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Planning & Development Standing Committee
and Committee of the Whole Meeting

Wednesday, September 2, 2026 – 6:00 p.m.
City Hall

Kyrouz Auditorium
9 Dale Avenue

Gloucester, MA 01930
-Minutes-

Planning & Development Committee Present: Chair, Councilor Jason Grow; Councilor Hannah
Kimberley

Committee of the Whole Present: Council President, Tony Gross; Councilor Marjorie Grace;
Councilor Patti-Ann Page

Absent: Vice Chair, Councilor Dylan Benson

Also Present: Community Development Director, Alex Koppelman; General Counsel, Suzanne Egan;
Planning Director, Gregg Cademartori; Legislative Aide, Lynds Jones

This meeting was conducted in person and remotely through ZOOM

Councilor Grow called the P&D meeting to order at 6:00 p.m.

Councilor Gross called the Committee of the Whole meeting to order at 6:01 p.m.

Councilor Grow announced the names of the P&D Committee members in attendance.

1. Memorandum from the Community Development Director regarding the draft Housing 
Compass Plan referral

Summary of Discussion: Community Development Director, Alex Koppelman shared his screen.
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Alex Koppelman stated the above. He stated that the Housing Compass Plan was based off the most current
data and on public input gathered over the past year.
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Alex Koppelman stated the above.
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Alex Koppelman stated that the Housing Compass Plan had gotten input from a variety of different
communities within the City, and through a number of different avenues as can be seen above. 

Alex Koppelman stated the above.
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Alex Koppelman stated the above.
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Alex Koppelman stated the above.
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Alex Koppelman stated the above.
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Alex Koppelman stated the above was a map of the development constraints within the City.

Alex Koppelman stated the above.
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Alex Koppelman stated the above were locations that had been identified in the City where there were
opportunities for development. He stated that these weren’t locations that the City would build housing on,
but places that would make sense for the City to encourage it.

Alex Koppelman stated the above.
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Alex Koppelman stated the above.

Councilor Page asked for clarification on the implementation of the plan. Alex Koppelman stated that the
Housing Compass Plan was a roadmap, and there would be a process for implementation. He stated that
during this implementation process was when details were decided, such as questions regarding
infrastructure capacity, or size and scale of development. He stated that which recommendations were
implemented would be a decision by the City and this would include public engagement. He stated that in
the case of a Smart Growth District, there would be a development partner which would create assessment
studies on the impacts of the project. 

Councilor Page asked for clarification regarding he fiscal impact of the recommendations on the City.
Alex Koppelman stated that while there were financially oriented recommendations, the plan looked
towards funding sources that were already dedicated to affordable housing. He stated these were funding
sources such as the Affordable Housing Trust and the Community Development Block Grant Program. He
stated that there was no recommendation in the plan that would require the City to use the General Fund as
a funding source except for a staff member that would be shared with other communities.

Councilor Kimberley asked if housing on Railroad Avenue would have a local preference. Alex
Koppelman stated that when affordable housing was created the City had the ability to apply for local
preference of up to 70% of units. He stated that the City did this every time affordable housing came up. 

Councilor Kimberley asked what the public feedback had been regarding the sites identified in the plan.
Alex Koppelman stated that there had been enthusiasm from the public.
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Councilor Kimberley asked what was the strategy to create the missing middle in housing, and decrease
the cost of building small scale housing or smaller multi-family buildings. Alex Koppelman stated that the
City could create a starter home district through the State’s 40Y program. He stated that the City should be
wary of creating City wide zoning changes, as there were different development constraints in different
areas in the City. He stated the plan also recommended creating financial packages to help finance smaller
multi-family development.

Councilor Gross asked if 40Y was mainly meant for undeveloped land. Alex Koppelman stated that was
the case. 

Councilor Gross stated that the lease to locals program that Provincetown had piloted had drained their
Affordable Housing Trust. 

Councilor Grace asked how many seasonal homes were in the City. Alex Koppelman stated that it was
8% of all housing units. 

Councilor Grace asked for clarification regarding funding sources. Alex Koppelman stated that the
Affordable Housing Trust was being suggested as a funding source, as there was $300,000 that was
contributed annually by the Community Preservation Committee. 

Councilor Page asked for clarification regarding the payments that the State would make under a 40R
Smart Growth District. Alex Koppelman stated that there would be a one-time payment based on the units
created.

Councilor Page asked if the proposed streamlining of permitting would remove City Council oversight.
Alex Koppelman stated that any changes to permitting would have to be approved by the City Council
itself, and there were many permitting bodies in the City that could have their processes simplified.

Councilor Page asked for clarification on the Agent of Change Sound Policy. Alex Koppelman stated
that this was a recognition that there are areas of the City where housing was that had noise due to cultural
activity.

