City of Newburyport
Planning Board
June 3, 2026
DRAFT

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

1. Roll Call

Planning Board Attendance: Brian Balcom, Alden Clark, Charlie Palmisano, Jamie Pennington, Rick Taintor, Robert Koup, Matt Hefron

Planning Board Attendance – Remote: None

Absent: Jennifer Bluestein

Planning Director Andy Port and Note Taker Wylie Bednar were also present.
	

2. Public Hearings

a) Attorney Douglas Deschenes
9 Center St
DOD Special Permit (PBSP-26-2)
Continued from 5/20/26

Chairman Koup opened and stated that the applicants had requested a continuance for two weeks, to be reopened on 6/17/26

Alden Clark moved to grant the continuance.

Charlie Palmisano seconded the motion

The vote was unanimous, the motion passed.

b) Joe Neipp
5 Murphy Avenue
Special Permit (PBSP-26-4)	

Chariman Koup called this motion to order

Joe Neipp stepped up to the podium. Applicant laid out the variances requested under the special permit, and stated that they wish to add a additional single family structure. 

Applicant explained the history of the lot and their status regarding a demolition permit. Applicant stated his opinions regarding the aesthetics of the house, referring to it as an “eyesore,” and displayed several slides to support his point.

Applicant then displayed slides displaying the site plan for his proposal. He explained the various changes to the Board, as well as elaborating on which ordnances and requirements he was requesting relief for. He also went on to explain the plans for the property’s future, should his plan be approved. 

Applicant invited Scott Brown to the podium. Brown elaborated on the plans and included specific details for each proposed structure on the lot. Brown stated that the proposals would conform to the Council’s proposed ordnance regarding “mansionization.”

Scott Brown stated that the proposed designs were conceptualized with families with children in mind, featuring elements such as enclosed porches and single car garages.

Scott Brown stated that the site plan made effort to place curb cuts and other features in a way that would avoid tree removal, but that one tree was slated for removal and replacement.

Scott then explained the elevations of the proposed structures and their relation to the lot topography.

Scott finally displayed a photorealistic rendering of the proposed structures, with natural cedar shake siding, asphalt shingles, and rot-resistant trim to be painted. Brown concluded his presentation, and Joe Niepp returned to the podium. 

Niepp reiterated the requested relief the applicant was seeking from the Planning Board. He stated that the site had been ok’d for redevelopment, and finally concluded by stating his opinion that the plans were consistent with the character of the neighborhood, and reiterated once more the various ways in which the proposed plans would conform to the R2 zoning requirements.

Niepp stated that they were willing to make a contribution to the affordable housing fund, but made a request that the contribution would be payable upon receipt of the occupancy permit for the units.

Chairman Koup opened discussion to the Board.

Rick Taintor asked to clarify the number of trees, citing a difference between the current number and the site plan rendering. Applicant answered that they are conforming to recommendations from tree warden, and the site plan rendering does not capture one additional tree that is in the site plan.

Rick Taintor asked if they will be owned as condominiums. Applicant said yes.

Rick Taintor thed asked Planning Director Andrew Port if the Planning Board has authority to grant variance. Andrew Port responded that he is unsure, and is looking to verify that.

Rick Taintor stated that he would like for Planning Board members to receive site plans with more notice, citing late notice, as well as incomplete information on the site plan under review.

Andrew Port stated that the Planning Board could address the proposal in one of two ways; either voting on condition of change, or continuing to a future meeting. Andrew Port also clarified to applicant that the contribution to the Affordable Housing Fund must be made prior to issuance of the permit, so the Zoning Board would be the only permitting authority able to issue a variance on that issue. 

Andrew Port, Rick Taintor and Joe Niebb discussed proper chain of paperwork for uploading critical documents.

Robert Koup asked applicant to clarify issues surrounding lot setbacks. Surveyor came to the podium and stated that they were initially under the impression that the special permit would apply to both structures, but recently became aware that it would only apply to one, hence the adjustment of structure setbacks between the two structures. Surveyor stated that the setback calculation was based on average of adjacent lots.

Robert Koup states that the ordnance states that the setbacks should be calculated based on only the two adjacent lots, and that the setback should be recalculated based on only those two lots.

Robert Koup added that he felt that the plan was good and was a positive for the City. Andrew Port seconded his enthusiasm and added some of his own thoughts about the positive elements of the design.

Robert Koup opened to public comment. 

Michael Fitzsimmon, 7 Murphy Ave. Michael stated his main concern: that the one car garage illustrated in the current site plan may be changed at a later date. Fitzsimmon requested that the Planning Board hold the applicant to whatever the zoning requirements are. He added that he felt that the plan would be a large improvement to the neighborhood.

Joe Niebb returned to podium, satated that the applicant would adhere to the plans as approved, and would not add a larger garage later on.

Robert Koup closed public comment.

Rick Taintor asked question for Andrew Port, clarifying that a 2 car garage would not be allowed per setback requirements, and an attached garage would also not meet setback requirements. He asks if there would be any way that in the future, a resident would be able to expand or attach the garage. He states that he would like to consider adding language to the site plan regarding any future expansion/attachment of garage, and that it must comply with zoning. 

Robert Koup closed comment.

The Board moved on to the Special Conditions. 

Andrew Port walked the Board through the 3 special conditions under discussion. No subdivision, affordable housing, trees. 

Chairman Koup and Andrew Port discussed issues within the trees question, specifically regarding the placement of a tree within the public right of way.

Rick Taintor discussed ongoing maintenance of trees as it relates to public right of way.

