
The location of this meeting/event is wheelchair accessible and Reasonable Accommodations will be provided to persons 
with disabilities who require assistance. If you need a Reasonable Accommodation, please contact the city of Newton’s 
ADA/Section 504 Coordinator, Jini Fairley, at least two business days in advance (2 weeks for ASL or CART) of the 
meeting/event: jfairley@newtonma.gov or (617) 796-1253. The city’s TTY/TDD direct line is: 617-796-1089. For the 
Telecommunications Relay Service (TRS), please dial 711. 

 
 

 

CITY OF NEWTON 
Planning & Development Board  

DRAFT MEETING MINUTES 
Monday, May 4, 2026 

Members Present: 
Kevin McCormick, Chair 
Ed Dailey, Vice Chair 
Lee Breckenridge, Member 
Amy Dain, Member 
Peter Doeringer, Member 
Ken Gould, Member 
James O’Connell, Alternate Member 
Katie Whewell, Ex Officio 
 
Staff Present: 
Katie Whewell, Acting Planning & Development Director 
Zach Melcher, Planning Associate 
Nora Colello, Chief Long Range Planner 
Andrew Lee, Assistant City Solicitor 
Alfredo Vargas, City Engineer 
John Daghlian, Associate City Engineer 
 

1. Request to Review a Proposed Amendment to a Subdivision Plan approved 
on December 7, 2023 at 132 Homer Street, Newton, MA. The Amendment 
will address Lots 2 & 3, i.e. 60 & 61 Chapin Road, ID: 6403200034AO & 
6403200034BO owned by Chapin Rd Ext LLC.   
 

          Presentation: 
• Attorney Sean Regan, Dalton & Finegold, representing the applicant Chapin 

Road Extension, LLC. presented a history of the site, an overview of the 
project, and the amendment requested. 

• Mike Kosmo, Engineer, Everett M. Brooks Company, presented engineering 
details of the road extension, existing and future conditions, drainage 
calculations, and waiver requests. 

• Kevin McCormick, Chair, stated that the Planning Board is not able to make a 
decision until the next meeting because there is a 40-day buffer period after 
the application is submitted for the Department of Health and Human 
Services to make a recommendation if they choose to.  

• Alfredo Vargas, City Engineer, stated that the Engineering Department’s 
analysis is enclosed in their memo.  

 
           Public Comments: 

• Attorney Dennis Murphy, Hill Law, representing the abutters, stated that the 
prior subdivision plan from 2023 should be made available as the current 
petition is an amendment to the previous one. He stated that the petitioner 
cited an incorrect standard and that he believes the abutters are required to 
give their consent for the approval of the subdivision plan.  
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• Councilor Getz asked for clarification on impervious surface area calculations and asked the 
Engineering Department about the location of the catch basins and groundwater placement.  

• Councilor Lucas stated that he did not receive the Engineering memo until the morning of the 
meeting. He expressed concerns about potential flooding onto the abutters’ properties.  

• Chris Inra, 132 Homer Street, expressed that he wanted to yield his public comment time to his 
attorney Dennis Murphey. 

• Andrew Lee, Assistant City Solicitor, responded that members of the public are not able to cede their 
time to others and stated that this has been a consistent policy of the Law Department. 

• Councilor Malakie asked clarifying questions regarding the proposed pumping station and its alarm 
system. She asked about the emergency response if there was a clog in the pipes. 

• Joshua Goodman asked for clarification about the direction of water runoff and where the water is 
getting pumped to. 

• Ingrid Chiemi Schroffner asked for clarification about the pump system and expressed concerns about 
backup storage for water runoff and the alarm system. 

• Jaclyn LoPicollo stated that the 2023 subdivision plan was dependent on conditions of the drain 
extension that have been denied and prior subdivision approval has lapsed. She added that the 
frontage cannot be derived from three sides of the road and that the Public Facilities Committee 
record on the matter should be part of the Board of Survey’s consideration. 

• Natalie Noonan, 126 Homer Street, stated that she had concerns about the project as an abutter and 
would like a thorough evaluation done by the abutters’ engineering team. 