Councilor Page stated that if the former Shaw’s was developed then the housing would most likely not be
affordable, and would be market rate. She stated if a grocery store were opened in a mixed-use development
it would most likely be a high priced store. 

Councilor Page asked what sort of grocery store could move into the former Shaw’s location. Alex
Koppelman stated that the City could not mandate what grocery store went in, but the City could use tools
to facilitate the development such as a Smart Growth District. He stated that the current recommendation
was meant to serve the neighborhood. 

Councilor Kimberley asked what recommendations in the plan were achievable within the next year. Alex
Koppelman stated that once the Housing Compass Plan was officially adopted, the priority
recommendations would be a good place to start. 

Councilor Gross stated that the City could not use the City’s AMI to determine the rates on affordable
housing, as HUD would not remove the City from the Greater Boston AMI district. 

Councilor Gross asked for clarification regarding pre-approved architectural plans for development in the
City. Alex Koppelman stated that that the City could create pre-approved architectural plans for different
sizes of buildings that would fit the development constraints of a given area. He stated that this would be a
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proactive approach for the City to take to support development, and when the development process was a
reactive process, it could kick applicants between different permitting authorities in the City. 

Councilor Gross asked for clarification on what SHI as seen above. Alex Koppelman stated that SHI in
this context meant that when 40B developments were built in a community, both affordable and market
rate units were added to the State’s estimation of affordable housing stock, which created an overestimation
in the available affordable housing. 
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Councilor Gross asked for clarification regarding the discrepancy between the number of permitted units
in 2024 in the two graphs above. Alex Koppelman stated that the data source for each graph was different.

Councilor Gross stated that the State had 609 short-term rentals registered in the City.

Councilor Gross stated that the above graph added up to 12,816 total units, and elsewhere in the Housing
Compass Plan, higher figures were referenced. Alex Koppelman stated that the figure referenced in the
table was from a different data source which was a survey. 

There was a brief discussion regarding the percentage of non-conforming lots within the City.

Councilor Grow asked if right-sizing the zoning within the City would spur development. Alex
Koppelman stated that zoning within the City was not consistent with what was on the ground, which
caused residents to have to go to multiple permitting authorities during development. He stated that the
Compass Housing Plan was focusing on housing development opportunities through overlay zones rather
than doing the monumental work of correcting the zoning nonconformities throughout the City. 

Councilor Grace asked what was the benefit for the City for the 272 Washington Street development
moving from a 40B development to a 40R. Alex Koppelman stated that the City would receive incentive
payments for the development under 40R.
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Councilor Grace asked if there were any changes from the proposed 65 units at 272 Washington Street.
Alex Koppelman stated that there had not been, and the City Council would have a hand in shaping the
Smart Growth District for the project. 

Councilor Gross asked if a 40R development required mixed-use. Alex Koppelman stated that it did not
have to be. 

There was a brief discussion regarding the exact locations of the other proposed areas of development as
can be seen above. 

Councilor Grace asked what was the amount of annual reimbursement for school age children living in a
40R development. Alex Koppelman stated that it was determined by the State.



Planning & Development                           September 2, 2026                                  Page 16 of 20

Councilor Grace asked for clarification regarding the 40Y starter home designation and where such a
district could be zoned. Alex Koppelman stated that 33 Emerson Avenue was one opportunity location.
He stated that the Housing Subcommittee was working to identify areas. 

Councilor Grow asked if development of City owned properties would be a good avenue for 40Y
development. Alex Koppelman stated that there were no City owned properties that could be developed
under 40Y due to development constraints and other factors. He stated that there may be properties owned
by the Housing Authority that could be a 40Y district.

Councilor Page asked for clarification regarding the proposed townhouses at 272 Washington Street. Alex
Koppelman stated that the developers had proposed to build affordable townhouses that would be financed
through the Commonwealth Builder Program. He stated that the City did not meet the State’s criteria to be
a Gateway City and therefore the funding could not be secured. He stated that the Housing Compass Plan
recommended the City seek Gateway City or Seasonal Community designations. 

Councilor Page asked if other communities had met the 10% affordable housing threshold set by the State.
Alex Koppelman stated that there were several, and they were detailed in the Housing Compass Plan.

Councilor Gross stated that one issue restricting housing growth was the building codes adopted by the
City over the years, and that the City should lobby the State to create a commission to examine these
building codes. 

Councilor Gross stated that the Housing Compass Plan included provisions for in-home businesses for
artists, but it would not be a blanket recommendation.

Councilor Gross asked for clarification regarding the funding of the Affordable Housing Trust. Alex
Koppelman stated that Affordable Housing Trust was funded by taxes on short-term rentals, annual
funding from the Community Preservation Committee, and in-lieu payments from developers who did not
want to build required inclusionary housing. 

