City of Newburyport
Planning Board
June 17, 2026
DRAFT


The meeting was called to order at 7:00 PM.

1. Roll Call

Planning Board Attendance: Brian Balcom, Alden Clark, Jack Lacaire, Rick Taintor, Matt Hefron, Jamie Pennington

Planning Board Attendance – Remote: 

Absent: Jen Bluestein, Charlie Palmisano

Planning Director Andy Port and note taker Wylie Bednar were also present.
	

2. Public Hearings

a) Attorney Douglas Deschenes
9 Center Street
DOD Special Permit (PBSP-26-2)
Continued from 6/3/2026

Chairman Koup explained that the applicants had requested a continuance to the Planning Board meeting on 7/1

Rick Taintor asked for clarification about whether the property in question was rightfully classified as an owner-occupied bed and breakfast or a hotel/inn, added that he would like to clarify that in the language.

Alden Clark moved to continue the hearing to the Planning Board meeting on 7/1

Matt Hefron seconded.

A roll call vote was taken, the vote was unanimous. The motion was passed.


b) Caswell Brothers Realty, LLC c/o Lisa Mead, Mead Talerman & Costa, LLC
22 Henry Graf Jr. Road
Special Permit (SPR-26-1)
Continued from 5/6/2026

Adam Costa of Mead, Talerman & Costa, LLC came to the podium and introduced the proposals.

Costa explained proposals to add medical office tenants to the site, and explained that the proposed change-of-use triggers this special permit review. Costa explained that the property currently includes 3 health club/recreation tenants, and they would like to add the specified medical tenants. 

Costa displayed several slides with the existing conditions of 22 Henry Graf Rd for reference. He elaborated on the applicant’s plans to conform to parking and other zoning requirements on the site, and added that the property already has a 25% excess of required parking spaces.

Costa argued that this should be an easy proposal for the Board, as it does not include any exterior renovations to the site. He displayed a slide depicting an architectural rendering of the proposed sign to be displayed at the entrance, as well as several slides of the proposed floor plans and their prospective uses.

Costa walked the Board through the various special permit criteria, and defended the applicant’s position with regard to each item (where applicable). Costa clarified that the proposals would have no or negligible impact on utilities, water usage, drainage, traffic impact, etc.

Costa stated that the applicants were requesting a waiver on the requirements for narrative submissions, as they did not feel that the scope of their proposals met the threshold for these requirements.

Costa concluded. Chairman Koup opened to questions.

Alden Clark asked if the applicants were expecting any changes to dumpsters or waste management on the property. Jay Caswell answered that he wouldn’t know for sure, but the tenants were minor producers of waste and they already had a dumpster on site.

Matt Hefron asked if the sign was intended to be illuminated. Jay Caswell said he had tentative plans to illuminate, but the building was largely unused after dark most of the time. He clarified that it would not be a glowing sign.

Rick Taintor asked a question about the greenhouse frame visible in the pictures of the current conditions. Caswell answered that he was not planning on removing the greenhouse structure. Taintor suggested that the applicant should remove the parking spaces from the plan that overlapped with the location of the greenhouse frame, as they would not be possible to park in. Andrew Port pointed out that the plan in the presentation was an original version, and the updated version of the proposed site plan did include the greenhouse frame and accounted for the missing parking spaces.

Rick Taintor asked Jay Caswell for his opinion on whether or not the zoning codes required too many parking spaces in its current form. Caswell answered yes, he felt it required too many parking spaces.

Rick Taintor asked for clarification about the lot boundaries in order to ensure that the proposed location for the sign wouldn’t obscure vision for traffic. Caswell responded that it would not obscure sightlines.

Chairman Koup opened to public comment. 

There were no public comments. Comments were closed.

Chairman Koup opened to the board and asked for the requisite motions requested.

Rick Taintor moved to grant the applicant a waiver for the narrative submission requirements. 

Alden Clark seconded.

