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CITY of MALDEN PLANNING BOARD 
Minutes of Regular Meeting  
Meeting Date: January 14, 2026 
Meeting Location: Malden City Hall, Herbert L. Jackson City Council Chamber, 215 Pleasant Street, 
Malden, MA 
 
I. Call to Order. Chairman Charles Ioven called the meeting to order at 7:00 pm.  

Ioven announced that under the provisions of the Open Meeting Law, attendees are informed that this 
meeting is being recorded by Urban Media Arts, formerly known as Malden Access Television, and that 
he has not been notified that any other video or audio recording of this meeting will occur. 
 

II. Roll Call.  Ioven chaired the meeting and took a roll call. 
Planning Board Members in attendance: 
Antonucci, Kenneth  
Chuha, Diane 
Ferguson, Michele, Associate  
Gebreselassie, Tewedaj 
Gray, Resa  
Hayes, Patrick  
Henry, Eric 
Stone, Stephanie 
Ioven, Charles, Chair 
  
Planning Board Members absent: Verma, Vikas Ronnie Raj; Schroeder, Maria, Associate.  
 
Planning Staff in attendance: Michelle Romero, City Planner  

 
Ioven announced that Ferguson would be voting in the absence of Verma.  
 
----------------------------------------------------------------------------------------------------------- 
 

III. PUBLIC HEARINGS. (Order of hearings to be determined by Chairman) 
A. Zoning: Special Permits/ Title 12, Code of City of Malden (MCC). 

 
1. 160 Eastern Avenue (Parcel ID #086 268 801) Permit Application #CMID-073306-2025/ 

§12.28.010.E/To amend special permit granted in Case #23-17/To expand existing vehicle retail sales 
use (car dealership). 

 
Chuha read the notice of public hearing. 
 
Petitioner submitted the following plans and information: 
1. Proposed site plan, “PLOT PLAN SHOWING PARKING SPACES FOR GOTTSCHALK 

RICHARD JR. 160 EASTERN AVENUE MALDEN, MA,” dated December 10, 2025 
(signed/stamped December 1, 2025), prepared by Bryan G. Parmenter, PLS, HRH Consulting Group 
LLC, Lynn, MA. 

2. Existing site plan, “LEASE PLAN- EXISTING Located at 160 EASTERN AVENUE MALDEN, 
MASSACHUSETTS,” dated November 6, 2023, prepared by Timothy P. Revellese, P.E., Cyprus 
Design Inc., Tewksbury, MA, which is the site plan approved with special permit granted in Case 
#23-17 and Used Car Dealer Class II License #370-25. 

3. Existing and proposed first floor plan, “As Built Floor Plan 160 EASTERN AVE.MALDEN, MA.,” 
dated April 21, 2025, prepared by Charles Cochran, Reg. Architect, Cornerstone Architects Inc., N. 
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Chelmsford, MA. 
4. Proposed second floor plan, “Proposed Second Modification Plan,” dated June 17, 2025 

(stamped/signed July 8, 2025), prepared by Nazeih R. Hammouri, PE, HRH Consulting Design 
Group LLC, Lynn, MA. 

5. “Exterior Elevations,” for front (Phillips Court), right side (Eastern Ave), and rear, dated April 16, 
2025, prepared by Cornerstone Architects Inc., N. Chelmsford, MA. 

 
Presentation by petitioner: 
1. Patrick P. MacDonald, attorney, 479 Eastern Avenue, Malden, MA, 
2. Anita Gottschalk, 616 Broadway Nominee Trust, 110 Eames Street, Wilmington, MA (residential 

address: 7 Nelson Way, Wilmington, MA). 
3. Fernando Limas, General Manager, AGM Auto Sales, 160 Eastern Avenue, Malden, tenant 

(residential address, 26 Park Street, Haverhill, MA).  
 

The proposal to amend the special permit granted in Case #23-17 to expand the vehicle retail sales use of 
the property by the existing used car dealership; and specifically, to expand the vehicle retail sales use to 
increase exterior space used on the lot to 13,809 square feet for display of vehicles for sale, and increase 
space used inside the building to a total 4,800 square feet, comprised of 3,600 square feet on the first floor 
and 1,200 square feet on the mezzanine level, for car showroom, sales offices and general offices.   
 
The Board opened the public hearing and received the following public comment: 
In favor:  None. 

 
In opposition:  
1. Peg Crowe, Ward 1 City Councilor, 9 Hancock Street, Malden. 
 