Rick Taintor asked a clarifying question about specific verbiage within the conditions, Andrew Port clarified that it reflects the new preferred wording from the Building Office.

Brian Balcom and Andrew port discussed continuing maintenance for drainage on the property, as well as the clarity of language.

Rick Taintor suggested a motion to amend special permit regarding the verbiage.

Chairman Koup pointed to a potential issue with wording within the tree condition, highlighting an issue with the timing of tree planting and the occupancy permit. Niebb states that they may put bonds in place during construction to alleviate this issue.

Robert Koup posed a question to Andrew Port regarding the tree condition wording, with Rick Taintor suggesting a tweak to state “second occupancy permit”, thus alleviating the potential issue.

Alden Clark and Robert Koup clarified that the site plan would need to be updated to reflect a setback of 23.8’ rather than the 22.9’ setback currently on the site plan to conform to zoning standards.

Robert Koup asked for motion to approve the plan with proposed adjustments resubmitted.

Alden Clark moves to approve the special permit as amended during the meeting.

Matt Hefron seconded the motion.

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


3. General Business

a) Approval of Minutes

· 3/18/2026

Rick Taintor moved to approve the minutes.

Alden Clark seconded the motion.

A roll call vote was taken, the vote was unanimous. The minutes were approved.

· 3/31/2026

Rick Taintor moved to approve the minutes.

Alden Clark seconded the motion.

A roll call vote was taken, the vote was unanimous. The minutes were approved.

· 4/15/2026

Rick Taintor moved to approve the minutes.

Alden Clark seconded the motion.

A roll call vote was taken, the vote was unanimous. The minutes were approved.


· 4/28/2026
Ac move mh second all in favor jp abstain rick abstain

Alden Clak moved to approve the minutes.

Matt Hefron seconded the motion.

A roll call vote was taken, the vote was unanimous, with Jamie Pennington and Rick Taintor abstaining. The minutes were approved.


· 5/6/2026

Rick Taintor moved to approve the minutes.

Alden Clark seconded the motion.

A roll call vote was taken, the vote was unanimous. The minutes were approved.

· 5/20/2026

Rick Taintor moved to approve the minutes.

Alden Clark seconded the motion.

A roll call vote was taken, the vote was unanimous. The minutes were approved.


b) Update on Storey Ave Visioning and Rezoning Process

Andrew Port updated the Planning Board on upcoming workshops, and updated the Board on online survey results.

Andrew Port discussed the permitting process and how it could occur in parallel with potential design changes. 

Rick Taintor asked Andrew Port about the 40-R Process, and whether or not the Planning Board could serve as the permit granting authority for Storey Ave project. Andrew Port responded affirmatively, the Planning Board could serve that function. Andrew Port then laid out various ways the Board can approach a piecemeal project.

Brian Balcom asked if there was a report on the business community’s thoughts on the potential projects. Andrew Port responded that there had not been cohesive input from many individual businesses, but certain owners of larger groups of businesses and real estate did give feedback, specifically requesting flexibility regarding height and volume, as well as requesting that there be no reduction on commercial zoning space. Andrew Port stated that the business owners were generally amenable to adding residential, but were wary of potential issues. One specific proposal was a business that suggested a hotel closer to the I-95 exit on Storey Ave.

Chairman Koup asked if the goal was to generate a similarly detailed plan as the one that Gamble & Assoc. produced for Watertown. Andrew Port responded that was the expectation.

c) Council Workshops on Zoning Amendment 221

Andrew Port stated the first workshop had occurred, and that the next workshop was scheduled for 6/10. The Board would continue to track developments.

Chairman Koup and Matt Hefron stated that they felt the first workshop was very constructive and well attended.

d) Business Park Rezoning

Andrew Port stated he had not received much feedback from business park residents. Suggested updating and bringing forward with a City Council sponsor or having public hearing. Andrew Port suggested adding this to the 7/15 agenda, and Rick Taintor volunteered to draft some of the proposals into an ordnance format.

e) Architectural design review/site plan review

Andrew Port reiterated certain state legislation changes and how they may affect Planning Board powers to govern design review and site plan review. 

Andrew Port led the Board in a discussion about whether they might consider codifying elements of their design or site plan review goals in order to protect them, as well as the difficulty of codifying such things.

Rick Taintor suggested expanding their use of special permits to alleviate the issue. Andrew Port responded that would have potential to exceed the mandate of the Planning Board.

Jamie Pennington asked how many commercial properties are subject to site plan review. Andrew port responded that there were still large geographic areas and overlay districts that would always be under the Planning Board’s purview, specifically the industrial park, 40-R, and Storey Ave.

Rick Taintor pointed out that certain districts would not be affected, as occupants “opt in” and suggested that only the industrial park would ultimately be affected.

Jack Lacaire asked if there were examples of other cities were doing similar things. Andrew Port responded that there were many examples all over the world, it depended on what specifically one was looking to emulate.



f) Other updates from the Chair of Planning Director

Chairman Koup read a note into the minutes regarding Jim McCaullay:

When he engaged with the Board, no matter what the issue, Jim always made you think a little harder and work a little harder to understand all the relevant factors, and sometimes complex decisions. I wanted to express my appreciation for the very meaningful role Jim played in our public discourse and decision making over the years he was involved.

4. Adjournment

Alden Clark moved to adjourn the meeting.

Matt Hefron seconded the motion.

A roll call vote was taken, the vote was unanimous. The meeting was adjourned at 8:19 PM.

Respectfully submitted – Wylie Bednar
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