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Packet 3 

Hello, 

Please see the following supplemental materials for the upcoming hearing on July 

13, 2026 Public Hearing. The following board members are scheduled to sit: Michael 

Rossi (Chair), Brooke Lipsitt, Elizabeth Sweet, Jennifer Pucci, Deb Crossley, and 

Charles Eisenberg (alternate) 

 

1. NBBJ Review Memorandum dated July 7, 2026. 

2. Public Comments (8) dated May 27, 2026 to June 18, 2026. 

 

Thank you, 

Brenda Belsanti 

bbelsanti@newtonma.gov  

http://www.newtonma.gov/
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www.nbbj.com 
 
July 7, 2026 
 
Ms. Cat Kemmett 
City of Newton 
1000 Commonwealth Ave 
Newton, MA  02459 
 

Subject: NBBJ Memo #2 for 38 Crafts Street Special Permit Application 
 
Dear Ms. Kemmett, 
 
NBBJ is pleased to provide the following peer review memo #2 for 38 Crafts Street Special 
Permit Application  
 
Scope of Work 
NBBJ is contracted to provide design (peer) review services to the Newton City Council and 
Design Review Board to address Urban Design issues in coordination with additional 
transportation and civil engineering reviews provided by others.     
 
The following comments are based on updated architectural and landscape plans submitted 
to the City dated June 30, 2026. 
 
For this review, NBBJ has indicated how the current redesign has addressed the comments 
from the prior Memo #1 of January 19, 2026. 
 
 
Subjects for commentary as organized by site plan review requirements 

• Height, bulk and placement of the proposed buildings,  
• On-site Vehicular and Pedestrian Movements 
• Off Street Loading – Building Services 
• Structure Screening 

• Shadow Analysis 
• Historic Resources 
• Pedestrian and Neighborhood Considerations 
• Pedestrian Scale 

http://www.nbbj.com/
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• Adequacy of Public Space 
• Enhanced Open Spaces 

• Excellence in Place Making 

 
COMMENTARY BY REVIEW TOPIC 
 
Height, bulk and placement of the proposed buildings 
Comment from Memo #1: We recommend some studies to show how physically recessing the top 
floor, or two, would help to reduce the building mass relative to buildings across Craft Street. 
 
The current redesign recesses the top floor (6th floor) by an estimated 4-6 feet from lower 
floors along Crafts Street and changes material types.  This is effective in reducing the 
apparent height of the building.  Setbacks along the west side of the site also help to reduce 
the perceived height from adjacent residential areas.  While the proposed setbacks do not 
have a significant impact on shadows they respond adequately to prior comments. 
 
Comment from Memo #1: We recommend further study of the location or size of the lobby on Crafts 
Street to increase the size of the actual landscaped courtyard as a feature of the project. 
 
The respondent has removed the prior courtyard facing Crafts Street but has improved the  
activation of the ground floor with an extensive lobby and fitness area along Crafts Street.  In 
addition, the center courtyard now proposed provides open space for residents in the form of 
a generous landscaped courtyard. 
 
Comment from Memo #1: We recommend that these corners be studied further to better reflect of 
typical apartment buildings in the City and region. 
 
The current redesign addresses the highly visible southeast corner of the building on Crafts 
Street by stepping down the top floor with a roof terrace (as in prior design) but also by 
locating a two story fitness center at the ground floor that effectively wraps the corner and 
opens the building to public view of interior activity.  Likewise, the upper three floors of 
apartments feature corner wrapping windows that take advantage of the site conditions 
similar in effect to corner bay windows found in traditional apartment buildings in the region.  
 
Shadow Analysis 
Comment from Memo #1: The current project exceeds these [height] restrictions. One test to see if 
the impacts are meaningful would be to compare them, not to existing conditions, but to as-of-right or 
conditional development in a RM-1 and MAN zone and compare the shadow impacts to the currently 
proposed project 
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The current proposal has decreased the site coverage and increased setbacks on Crafts 
Street, thus modestly improving shadow impacts on Crafts Street abutters from prior 
proposals.  The proponent has not produced the requested comparison with as-of-right or 
conditional development for comparison purposes.  If requested, NBBJ can produce this type 
of analysis for review by the Board and the public. 
 
Off Street Loading – Building Services 
Comment from Memo #1: The proponent should demonstrate that the drop off on Crafts Street is 
large enough for typical delivery and pick-up needs of 234 units? 
 
The proponent, or other consultants, should further define the different uses and spatial 
demand between the proposed uses of the “15-minute passenger loading zone” along Crafts 
Street and the off-street loading zone located on the private driveway.  Will the anticipated 
volume of users such as Uber, Door Dash, Amazon, UPS or other package delivery services 
be adequately provided by the existing curb cut?  Should the proponent have an alternative 
delivery location on the private driveway for delivery to avoid double parking on Crafts 
Street? 
 