The Board closed the public hearing.   

 
The Board received and reviewed the following documentation at the meeting: 
1. Planning Report & Recommendation dated January 14, 2026. 
2. Special permit Case #23-17  
3. Used Car Dealer Class II License #370-25. 
4. Verbal testimony and email dated January 14, 2026 from Nelson Miller, Building Commissioner, 

with attached report of Compliance Officers Dave Morse and Jim Tuxbury re: violations. 
 

Decision: The Planning Board denied the petition to amend the special permit in Case #23-17 and 
disapproved the proposed expansion of the used car dealership,  
 
The decision is described in Case #26-01 (attached). 

 
Record of Votes: On the motion by Henry, seconded by Ferguson, to deny the petition was nine in favor, 
none opposed, and the motion passed (9-0). 

 
Yes      No    Absent         Not Voting     Abstained    Recused    

ANTONUCCI                 X 
CHUHA                     X 
FERGUSON    X 
GEBRESELASSIE                X 
GRAY                                    X 
HAYES                                  X 
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HENRY                                  X 
SCHROEDER           X 
STONE                             X 
VERMA                                                           X 
IOVEN Chair                X 
 
------------------------------------------------------------------------------------------------------------ 

 
III.   PUBLIC MEETING.  
1. Subdivision Control/M.G.L. c. 41, §81 and Rules & Regulations of Malden 

Planning Board Governing Subdivision of Land.  
A. 100 Hospital Road and/or formerly part of 100 Hospital Road (Parcel ID # 025 104 

401)/Permit Application #CMID-058565-2023/MGL.c.41, §81P. Application for 
Determination of Planning Jurisdiction Whether Approval Not Required-ANR Plan 
(Widening & Relocation Plan for Portions of Hospital Road, Savin Street). 
 
The Board reviewed the plan and received information from Romero that the plan complies 
with statutory criteria for endorsement. 
 
Decision: The Board approved the Application and endorsement of the plan. 
 
The decision is contained in correspondence dated January 15, 2026 to City Clerk (attached). 
 
Record of Votes: On the motion by Antonucci, seconded by Gebreselassie, to approve the 
application and endorse the plan, the vote was nine in favor, none opposed, and the motion 
passed (9-0). 
   

Yes      No    Absent         Not Voting     Abstained    Recused    
ANTONUCCI                 X 
CHUHA                     X 
FERGUSON    X 
GEBRESELASSIE                X 
GRAY                                    X 
HAYES                                  X 
HENRY                                  X 
SCHROEDER              X 
STONE                             X 
VERMA                                       X 
IOVEN Chair                X 

 
 

B. 71-73 Emerald Street (Parcel ID # 032 204 432) and no # Emerald Street (Parcel ID # 
032 204 431)/Permit Application #INT-075496-2026/MGL. c.41, §81P. Application for 
Determination of Planning Jurisdiction Whether Approval Not Required-ANR Plan to 
merge parcels. 
 
The Board reviewed the plan and received information from Romero that the plan 
complies with statutory criteria for endorsement. 
 
Decision: The Board approved the Application and endorsement of the plan. 
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The decision is contained in correspondence dated January 20, 2026 to City Clerk 
(attached). 
 
Record of Votes: On the motion by Antonucci, seconded by Gray, to approve the 
application and endorse the plan, the vote was nine in favor, none opposed, and the 
motion passed (9-0). 
 

Yes      No    Absent         Not Voting     Abstained    Recused    
ANTONUCCI                 X 
CHUHA                     X 
FERGUSON   X 
GEBRESELASSIE                X 
GRAY                                    X 
HAYES                                  X 
HENRY                                  X 
SCHROEDER             X 
STONE                             X 
VERMA                                     X 
IOVEN Chair                X 

 
2. Advisory Recommendation to City Council re: Special Permits/§12.32.030(B)(2). 

A. 1 Salem Street (Parcel ID # 075 272 209) and 15 Ferry Street (Parcel ID # 075 272 
211)/Multifamily Dwelling 6-7 Stories in Central Business zoning district (§12.12.010.B), 
Site of Preferably Preserved Buildings (§12.12.010.C), All Structures More than Six 
Stories (§12.12.100), Inclusionary Development (§12.12.300)/Permit Application # 
CMID-075160-2025/To construct new 7-story building for multifamily dwelling use with 
73 dwelling units; 3,050 SF of non-residential use (to be determined) on the first floor; 12 
Affordable Housing Units. 

