
       
       

 
           

 
    

       
       
       
       
       
          
      
        
      

 
 

 
     

 
                

 
 

              
      

 
  

     
 

          
            

                
              

             
            

           
                

               
            

              
 
 
 
 
 

______________________________________________________________________________ 

BROCKTON PLANNING BOARD MINUTES 
Tuesday, May 6th, 2025 - 6:00 PM 

Chair Toni Goncalves opened up the meeting with a Roll Call… 

Members present are 
● Toni Goncalves - Planning Board Chair 
● Iolando Spinola - Planning Board Vice-Chair 
● Marty Crowell - Planning Board Member 
● Matthew Gallagher - Planning Board Member 
● James Sweeney - Planning Board Member 
● Rob May - Director of Planning & Economic Development 
● Evan Sears - Planner II 
● Brendan Weeks - Deputy Fire Chief 
● Isaiah Thelwell - Administrative Assistant 

Review and Acceptance of Minutes 

The Board reviewed the minutes of the last Planning Board meeting that took place on 
04-01-25 

A motion to accept was properly made by James Sweeney, seconded by Matthew Gallagher. 
The motion was unanimously approved (5-0). 

Proposed Zoning 
R-5 Senior Residential District Amendment 

Attorney James Burke introduced a proposed amendment regarding senior housing, 
co-sponsored by Councilors Philip Griffin and Jeff Thompson. Burke explained that while 
Brockton had a prior senior housing ordinance, it was repealed, prompting the need for a revised 
version. The new proposal reinstates much of the previous ordinance but importantly expands the 
scope to include rental housing in addition to ownership, which developers identified as 
essential. Burke emphasized that senior housing is not highly profitable, making mixed-use 
developments with multifamily units necessary to ensure economic feasibility. The ordinance 
sets a minimum lot size of five acres for senior housing developments and ten acres if 
multifamily units are included, with senior units required to match or exceed multifamily units to 
prevent purely multifamily projects. Additional provisions include a requirement for 50% open 
space, private roads unless built to city standards, and appropriate access for emergency vehicles. 



 
              
             

              
              

               
             

       
 

                
           

             
            
              

           
 

              
        

 
    

     
   

   
    

 
               

               
            
            

            
            

                  
             
               

               
 

              
                  

             
            

              
     

 

Councilors Thompson and Griffin both spoke in strong support of the proposed senior residential 
ordinance. Thompson emphasized that the ordinance addresses a critical need in Brockton by 
allowing seniors to age in place with dignity, comfort, and community. He reiterated Attorney 
Burke’s points and added that residents have been actively requesting such a zoning option, 
particularly to relieve themselves of home maintenance burdens and to gain access to social and 
recreational amenities. He underscored his engagement with the Council on Aging and the 
community’s consistent desire for dedicated senior housing. 

Griffin echoed these sentiments, stating that demand in his ward is also high and that the 
amendment would stimulate interest from developers, especially by including rental flexibility. 
He supported the inclusion of mixed-use components as a practical necessity, recognizing that 
successful development requires financial viability. Both councilors framed the ordinance as a 
"win-win" solution that benefits seniors, developers, and the city alike. Planner Evan Sears noted 
that Councilor-at-Large Farwell had submitted an email expressing his support. 

A motion to recommend favorably to the council was properly made by Marty Crowell, 
seconded by James Sweeney, and unanimously approved (5-0). 

1. Site Plan Review 
Property: 575 North Montello Street 
Parcel ID#: 105-012 
Applicant: Associacao Caboverdiana 
Representative: J.K. Holmgren Engineering 

Scott Faria of J.K. Holmgren Engineering presented a Site Plan Review Application on behalf of 
the Cape Verdean Association of Brockton for their property at 575 North Montello Street. The 
proposal involves a significant expansion to the existing structure—a former fire station 
currently used for community services—by doubling its square footage to enhance the 
Association’s ability to serve the community, particularly through educational and social service 
programming. Faria detailed improvements, including a redesigned parking layout that meets the 
zoning requirement of 23 spaces, upgraded green space in front and rear of the site, and a new 
drainage system replacing the current lack of stormwater management. He explained that the 
redesign would eliminate most of the existing sea of pavement, consolidating parking to the rear 
with only an ADA space up front and introducing curbing to better define driveway entrances. 