Councilor Gross asked for clarification on the definition of Local Action Units were. Alex Koppelman
stated that they were Affordable Housing units that were created through a local mechanism.

Councilor Grace stated that there should be more work done to create engagement with the public. Alex
Koppelman stated that the Housing Compass Plan was based off the engagement that had been received
from the public. 

Councilor Grow asked if the City knew how many multi-family units were currently vacant and not being
rented out. Alex Koppelman stated that there was limited data on the matter.

Councilor Grow asked if there was an implementation plan for the Housing Compass Plan. Alex
Koppelman stated that there would be one developed and it would most likely be led by the Affordable
Housing Trust. 

Councilor Gross asked for clarification regarding the Seasonal Community designation. Alex Koppelman
stated that it was a relatively new designation, and only a year old. He stated that though the City may not
meet all the criteria, the City’s housing stock was heavily affected by seasonal use.

There was a brief discussion regarding if there would be a public hearing held regarding the Compass
Housing Plan. It was determined that there would be a joint special meeting of the Planning Board and City
Council on September 15, 2026 where a public hearing would be held.
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MOTION TO ADJOURN: On a motion by Councilor Grace, seconded by Councilor Page, the
Committee of the Whole voted 3 in favor, 0 opposed, to adjourn at 7:38 p.m.

There was a brief recess taken at 7:38 p.m.

COMMITTEE RECOMMENDATION: On a motion by Councilor Grow, seconded by Councilor
Kimberley, the Planning & Development Committee voted 2 in favor, 0 opposed, 1 absent to recommend
that the City Council accept the draft Housing Compass Plan as submitted by the Community Development
Director and presented on September 2, 2026.

2. SCP#2026-008: The application of 187 Atlantic Ave Holdings, LLC, Map #255, Lot #1: GZO Sec.
5.2 “Earth Fill and Removal Regulations,” 5.2.2 “Permit from the City Council,” to permit the
movement of more than 3 acres or 1,000 cy of soil in the R-20 district.

Summary of Discussion: Doug Macdonald, Procopio Companies, stated he was representing the
applicant. 

Doug Macdonald shared his screen.

Doug Macdonald stated that this special permit was unique as the proposal was to not to remove the earth
fill off site, but to relocate it from seven adjacent lots to the lot at 187 Atlantic Avenue. He stated that the
other seven lots had approved septic and building permits, and about 2,000 cubic yards (cy) of fill needed
to be removed from those seven lots, for a total of roughly 15,000 cy. He stated that earth fill would be
stored and then used to grade the lot at 187 Atlantic Avenue which the applicant was intending on
performing a subdivision on the property. He stated that by storing the 15,000 cy at 187 Atlantic Avenue it
would prevent 750 truck loads of earth fill being removed from the site and trucked out of the neighborhood.
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Doug Macdonald stated that the fill would be placed in the light purple area of 187 Atlantic Avenue. He
stated that he would be having an informal meeting within the next sixty days with the Planning Director
regarding the applicants plans for the site, and the site would need earth fill to grade the site. 

Councilor Grow asked what the colored lines surrounding the property represented. Doug Macdonald
stated that they represented required setbacks.

Doug Macdonald stated that he believed the reduction in trucks both in and out of the neighborhood would
be a benefit to the area.

Councilor Grow stated that this was not a typical application that the City Council received. He stated
there were concerns regarding the thoroughness of the application, as it did not provide much of the
information that GZO 5.2.2 required. He stated that it was unclear if the application for 187 Atlantic Avenue
could be used for earth fill on adjacent, but legally separate lots, especially when there were no current
building permits or subdivision permits in place for 187 Atlantic Avenue. 

Councilor Grow asked if a registered land surveyor or engineer had developed the plan, as was required
by GZO 5.2.2. Doug Macdonald stated that he was unsure who had developed it, but could get the plans
the proper stamp. 

Councilor Grow asked if there was an accompanying soils engineering report with the application. Doug
Macdonald stated that he did not have such a report.

Councilor Grow asked if there was a soil removal plan for the seven adjacent lots. Doug Macdonald stated
that he could have a sequence and plan put together. 

Councilor Grow asked if there was an erosion control plan. Doug Macdonald stated that he believed there
was such a plan. Councilor Grow stated that it had not been included and would need to be submitted.

Councilor Grow asked if there was a restoration plan as required under GZO 5.2.5. Doug Macdonald
stated that he did not have a restoration plan, but one could be made showing where the soil would be laid.
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Councilor Grow stated that the amount of earth fill removal that was being proposed was magnitudes larger
than what the Zoning Ordinance was written for. He stated that the proposed special council permit was for
a lot that had no other active permits yet. He stated that the applicant would also need to post a bond before
the work began.