 
Romero informed the Board that the proposal requires seeking variances from the Board of 
Appeal. The Board will review the proposal following successful completion of the 
variance process. 

 
------------------------------------------------------------------------------------------------ 

 
3. Status Updates. 

A. Community Preservation Committee. No update. 
B. Master Planning Activities. Ioven and Romero provided an update. 
C. Open Space & Recreation Plan.  Romero provided an update received from Alex Pratt, OSPCD. 
D. Annual Report 2025. Ioven presented the draft Annual Report; the Board reviewed and accepted 

the Report. 
 
Record of Votes: On the motion by Henry, seconded by Stone,  to accept the Annual Report, the vote 
was nine in favor, none opposed, and the motion passed (9-0). 
 
    Yes      No    Absent         Not Voting     Abstained    Recused    
ANTONUCCI                 X 
CHUHA                     X 
FERGUSON    X 
GEBRESELASSIE                X 
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GRAY                                    X 
HAYES                                  X 
HENRY                                  X  
SCHROEDER           X 
STONE                             X 
VERMA                                   X 

        IOVEN Chair                X 
 
----------------------------------------------------------------------------------------------------------- 

 
V. Next meeting:  February 11, 2026. 

 
             --------------------------------------------------------------------------------------------------------- 

 
VI. Adjournment:  8:46 pm (On the motion by Chuha, seconded by Antonucci, all voted in favor 

and the motion passed, 9-0). 
 
--------------------------------------------------------------------------------------------------------- 

 
Approved: Charles Ioven, Chair 
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CITY of MALDEN PLANNING BOARD 
NOTICE of DECISION 

 
CASE NUMBER 26-01                         
LOCATION of SUBJECT PROPERTY 160 Eastern Avenue, Malden, MA 
NAME of PETITIONER and PROPERTY OWNER 616 Broadway Nominee Trust 
DATE of PUBLIC HEARING January 14, 2026   
DATE of DECISION January 14, 2026 
DATE of FILING DECISION with CITY CLERK January 28, 2026 
DATE of NOTIFICATION to BUILDING INSPECTOR January 28, 2026 
FINAL DATE for FILING APPEAL of DECISION with SUPERIOR COURT February 17, 2026 
[Any appeal must be made pursuant to M.G.L. c. 40A, §17 and filed within 20 days after date this Notice is filed with City Clerk.]  
 
PROCEDURAL HISTORY (Case #26-01): 
1. The subject property is known as and numbered 160 Eastern Avenue and by City Assessor’s parcel 

identification number  086 268 801.  
2. Petitioner is the property owner, 616 Broadway Nominee Trust, 110 Eames Street, Wilmington, MA.  
3. At the public hearing, petitioner was represented by Patrick P. MacDonald, attorney, 479 Eastern 

Avenue, Malden, MA, and by trustee, Anita Gottschalk, 7 Nelson Way, Wilmington, MA; and the 
tenant, the used car dealership was represented by Fernando Limas, General Manager, AGM Auto Sales, 
160 Eastern Avenue, Malden, residential address, 26 Park Street, Haverhill, MA.  

4. The petition filed in permit application # CMID 073306-2025 seeks a special permit under Title 
12.28.010.E of the Code of the City of Malden (Ordinance) to amend the special permit granted in Case 
#23-17 to expand the vehicle retail sales use of the property by the existing used car dealership.  

5. The following plans were submitted in support of the petition: proposed site plan, “PLOT PLAN 
SHOWING PARKING SPACES FOR GOTTSCHALK RICHARD JR. 160 EASTERN AVENUE 
MALDEN, MA,” dated December 10, 2025 (signed/stamped December 1, 2025), prepared by Bryan G. 
Parmenter, PLS, HRH Consulting Group LLC, Lynn, MA; existing site plan, “LEASE PLAN- 
EXISTING Located at 160 EASTERN AVENUE MALDEN, MASSACHUSETTS,” dated November 6, 
2023, prepared by Timothy P. Revellese, P.E., Cyprus Design Inc., Tewksbury, MA, which is the site 
plan approved with special permit granted in Case #23-17 and Used Car Dealer Class II License #370-
25; existing and proposed first floor plan, “As Built Floor Plan 160 EASTERN AVE.MALDEN, MA.,” 
dated April 21, 2025, prepared by Charles Cochran, Reg. Architect, Cornerstone Architects Inc., N. 
Chelmsford, MA; proposed second floor plan, “Proposed Second Modification Plan,” dated June 17, 
2025 (stamped/signed July 8, 2025), prepared by Nazeih R. Hammouri, PE, HRH Consulting Design 
Group LLC, Lynn, MA; “Exterior Elevations,” for front (Phillips Court), right side (Eastern Ave), and 
rear, dated April 16, 2025, prepared by Cornerstone Architects Inc., N. Chelmsford, MA. 