A roll call vote was taken, the vote was unanimous. The motion passed.

Rick Taintor moved to grant the applicant the special permit, with incorporation of findings from the meeting.

Alden Clark seconded. 

A roll call vote was taken, the vote was unanimous. The motion passed.

Rick Taintor movesd to grant minor site plan review application with conditions and findings reviewed during the meeting. 

Jamie Pennington seconded.

A roll call vote was taken, the vote was unanimous. The motion passed.

All motions passed.
	
3. General Business

a) Approval of Minutes
· 6/3/2026

Alden Clark moved to approve the 6/3/26 minutes as amended.

Matt Hefron seconded.

A roll call vote was taken, the vote was unanimous. The motion passed.


b) Update on Storey Ave Visioning & Rezoning Process

Andrew Port offered brief updates on the process and the next steps.

c) Council Workshops on Zoning Amendment 221

Andrew Port updated the Board on the status of the upcoming meeting on 6/18. He stated that there are no new revised proposals as of yet.

Andrew Port relayed a letter from Ken Swanson of the Newburyport Zoning Board, detailing Ken’s perspective on various elements of the proposals.

Rick Taintor asked if there would be any experts invited to the upcoming 6/18 Council Workshop, Andrew Port answered that he wasn’t sure. They engaged in a brief discussion about the scope and goals of these expert’s testimonies. 

Chairman Koup offered an opinion about the relative efficacy of reducing lot size as opposed to structure size, and the Board discussed the potential value of reducing lot sizes as it related to the Council’s goals in Zoning Amendment 221. Rick Taintor suggested adding this question to the discussions in the workshops. Brian Balcom and Andrew Port discussed the value of discussing items before the Council had finalized their plan.



d) Business Park Rezoning

Rick Taintor opened discussion by suggesting that the Board may want to consider altering requirements for parking in order to help facilitate redevelopment within the business park.

Andrew Port updated the Board on meetings he has had with relevant officials related to the Business Park, including the ward’s Councilors.

Andrew Port reiterated some previous discussion regarding the “jogging” of the boundary lines of the proposed I-1B zone, and updated the Board members on some small changes that had been made to the boundary around New Pasture Rd.

Brian Balcom asked if Andrew Port has located a sponsor for the proposed legislation, Andrew Port responded no, and explained the potential process for going about finding a sponsor (if one didn’t occur organically.)

Rick Taintor and Andrew Port discussed whether the proposals would change the district’s use, map, and dimensional requirements, or just the district’s use and map. They discussed the benefits of each approach.

e) Other Updates from the Chair or Planning Director

Andrew Port update the Board on a proposed zoning amendment regarding data center prohibition.

Rick Taintor asked for clarification on whether data centers would be disallowed anyways, since they were not technically an allowed use. Andrew Port clarified that the proposed amendment would go beyond that to specifically disallow it.

Rick Taintor asked for clarification about the boundaries of the proposed prohibition, and whether or not buildings such as the Verizon building on State Street would technically be prohibited under this proposal. Rick Taintor suggested a square footage cap to avoid this issue. 

Jamie Pennington suggested that it may ultimately be more defensible to allow data centers, but only under a very small size.

Matt Hefron pointed out that Newburyport may be desirable for data centers due to the relative proximity to the Seabrook nuclear plant, so this may be a more pressing issue than originally thought. 

The Board discussed the unfeasibility of providing the water necessary to support a data center facility.

Rick Taintor relayed an anecdote about the power demand from Lowden County, PA and how it was being redirected to Virginia for data center usage, driving up energy prices.

The Board discussed the best way to approach a square footage limit for data centers.


4. Adjournment


Alden Clark moved to adjourn the meeting. 

Matt Hefron seconded. 

A roll call vote was taken, the vote was unanimous. The motion passed.

The meeting was adjourned at 8:07 PM

Respectfully submitted – Wylie Bednar
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