Kevin Paton from BKA Architects then presented the architectural plans. The new addition will 
mirror the aesthetic of the former fire station with a brick façade on North Montello Street and a 
stucco-like finish along the sides and rear. The interior program includes new classrooms, 
reconfigured educational space, a large meeting area, new restrooms, and significantly upgraded 
office facilities—12 private offices, a meeting room, and a break area—designed to relieve the 
overcrowded and impractical current workspace. 



                
              

             
             

              
                

                 
             

 
             

          
 

   
    

   
   

    
 

             
            

             
               

             
              
             

           
 

              
               

              
               

                 
               

             
 

 
                

              
               

               
              

            
            

Paton also noted that the addition will make the building fully accessible, with the inclusion of 
an internal staircase and elevator connecting all three levels, addressing a current issue where 
lower levels are only accessible via an exterior entrance. Chair Goncalves inquired about 
funding, and Paton explained that the project would be self-funded through resources the 
organization has been saving over time. Gallagher inquired about the parking layout, noting a 
discrepancy in the number of required versus visible spaces. Faria confirms that all 23 spaces are 
accounted for, including a tandem spot in the front and an ADA space, and thanks Gallagher for 
prompting clarification. Sweeney notes that more street trees would benefit the area. 

A motion to approve with standard conditions was properly made by Matthew Gallagher, 
seconded by Marty Crowell. The motion was unanimously approved (5-0). 

2. Definitive Subdivision 
Property: 34 Sumner Street 
Parcel ID# 002-264 
Applicant: Humberto Pires 
Representative: J.K. Holmgren Engineering 

Scott Faria with J.K. Holmgren Engineering and Attorney Jake Creedon presented a subdivision 
proposal for 34 Sumner Street, a large 60,000-square-foot property containing two existing 
residential buildings. They explained that both buildings have valid building permits, a shared 
driveway from Sumner Street, and are already occupied. Their goal is to formally subdivide the 
parcel into two lots, which requires first securing definitive subdivision approval from the 
Planning Board, followed by seeking frontage and setback relief from the Zoning Board of 
Appeals. Faria described the site as a well-maintained property surrounded by natural features 
like wetlands and grasslands, with fencing for privacy and sufficient parking. 

Chair Goncalves asked about the lack of utility information on the submitted plan. Sears 
confirmed there was concern about the second structure not appearing to have a separate utility 
hookup. Faria responded that both buildings do, in fact, have separate sewer services approved 
by the DPW, including a manhole branching to both houses. However, he acknowledged that the 
utility plan submitted to DPW was not included in this application and offered to forward it. He 
also confirmed that water and electric hookups exist and that both homes are currently occupied, 
having received their occupancy permits. The subdivision is sought primarily to legally divide 
ownership. 

Faria clarified that both buildings on the property share a driveway that forks to serve separate 
garages, with one having been converted from a barn to a residential dwelling. Goncalves 
questioned whether Lot B was always intended for residential use, and Faria confirmed that it 
had been converted from a barn, and the building permit was issued accordingly. Crowell raised 
concerns that the process seemed backwards, as it appeared that construction occurred prior to 
proper subdivision approval. Faria acknowledged this, noting that the building department issued 
permits for the structure based on its pre-zoning status and historic use. 



              
               
               

              
             

                
               

          
 

                
         

 
 

Planner Sears clarified that the Building Department only approved the structure as an accessory 
use (garage), not for residential occupancy, and that the ZBA had previously denied converting it 
into a residence. He expressed concern that the subdivision would violate the intent of the 
original permits. Faria claimed he was unaware of this conflict. Deputy Chief Weeks supported 
Sears’ concerns, warning that subdividing could lead to increased density, parking issues, and 
fire access problems, especially if a future accessory dwelling unit were added. In light of this, 
Goncalves asked if Faria wished to reconsider. Faria requested a continuance to confer with the 
Building and Planning Departments to determine how best to proceed. 

A motion to continue to the June 3rd Meeting was properly made by Marty Crowell, seconded 
by Matthew Gallagher. The motion was unanimously passed (5-0). 