6. The public hearing complied with the notice requirements of §12.32.020(K) of the Ordinance and 
Massachusetts General Laws, Chapter 40A, §11. 
 

FINDINGS of FACT (Case #26-01): The City of Malden Planning Board finds the following facts: 
1. The property is located on the northern side of Eastern Avenue, opposite Phillips Street, and is the site of 

a single-story building with footprint and first floor of 6,000 square feet and mezzanine level of 1,200 
square feet, and several material storage bins; and located in part on the subject property and partially on 
the abutting MBTA Right-of-Way are a salt/sand Quonset/arch storage dome and four storage containers. 

2. The property is currently used by property owner’s landscaping business, namely, 16,195 square feet of 
the exterior lot, located in northern and eastern yard areas, including storage dome, bins and containers, 
and 4,800 square feet on the first floor of the building for equipment storage and offices; and by a used 
car dealer, namely, 9,010 square feet of the exterior lot, located in the front and eastern side yard, for 
parking and display of vehicles, and 1,200 square feet on the first floor of the building for offices. 

3. The proposal is to expand the vehicle retail sales use to increase exterior space used on the lot to 13,809 
square feet for display of vehicles for sale, and increase space used inside the building to a total 4,800 
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square feet, comprised of 3,600 square feet on the first floor and 1,200 square feet on the mezzanine 
level, for car showroom, sales offices and general offices.   

4. The used car dealer is currently licensed for vehicle sales of twenty-one (21) cars per its current Used 
Car Dealer’s License- Class II License issued by the City Council in License Number 370-25, and under 
the proposal, the used car dealer will seek to amend its license to increase to fifty-two (52) vehicles. 

5. Under the proposal, the landscape contractor business would remain and use 4,449 square feet of the 
exterior lot, in the area north of the building, and 2,400 square feet on the first floor of the building.  

6. The proposal requires an amendment of the special permit granted in 2023 in Case #23-17, which 
amended the special permit granted in 2016 in Case #16-17, which allowed the extension of the 
preexisting nonconforming building, construction & contracting use and construction of a new 
nonconforming building and accessory structures. 

7. When the special permit was granted in 2016 in Case #16-17, the property owner was leasing 5,261 
square feet of the southern portion of the lot for use as an offsite parking facility, namely, an open-air 
parking lot for 18 vehicles by a nearby used-car dealer with an outdoor parking license, per City Council 
Paper #204/2016; and the license restricted use of this area to storage of vehicles and as overflow 
parking for the business operated at 225 Eastern Avenue and prohibited advertising, showing or sales of 
vehicles at the subject property.  

8. The vehicle retail sales use of the property began and operated from 2020 to 2023, in violation of the 
special permit granted in Case #16-17, and the use was legalized by the special permit in Case #23-17. 

9. The proposed site plan depicts fifty (50) parking spaces outside, located in the southern and eastern sides 
of the lot, with access aisles of nonconforming width; and including one employee space, located 
partially in Phillips Court, and two spaces for customers. 

10. Per Title 6.08.100 of the Code of the City of Malden, the City ordinances that regulate used car dealers, 
additional parking is required for employees and customers, based on the number of vehicles for sale. 

11. Under the proposal, six (6) spaces are proposed inside the building for a proposed car showroom, 
however, two of the spaces are proposed in the location of existing bathrooms. 

12. According to petitioner, the used car dealership has outgrown its current space and needs more space to 
operate. 

13. Abutting and surrounding land uses are residential and business and also the Malden High School and 
the multimodal recreational trail, Bike to the Sea Path/Northern Strand Community Trail. 

14. The used car dealership has an ongoing, recent history of license violations for having too many vehicles 
on site, in excess of the amount allowed by its license, as described in reports of the City Compliance 
Officers provided in the email dated January 14, 2026 from Building Commissioner Nelson Miller.  

15. Property owner was not aware of the violations or other issues with its tenant, the used car dealership. 
16. The Ward One City Councilor is in opposition to the proposal, given the impacts of this business on the 

abutting residential neighborhood, specifically, employees parking in the neighborhood, and the 
proposed overuse of the property. 