Councilor Grow asked for General Counsel, Suzanne Egan to state any concerns regarding the
application. General Counsel, Suzanne Egan stated that a number of the deficiencies in information in
the application had already been stated. She stated that the application was also unusual as it was in
conjunction with the development of abutting lots, and 187 Atlantic Avenue was being proposed as a
staging area for the construction of the residential lots. She stated that because the application did not have
information regarding where the earth fill would be removed from and where it would be used to fill, the
proposed use fell under a contractor’s yard in the Zoning Ordinance, which was not an allowed use in a
residential zone and would require a special permit.

Councilor Grow stated that if the applicant was operating only on an individual lot, and removing the
earth fill and storing it on the same lot, that would be an allowed use. He asked if the storage of earth fill
on another unpermitted lot as a contractor’s yard would be a separate permit. Suzanne Egan stated that it
would be a different permit and a different use for what a residential zone was zoned for. 

Doug Macdonald asked if a plan was designed and presented for a contractor’s yard could that be
permitted. Suzanne Egan stated that the special council permit before the Committee was for earth fill and
removal, not a contractor’s yard, and she did not believe that was an appropriate use in a residential district
on a lot that did not have an active building permit.

Councilor Grow asked if the applicant would actually need a separate permit for each lot that was having
earth fill removed. Suzanne Egan stated that the use on each site would need to be examined, and an
adjacent lot shouldn’t be used as an accessory to that activity. 

Councilor Grow asked Planning Director, Gregg Cademartori for his concerns regarding the
application. Planning Director, Gregg Cademartori stated that the seven lots that had active building
and septic system permits and there were no concerns regarding grading on those sites, as earth fill and
removal fell under the review of the grading and drainage plan associated with the building permit. He
stated that the proposed earth fill at 187 Atlantic Avenue should have a plan for what the final state and
stabilization would be.

Councilor Grow asked if there were any conservation concerns. Gregg Cademartori stated that the
proposed area of fill would fall outside the area of conservation jurisdiction. He stated that there was no
current permit on the site, but with plans of a subdivision on the lot, the Planning Board would want to
review the current conditions of the property and the proposed fill would limit the Planning Board on seeing
the existing conditions. 

Councilor Grow stated that due to the lack of information in the application and the zoning concerns the
applicant should withdraw the application and submit a more complete application, but there were still
concerns regarding the proposed use as a contractor’s yard. Doug Macdonald asked that the matter be
continued.

Cynthia Fortier, 194 Atlantic Avenue, stated her concerns regarding abutters receiving notice of the
meeting. She asked if all the lots would be developed at the same time and if the driveways would go onto
Atlantic Avenue. Doug Macdonald stated two or three lots would be developed at a time, but they would
all be finished before next summer to decrease the impact on traffic and the driveways would go onto
Atlantic Avenue.
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This matter was continued to the September 16, 2026 Planning & Development Committee meeting.

MOTION TO ADJOURN: On a motion by Councilor Kimberley, seconded by Councilor Grow, the
Planning & Development Committee voted 2 in favor, 0 opposed, 1 absent, to adjourn the meeting at
8:15 p.m.

Submitted by:  Lynds S. Jones, Legislative Aide

Documents submitted at the meeting:  Presentation by Alex Koppelman.

Matters appearing on the agenda that are to be continued:

1. CC#2026-012 (Memhard): Amend GZO Sec. 3.2.1 “Dimensional Requirements for Single, Two-
Family and Three-Family Dwellings” by increasing the minimum lot area per dwelling unit (sf)
requirement for the RC-40 (Coastal Residential) zoning district by DELETING “20,000 sf” and
ADDING “40,000 sf.” (cont. from July 8, 2026) (cont. to September 16, 2026)

2. SCP2026-007: The application of Seaside Legal Solutions, P.C. (Owner, Billiken Investments LLC),
Day Court #4, Map #219, Lot #155: GZO Sec. 2.3.1(7) “Conversion to or new multi-family or
apartment dwelling, four to six dwelling units,” and Sec. 3.2.2 fn (e) “No principal building shall be
closer to another principal building on the same site than the sum of their respective heights; provided,
however, that the City Council may by special permit authorize a reduction in said distance upon a
finding that such reduction is not detrimental because of view obstruction, overshadowing, service
access or visual crowding” in the R20 district. (cont. from July 22, 2026) (cont. to September 16, 2026)

Meeting Recording: http://gloucester-ma.gov/1097/Past-Remote-Public-Meeting

http://gloucester-ma.gov/1097/Past-Remote-Public-Meeting



