU factor is 1250 sf

Bears no relationship with the house type total allowable area.
Reduced RU factors would reduce the incentive for tear-downs

On and off-street parking availability provides adequate supply...

parking requirements are unclear
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