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MEETING MINUTES 

Wednesday, February 25, 2026. 
7:00 p.m. 

Hybrid – Room 207 & Zoom 

Board Members Present: Michael Rossi (Chair), Brooke Lipsitt, Jennifer Pucci, Elizabeth Sweet, Deb 
Crossley, and Charles Eisenberg (alternate). 

Staff Present: Cat Kemmett, Chief Planner; Jennifer Wilson, Assistant City Solicitor; and Brenda Belsanti, 
ZBA Clerk. 

A public hearing of the Newton Zoning Board of Appeals was held hybrid in person and via 
Zoom on Wednesday, February 25, 2026 at 7:00 p.m. on the following petition:  
 

1. #04-25 WP East Acquisitions, requesting a Comprehensive Permit, pursuant to M.G.L. Chapter 
40B, to construct a 234-unit residential development on a 2.7 square acre lot located at 19 
Court Street #1, 19 Court Street #2, 21 Court Street, 34 Crafts Street, 36 Crafts Street, 38 Crafts 
Street, 48 Crafts Street, and 50 Crafts Street within the Multi-Residence 1 (MR-1) and 
Manufacturing (M) zoning districts.  The proposal includes 59 affordable units and 290 parking 
spaces. 

 
 
Agenda Item 1: #04-25 WP East Acquisitions, 19 Court Street, 21 Court Street, 34 Crafts Street, 36 
Crafts Street, 38 Crafts Street, 48 Crafts Street, and 50 Crafts Street, Newton. Sitting Members: 
Michael Rossi (Chair), Brooke Lipsitt, Jennifer Pucci, Elizabeth Sweet, Deb Crossley, and Charles 
Eisenberg (alternate).  
 
Documents Submitted: 
 

1. Submissions by Applicant submitted February 10-12, 2026. 
a. Updated Site Plans 
b. Revised Stormwater Management Report 
c. Revised O&M Plan 
d. 38 Crafts Street Record 
e. Hydrant Flow Test 
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f. Environmental Site Assessment  
g. Sewer Infiltration/Inflow Mitigation Calculation 
h. Design Peer Review Responses  
i. Transportation Peer Review Responses 
j. Engineering Comments Responses 
k. Stormwater Peer Review Responses 

2. ZBA Memorandum with peer review attachments from Planning dated February 18, 2026. 
3. Public Comments (17) dated January 29, 2026 – February 18, 2026. 

Testimony: 
 
Attorney Katharine Adams, Schlesinger & Buchbinder, 1200 Walnut Street, Newton, reviewed the 
revised plans that were prior of the peer reviews, peer review responses, and the topics for the 
presentation.  A site model was available to view. 
 
Jeff Koetteritz, VHB,  stated he was available for any stormwater management and test pit plan 
questions.   
 
Randy Hart, VHB, reviewed traffic plans/designs updates in response to peer reviews and that there are  
a couple of outstanding items that should be complete before the next meeting to present.  
 
Dave Snell, Architect, PCA, presented a preview of the revised site plans and design changes they are 
working on from the peer review suggestions.  This is not complete, but they wanted to get feedback if 
they were going in the right direction with the changes. 
 
Cat Kemmet presented an overview of the current site plans and concerns and suggestions raised by 
Planning and the peer reviewers as well as peer review responses from the applicant and outstanding 
items. 
 
Jason Plourde, BETA, reviewed the transportation studies, current conditions, and suggestions for 
improvement and mitigation.   
 
Jonas Procton, Horsley Witten, reviewed the stormwater management design by the applicant, the peer 
review memos, updates, and analysis/reviews/plans still needed.  Photometrics plan is still needed.  
Snow removal plan was included.    
 