• Dianne Finkelstein expressed confusion about the subdivision process and stated that the City needs 
to find a way to appease the petitioner and the abutters.  

 
Board Discussion: 
• Attorney Lee clarified the rules of 81W regarding the subdivision and Chapter 41, Section 81 which 

covers the Board of Survey’s purview. 
• Ed Dailey stated that the Board should hold the item to the next meeting in order to allow others to 

review the Engineering Department’s report. He added that the Board’s responsibility is to assure that 
the proposed drainage is as represented and confirmed by the City Engineer. 

• Peter Doeringer stated that generators should meet the City’s setback requirements.  
• Kevin McCormick asked for clarification regarding pumping the water uphill. 
• Michael Kosmo replied that the water will be pumped uphill and provided more detail on the whole 

system including the generators and emergency alarm mechanisms. 
• Kevin McCormick asked if the City engineers were satisfied with the plans. 
• Alfredo Vargas stated that this is a preliminary review and the plans will be reviewed more in-depth 

for compliance with the Stormwater Ordinance in the future. 
• Attorney Lee clarified that the Engineering Department is reviewing the plans to assess if the lots have 

the capability to meet the stormwater requirements. He added that the Engineering Department will 
conduct a more robust review prior to construction.  

• Peter Doeringer asked if the applicant would respond to the questions posed by the petitioner’s 
engineer. 

• Attorney Regan stated that his team will provide a memo of responses. 
• Betsy Harper, owner, stated that the subdivision has not lapsed and that it has a nine-year lifespan. 

She added that the prior petition was not denied; it was withdrawn without prejudice before the full 
City Council took a vote in order to revise the project to satisfy the abutters’ stormwater concerns. 
The plans were revised to include an on-site stormwater infiltration system. She stated that the 
owners of 132 Homer Street purchased the property knowing that Lots 2 & 3 were designated for 
development of single-family houses and they are situated on a higher elevation which mitigates 
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water runoff. She concluded with comments about the abutters’ intentions to interfere with the 
process.  

• Ed Dailey stated that the public hearing has been closed and public matters should not be discussed 
with the Board of Survey at that time. He added that the Board will review the materials and make a 
decision with Attorney Lee’s guidance on the substantive issues that is fair to all parties. 

• A motion was made by Ed Dailey to hold the item until the next meeting of Board of Survey and was 
seconded by Kevin McCormick. The motion passed unanimously. 

• The Board of Survey was closed, and the Board opted to operate the rest of the meeting as the 
Planning & Development Board. 

  
 2. Request for Site Plan Review (Village Center Overlay District) SPR 26-4 at 19 Highland Avenue Open 
Word Realty Trust petition for SITE PLAN REVIEW to construct a 4.5-story, 26-unit multi-family dwelling at 
19 Highland Avenue, Ward 2, Newtonville, on land now known as Section 24 Block 9 Lot 25, containing 
approximately 32,606 sq. feet of land in a district zoned MR1/VC3. Ref: Sec. 9.2.4.B.4.a and 9.2.9.B of 
Chapter 30 of the City of Newton Rev Zoning Ord, 2017. 

 
Presentation: 
• Amy Dain recused herself from this item. 
• Attorney Stephen Buchbinder, Dain Torpy, 175 Federal Street, Boston, representing Bruce Wheeler, 

Trustee, Open Word Realty Trust, owner of 19 Highland Avenue, Newton. He stated that the design 
architects are experienced in adaptive reuse and historic preservation and gave an overview of the 
site and its procedural history. 

• Attorney Kathy Winters presented the site plan review criteria and the special permit relief they are 
seeking. 

• Tony Hsiao, Finegold and Alexander Architects, presented the proposed plans for renovating the 
existing church building and the construction of a new multi-family building in the rear of the site. The 
presentation covered site circulation, trash removal, and deliveries as well. 

• Chris Golden, MDLA, presented the landscaping plan. 
• Attorney Buchbinder discussed parking, the community meeting that was held, and the Planning 

Department Memorandum which included inclusionary housing information.  
• Zach Melcher asked if there were any questions regarding the Planning Department Memorandum. 

