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CITY OF NEWTON
Planning & Development Board
MEETING MINUTES
Monday, April 6, 2026

Members Present:

Kevin McCormick, Chair

Lee Breckenridge, Member

Amy Dain, Member

Peter Doeringer, Member

James O’Connell, Alternate Member

Katie Whewell, Ex Officio

Staff Present:

Katie Whewell, Interim Planning & Development Director
Zach Melcher, Planning Associate

Nora Colello, Senior Planner

Shaylyn Davis-lannaco, Housing Program Manager

Nika Costa, Community Development Planner

1. Planning Board Public Hearing: Review and Recommendation of the FY27
Annual Action Plan (AAP) for the City of Newton and the WestMetro HOME
Consortium, as required by the U.S. Department of Housing and Urban
Development (HUD).

Presentation:

e Nika Costa highlighted the Annual Action Plan including CDBG grants, Home
Investment Partnership Program, Emergency Solutions grant, CAPER, HUD
grants, West Metro Home Consortium, etc.

Public Comments:

e Allison Haran, 6 Wheeler Road, Newton, asked if any money is being allocated
to improve the 26 dorm rooms at the YMCA. Shaylyn lannaco stated they did
not receive any proposals for funding to the YMCA.

Board Discussion:
e Peter Doeringer (member) stated that there was a briefing for the five-year
plan a few meetings ago.
e Shayln lannaco stated that this is for the second year of the five-year plan.
e A motion was made by Peter Doeringer to approve the recommendations
within the Annual Action Plan, seconded by Kevin McCormick. The motion
passed unanimously with one abstaining (Katie Whewell).

2. Request for Site Plan Review (Village Center Overlay District) SPR 26-3 at 40
Cypress Street Omar Youssef petition for SITE PLAN REVIEW to relocate the existing
three-family residential building and construct one new three-unit and one new four-
unit residential building at 40 Cypress St, Ward 6, Newton Centre, on land known as
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Section 65, Block 10, Lot 6, containing approximately 17,289 sq. feet of land in a district zoned MR1/MRT.
Ref: Sec. 9.2.6, 9.2.9 of Chapter 30 of the City of Newton Rev Zoning Ord, 2017

Presentation:

e Omar Youssef presented the proposal to relocate an existing Victorian home and construct two new
buildings, containing a total of 10 units. The presentation covered collaboration with the Historical
Commission, the site plans, landscaping, parking for vehicles and bicycles, trash placement, and
proposed renderings.

Public Comments:

e MarylLee Belleville, 136 Warren Street, Newton, expressed her approval for the preservation of the
Paris Bray house. She stated that she does not understand why there is so much pavement in front of
the house in the renderings. She would want to see more green space facing the street and less
pavement.

e John Curran, 65 Chase Street, Newton, expressed concerns over a potential lack of parking. A new
eight-unit apartment building has a similar parking ratio and there has been an overflow of cars
parking on the street.

e Candace Tenbrink, 350 Woodward Street, Newton, agrees with both speakers. She stated her concern
that the pavement is not a permeable surface and questioned where the water run-off would go. She
approves of the bike parking but believes that there should be a closed structure where it would be
safer for residents to park their bikes and limit theft.

Board Discussion:

Kevin McCormick (Chair) stated he would also like to see less pavement.

Omar Youssef stated that the rendering is not indicative of what the project may actually look like. They
need to ensure compliance with requirements for open space, turning radius, and parking within the MRT
district. The City’s Engineering Department has strict guidelines for stormwater management which they
will have to meet.

Jim O’Connell (member) asked for clarification regarding plantings on the side of the house and the street.
Omar Youssef stated that they would be following the landscape plan and not renderings. The landscape
plan was reviewed during the Development Review Team (DRT) meeting.

Peter Doeringer (member) asked about how the parking would be assigned.

Omar Youssef stated that each unit in the new buildings will get a dedicated parking space. For the
existing building, there will be two spots and the market rate unit will not receive a parking space.

Peter Doeringer asked if there was any screening for the abutter in the rear.

Omar Youssef replied that there is a three-foot retaining wall topped with a fence.

Peter Doeringer asked about the lighting around the site.

Omar Youssef stated it would most likely be motion activated lights in the parking areas and driveway.
They would include additional lighting if needed once everything was in place.

Kevin McCormick stated that he thinks that there needs to be additional screening for the trash areas. He
suggested path lighting that would not impede on the neighbors.

Omar Youssef stated that there is an existing stairway leading to the property from Braeland Avenue. He
also stated that he wants to preserve the existing wall around the front of the property.

Peter Doeringer asked for clarification on the non-conforming aspects of the project.

Nora Colello stated the existing structure is already above the allowed height, but it is a pre-existing
nonconformity so it does not require a special permit.
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e Omar Youssef stated that the existing structure will change in height from 41.8 feet to 41.69 feet due to
the relocation of the building. The front porch is allowed to protrude 4 feet into the front setback so there
is no infringement of the building into the front setback.

e Katie Whewell suggested the Board could implement two conditions to address their concerns, including
a condition to show pedestrian paths on the site plans and to ensure that all included lighting shall be
residential in scale.

e Kevin McCormick stated he would like to see a lighting plan requirement for future applications. He added
that he would like to see a condition for additional screening for the trash areas for this project.

e Lee Breckenridge stated that the City has a lighting ordinance in place to keep lights from shining into the
neighbor’s windows.

e Katie Whewell added that this is a by-right process the applicant is required to comply with all City
ordinances.

e Lee Breckenridge stated the Board’s role is to examine the plans as presented to see if anything is non-
complying.

e Peter Doeringer expressed that he would want to see the lighting plan and pedestrian circulation plan
prior to approval.

e Nora Colello stated that a lighting plan is not a requirement, but the Board has discretion to request
additional analysis from the petitioner.

e Amy Dain stated that direct communication between the developer and the staff for review would be a
good approach. She added that the site is a good candidate for pedestrian circulation plans because of its
proximity to the MBTA station and commercial area.

e A motion was made by Kevin McCormick to approve the site plans with the conditions that plans shall be
submitted with building permit application showing pedestrian access throughout the site, lighting should
be residential in scale, and screening be installed for the trash areas, seconded by Peter Doeringer. The
motion passed unanimously with one abstaining (Katie Whewell).

3. Minutes for February 2, 2026, February 10, 2026 (regular meeting), February 10, 2026 (Joint Meeting),
and March 2, 2026.
e Lee Breckenridge and Peter Doeringer pointed out errors with the meeting minutes.
e A motion was made by Lee Breckenridge to approve the February 10, 2026, meeting minutes and hold
the February 2 and March 2 minutes, seconded by Peter Doeringer. The motion passed unanimously.

4. Staff Updates
e Cat Kemmett promoted to Chief of Current Planning

5. Upcoming Meetings
Regular P&D meeting on May 4, 2026.

6. Adjournment

e A motion was made by Peter Doeringer to adjourn the meeting, seconded by Kevin McCormick. The
motion passed unanimously.

The meeting adjourned at 8:50 pm.
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