Public Comments: 
 
Public comments were made from the following residents: 
 
Councilor Susan Albright, Newton 
Al Cicchanelli, 224 Chapel Street, Newton 
Bob Kavanagh, 69 Court Street, Newton 
Councilor Alison Leary, Newton 
Councilor Randall Block, Newton 
Councilor Sean Roche, Newton 
Teresa Sauro, 44 Cook Street, Newton 
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Dong Li, 37 Court Street, Newton 
Adam Lunin, 24 Court Street, Newton 
Crognale Family, 38 Lothrop Street, Newton 
Councilor Tarik Lucas, Newton 
 
Their comments addressed concerns of traffic on Crafts Street, difficult site lines trying to pull out 
from Court Street, massing, queueing of car/trucks on Court Street/Washington intersection blocking 
the driveways, need for underground parking, density, no differences in height for the building, traffic 
circulation on the site, inadequate open space, developer put money into the Affordable Housing Trust, 
deeper affordability, environmental impacts, public safety, impact on the character of the 
neighborhood, parking, the height of the project, pool not necessary, project is too car-centric, need for 
a dedicated left turn lane into site from Crafts Street, need for a walkway from 78 Crafts to 38 Crafts to 
Court Street to Whole Food/Marty’s for easy accessibility, all intersections in the area are already 
unsafe, concern for getting ladder fire truck onto the site to the site, lack of confidence in the process, 
and the need for more community meetings with the developer.  
 
Deliberation: 
 
Mr. Eisenberg asked if trucks leaving Court Street to an uncontrolled intersection at Washington Street 
is really the best solution. 
 
Mr. Plourde stated that it seems to be a safer condition on the private driveway for a loading and 
unloading area than to go out to Crafts Street, but agrees that Court Street is a difficult scenario to pull 
out especially for trucks. 
 
Ms. Sweet asked if it could be a right turn only from Court Street to Washington Street. 
 
Mr. Plourde stated that the trucks will turn around somewhere to go east whether it turn around in a 
driveway or use other neighborhood streets. 
 
Ms. Crossley asked for clarification on the high groundwater elevation. 
 
Mr. Plourde stated  it is 10-12 feet below grade. 
 
Chair Rossi asked Attorney Adams if community meetings could be held. 
 
Attorney Adams stated that they are willing to have additional meetings with the neighbors. 
 
Ms. Crossley stated that the design changes suggested by the Board and peer reviewers have not been 
taken into account enough by the applicant, but more needs to be done.  Parking can still be put 
underground according to the stormwater study.  There needs to be separate entrances for service 
vehicles and passenger vehicles entering the site.  There is only one access way.  The designers need to 
think outside of the box more.  The massing needs to be decreased.  She is for affordable housing, but 
it also needs to be quality of life for the people that will live there and the neighborhood. 
 
Ms. Lipsitt stated that the building has no character or style and would also like to see the parking 
underground.  She is not convinced that the traffic being diverted to Court Street is going to help with 
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traffic.  The traffic engineers say it will be a problem, the people that live there say it is a problem, 
which means it is already a problem.  She is concerned with the traffic circulation and not being able to 
turn to exit back out to Crafts Street.  The applicant seems to be relying on the 78 Crafts Street project 
improvements and mitigation and not addressing it themselves.  At what point does the failure in 
traffic and intersections with an already F rating rise to that the ZBA can say that a project is not going 
to work? 
 
Ms. Pucci stated that she agrees with Ms. Crossley and Ms. Lipsitt on massing and traffic.  She wants 
the applicant to show what they will be doing to mitigate the traffic issues.  The design is just a block.  
Reduce the massing and redesign. 
 
Ms. Sweet stated if the parking goes below ground the building could be smaller and more open space.  
The design could have more glass to brighten up the building and balconies to add some shape.   
 
Mr. Eisenberg stated more work definitely needs to be done.  Traffic mitigation needs to be done.  He 
does not believe Court Street works to have trucks use for trash or deliveries.  Something needs to 
done to make the Crafts Street and Washington Street intersection work better.  The building needs to 
be pulled away from the neighborhood and needs more articulation. 
 
Chair Rossi agrees at one point traffic meets a saturation point and needs to be considered for this site 
as a public safety issue and the Board needs to see a mitigation plan.  The size of the building is 
interconnected with all the issues. 
 
Ms. Sweet asked about timing of the next meeting and possibly pushing it to April to give more time 
for changes. 
 
Chair Rossi asked the applicant if they wanted extra time. 
 
Attorney Adams stated that the applicant would like to be April 29, 2026.  
 
Randy Hart stated that  they don’t know the full commitment that 78 Crafts will be doing, but will 
research it.  The previously approved senior housing project was about the same impact on traffic as 
this project.      
 
This item was continued to April 29, 2026. 
 
The meeting was adjourned at 9:04 p.m. 
 

 
 
 

ZBA DECISIONS can be found at www.newtonma.gov/ZBA 
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