 
Public Comments: 
• Councilor Pam Wright asked how parking will function and if the parking spaces will be for sale or 

assigned. She asked how the garage will be accessed and if the developer will be going any higher 
with the floor height than the minimum. 

• Jeff Kahn, 66 Highland Ave, stated his concern is for parking. He explained that Highland Ave is a two-
way street with parking on both sides and has become very congested. He asked if Austin Street could 
become the access point in and out of the property.   

• Attorney Buchbinder stated that the tandem stalls in the parking garage will be assigned to one unit 
and not be split up across multiple units. Deliveries would be made on Highland Ave or Bram Way and 
would not be circulating through the underground parking garage. He explained that the reason for 
the amount of parking for the development is to deter residents from parking on Highland Ave. He 
added that access from Austin Street is not viable for multiple reasons and the parking garage will be 
opened with a remote. 

• Rob Law, Finegold and Alexander, stated they are complying with the minimum height regulations. 
The floor heights were determined based on their prior experience with multi-family dwellings. The 
first floor will be a bit taller due to the amenity space. 
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Board Discussion: 
• Kevin McCormick expressed his approval for the location of the project. 
• Lee Breckenridge asked clarifying questions regarding the garage, parking, and circulation for delivery 

trucks and rideshares and why Philip Bram Way could not be used.  
• Tony Hsiao stated that Highland Ave is the only entrance that works due to the layout of the street 

and curb cuts leading to the parking ramp garage. He added that there will be a courtyard area with 
no room to place a ramp and that they are trying to emphasize green space. 

• Attorney Buchbinder stated that the property has no rights to Philip Bram Way to be able to utilize it 
for the property.   

• Peter Doeringer expressed his approval for the project. He added that he is concerned about the 
maneuverability on the property and sight lines, especially for pedestrians. He would like to see safety 
improvements such as mirrors, striped pedestrian walkways, etc. 

• Tony Hsiao stated that they are looking at these issues on the surface areas and in the garage itself for 
turning radii.  

• Ken Gould commented that the Fire Department had to approve the parking garage. He expressed 
concerns about the drop off area, specifically if Amazon delivery trucks would be able to maneuver on 
the property during busy times. He suggested including a drop-off area similar to the front of the 
Newton Library on Homer Street. He asked how many affordable units will be included in the project. 

• Attorney Buchbinder stated they need to provide five units on-site and a fractional payment. Another 
option would be to include seven inclusionary units without a fractional payment.  

• Tony Hsiao stated that they considered a small turn off area off Philip Bram Way, but there were 
access and dimensional issues. 

• Chris Golden added that the area was too small to include a turn off area and it would negate their 
ability to include a pedestrian connection from the courtyard to Austin Street. It would also have 
forced cars into the nearby municipal lot for turnarounds which wasn’t allowed. 

• Tony Hsiao stated that 61 parking spaces is sufficient for the project. They are trying to limit off street 
parking. He added that there isn’t a designated area for Amazon deliveries but drivers tend to use the 
path of least resistance and delivery drivers and rideshares don’t always comply with the plans. 

• Ken Gould reiterated that was his point that if it is difficult for the drivers they will not use it. From a 
safety perspective the idea of them backing onto Highland Ave does not seem safe as designed. 

• Kevin McCormick is also concerned about the loading zone, especially bigger trucks for moving in and 
out of the units. 

• Attorney Buchbinder stated that moving trucks will have sufficient room. For day-to-day deliveries 
and rideshare there is not an ideal solution. In his experience working with Washington Street 
properties, rideshare drivers will just pull up and block traffic and we are trying to prevent that at this 
site. The Fire Department reviewed the plans.  

• Attorney Winters stated that they met with the Newton Fire, reviewed the plans, and were asked to 
add a fire hydrant.  

• Kevin McCormick stated that he would like to see more affordability. 
• Ed Dailey stated that he is delighted with the design of the site. He asked what energy standards were 

being used. He asked for clarification on the plan for affordable housing. He would prefer for the 
affordable units to stay on-site. He also asked if the order of conditions could include the language 
“materially consistent”. 