17. No public comment in support of the proposal was submitted. 
 

FINDING of LAW (Case #26-01): The City of Malden Planning Board finds that the proposal will be more 
detrimental to the neighborhood.  
 
DECISION (Case #26-01): On January 14, 2026, pursuant to the foregoing Findings of Fact and Finding of 
Law, the Planning Board denied the petition to amend the special permit in Case #23-17.  
 
RECORD of VOTES (Case #26-01):  On January 14, 2026, on the motion of Henry, seconded by Ferguson, 
the vote to deny the petition was nine in favor, none opposed, and the motion passed (9-0):    

Antonucci, yes; Chuha, yes; Ferguson, yes; Gebreselassie, yes; Gray, yes; Hayes, yes; Henry, yes; 
Stone, yes; Ioven, yes.   [Absent: Schroeder, Verma]  

 I hereby certify that the above is a true copy of the decision of the Malden Planning Board. By:  
                                                                           Michelle A. Romero, City Planner 



BUILDING WIRING PLUMBING/GAS HEALTH PLANNING COMPLIANCE  

       CITY OF MALDEN 
      Inspectional Services Department 

215 Pleasant Street 
Malden, MA 02148 

781.397.7000 ext. 2030 
Nelson L. Miller Jr. CBO, Building Commissioner 

 
 
 
 
 
 
 

                          
      January 15, 2026 
 
Carol Ann Desiderio, City Clerk 
215 Pleasant Street 
Malden, MA 02148 
 
RE: 100 Hospital Road and/or formerly part of 100 Hospital Road (Parcel ID # 025 104 401) 

Plan to Reconfigure Lot Lines/Permit Application #CMID-058565-2023/MGL.c.41, §81P 
Application for Determination of Planning Board Jurisdiction (ANR Plan—Form A) 
Dated December 29, 2025 
Plan, “Widening & Relocation Plan, Portions of Hospital Road & Savin Street, Malden, Mass.” 
Dated August 25, 2025, revised September 10, 2025 (3 Sheets) 
Prepared by Timothy R. Agurkis, P.L.S., Feldman Geosptial, Boston, MA. 
 

Dear Ms. Desiderio: 
 
At a public meeting on January 14, 2026, the Malden Planning Board determined that the above-

referenced plan complies with the statutory criteria of the Subdivision Control Law, M.G.L. Chapter 41, 
Section 81P and approval is not required under the Subdivision Control Law, and the Board endorsed the 
plan.  

 
Please do not hesitate to contact me with any questions.  Thank you. 

 
Sincerely, 

      
      Michelle A. Romero     
     City Planner 
 

Cc:  Assessor 
        Building Department 
        Engineering Department 
 



BUILDING WIRING PLUMBING/GAS HEALTH PLANNING COMPLIANCE  

       CITY OF MALDEN 
      Inspectional Services Department 

215 Pleasant Street 
Malden, MA 02148 

781.397.7000 ext. 2030 
Nelson L. Miller Jr. CBO, Building Commissioner 

 
 
 
 
 
 
 
 
 
 

                          
      January 20, 2026 
 
Carol Ann Desiderio, City Clerk 
215 Pleasant Street 
Malden, MA 02148 
 
RE: 71-73 Emerald Street (Parcel ID 032 204 432) & No # Emerald Street (Parcel ID 032 204 431) 

Plan to merge parcels/Permit Application # INT-075496-2026/M.G.L. c.41, §81P 
Application for Determination of Planning Board Jurisdiction (ANR - Form A) 
Dated January 12, 2026 
Plan, “Assessors Parcel Id’s 032-204-431 & 032-204-432 A.N.R. Subdivision Plan 71-73 Street, 
Malden, MA. (Middlesex County)” dated January 6, 2026 
Prepared by Richard J. Mede, Jr., P.L.S., Medford Engineering & Survey, 15 Hall Street, 
Medford, MA 

 
Dear Ms. Desiderio: 

 
At a public meeting on January 14, 2026, the Malden Planning Board determined that the above-

referenced plan complies with the statutory criteria of the Subdivision Control Law, M.G.L. Chapter 41, 
Section 81P and approval is not required under the Subdivision Control Law, and the Board endorsed the 
plan.  

 
Please do not hesitate to contact me with any questions.  Thank you. 

 
Sincerely, 

      
      Michelle A. Romero     
     City Planner 
 

Cc:  Assessor 
        Building Department 
        Engineering Department 
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