• Attorney Buchbinder stated it would be Passive House energy standards. He stated that their plan is 
to provide five inclusionary units on-site and do a fractional payment. They have looked at off-site 
options but they think it would be easier to avoid approval from the City Council. There are some 
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options that they are looking at for on-site and off-site and cash. He did not have an issue with the 
addition to the order of conditions.  

• Jim O’Connell stated that he is glad that the church will be preserved and asked for clarification on the 
size of the units. 

• Attorney Winters stated that there will be 32 units total with 30 units being two-bedroom units with 
the average size of 1710 square feet and 2 units begin one-bedroom units with an average square 
footage of 1110 square feet.  

• Kevin McCormick asked if there really needs to be as much parking as proposed. He stated that Trio 
Development is using a 2-1 ratio. He feels that parking will be really tight especially with tandem 
parking.   

• Attorney Buchbinder stated that Trio Development has been running between a .89-.91 ratio over the 
course of several years. He added that these units will be condos not rentals so there will be a 
difference.  

• Mr. Wheeler state that they have received feedback that there is high demand for the larger units for 
people moving out of their single-family homes and to have two parking spaces.   

• Zach Melcher reviewed the draft order of conditions for the Board. 
• A motion was made by Peter Doeringer to approve the site plan to construct a 4.5 story, 26 unit multi-

family development based on these sets of conditions provided and was seconded by Ed Dailey. The 
motion passed with one abstaining (Katie Whewell). 6-1 

 
3. Request for Special Permit (Village Center Overlay District) VCSP-26-1 at 19 Highland Avenue Open 
Word Realty Trust petition for SPECIAL PERMIT to allow restricted end stalls and reduced aisle widths in 
the parking facility at 19 Highland Avenue, Ward 2, Newtonville, on land known as Section 24 Block 9 Lot 
25, containing approximately 32,606 sq. feet of land in a district zoned MR1/VC3. Ref: Sec. 9.2.6.C.3.a, 
9.2.6.C.12, 5.1.8.B.6, and 5.1.8.C of Chapter 30 of the City of Newton Rev Zoning Ord, 2017.  
• A motion was made by Ed Dailey to allow restricted end stalls and reduced aisle widths and seconded 

by Peter Doeringer. The motion passed unanimously with one abstaining (Katie Whewell). 6-1 
 

4. Planning and Development Board Discussion of: #42-26 Ordinance change in Chapter 30 to allow 
raised beds in the front and rear setback under certain conditions COUNCILORS ALBRIGHT and KELLEY 
requesting a discussion and amendments to Chapter 30, Zoning to exempt raised beds 4- feet or less from 
the definition of a structure and allow them to be placed within the setback. 
 
• Nora Colello reviewed the details and diagrams for the ordinance change proposed for allowing raised 

beds in the front and back setbacks. She stated that this item will be at an upcoming, public joint 
hearing with ZAP. 

• Lee Breckenridge asked what the motivation was behind having to change the ordinance. She stated 
that there are already retaining walls and fences in setbacks. 

• Nora Colello stated that they want to allow raised garden beds, but they are not looking to change the 
allowances for fences or retaining walls.   

• Amy Dain stated that residents would construct raised garden beds and neighbors would call the City 
stating there were structures in the setback. The Inspectors would have to come out and enforce the 
removal of the garden bed. 

• Ken Gould stated that per the definition a raised garden bed is a structure.   
• Katie Whewell stated that a raised garden bed is a standalone structure. 
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5. Minutes for February 2, 2026, February 10, 2026 (regular meeting), February 10, 2026 (Joint 
Meeting), and March 2, 2026. 
• Ed Dailey made a motion to approve the February 10, 2026 regular meeting, February 10 joint 

meeting, and March 2, 2026 meeting minutes and was seconded by Ken Gould. The motion passed 
unanimously.  

 
6. Staff Updates 

• Senior Planner position is still open. 
 
7. Upcoming Meetings 

• Regular P&D meeting on May 4, 2026. 
 

8. Adjournment 
• A motion was made by Mr. Dailey to adjourn the meeting and was seconded by Mr. Doeringer.  The 

motion passed unanimously. 
• The meeting adjourned at 9:59 pm 
 
 
 

 