Structure Screening 
Comment from Memo #1: Please provide more details on screening for both sound and lighting?  What 
is the plan for hours of use of the pool area? 
 
The proposed relocation of the pool area to a center courtyard has resolved the concerns. 
 
Historic and Natural Resources 
Comment from Memo #1: Proponent should demonstrate why all trees need removal even those that 
are not directly under the structure, landscape features or new utilities.  Can outdoor landscape 
features such as the pool and patio be adjusted to allow for tree preservation? 
 
As in the previous design, the proposed redesign does not preserve any of the existing trees 
and will require a waiver for the required replacement trees metrics.  The proposed tree 
selection does propose large canopy trees for future shading of the site and reduction of 
heat island.  Further opportunities for large trees should be explored in areas not 

compromised by the subsurface garage. 
 
Pedestrian Scale 
Comment from Memo #1: Could units along Crafts Street have separate porch entrances that would 
provide more active street frontage? Could the lobby and active common spaces be more visible from 
the street? 
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The proposed plan fully addresses these comments with a larger, visible lobby and separate 
apartment entrances on Crafts Street. 

 
Enhanced Open Spaces 
Comment from Memo #1: Please provide more details on the programming of outdoor spaces, 
including roof decks, and adjacent indoor amenities. 
 

The proposed plan relocates the active outdoor spaces, such as the pool, away from adjacent 
neighbors and addresses prior concerns about programming. 
 
Public Space 
Comment from Memo #1: Please provide more detail on the programming of outdoor open spaces 
whether these spaces are intended for public or private use. 
 

As in the prior design, the proposed redesign does not provide any publicly usable spaces 
except for the proposed pedestrian sidewalk through the site along private driveway. 

 
Pedestrian and Neighborhood Considerations 
Comment from Memo #1: Please further describe how pedestrians will understand that they are 
allowed to use the sidewalk while vehicles are prohibited.  Could the proponent argue for a pedestrian 
connection (through the existing chain link fencing) to the parking lot of the commercial uses along 
Beacon Street? 

 

The proposed redesign provides a public sidewalk connecting Crafts Street to Court Street.  
As noted in the Third Transportation Memo by Beta, INC, concerns for cyclists and 
pedestrians and potential conflicts with service vehicles should be addressed by the 
proponent. 

 
On-site Vehicular Movements  
 
Comment from Memo #1: Please explain how the lobby space will be programmed and could some of 
these common uses be shifted southward to replace the impacted units. 

 
The proposed redesign relocates most ground floor residential uses away from the service 

areas along the private driveway.  One ground level three-bedroom unit remains adjacent to 
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the combined trash and loading area.  As with all units facing streets and noise producing 
sources, adequate attention should be paid to insulation in windows and placement of 

bedrooms. 
 
Excellence in Place Making 
Comment from Memo #1: We ask that the proponent consider the use or improvement of the Private 
Way for the benefit of the Court Street neighborhood. 
 
The proponent has declined to make off-site improvements along the private way. 
 
 
 
We truly appreciate the opportunity to offer design review service to the City of Newton.  

 
Sincerely, 

 

 
Alan Mountjoy, Consulting Principal, NBBJ 

 
 



Our City Is Not Our City Anymore 

I have spent my own time doing what professionals are paid to do: observing traffic patterns, walking 
the neighborhoods, and trying to understand how these recent roadway changes were intended to 
improve our community. After countless hours watching what actually happens every day, I cannot see 
how these changes have made Newton safer or more functional. 

The congestion in Newtonville is disturbing. 

Pedestrians trying to exit parked cars are often forced into moving traffic with very little room to 
maneuver, creating unnecessary safety risks. On Walnut Street, simply parking a vehicle has become a 
stressful and hazardous experience. If you are fortunate enough to find an open space, that's one thing. 
But if you need to parallel park, the situation quickly deteriorates. 

A driver signals, pulls alongside the parked car, and prepares to back into the space. Cars behind 
immediately stack up. Frequently, the driver behind becomes impatient and attempts to go around, 
forcing oncoming traffic to slow or stop completely. If someone is trying to park on the opposite side of 
the street at the same time, the entire roadway becomes blocked. Horns start blaring, drivers yell at one 
another, and frustration escalates. 

Perhaps this traffic pattern works before 7:00 a.m. or after 9:00 p.m., but during normal business hours 
it simply does not function well. 

Double parking has become commonplace, adding even more congestion. I have personally witnessed 
fire trucks and ambulances struggling to navigate Walnut Street because traffic is backed up and there is 
so little room to maneuver. 

Why has this happened? In large part because the roadway was narrowed with sidewalk bump-outs. 

My own observations suggest that the benches and expanded sidewalk areas provide far less public 
benefit than maintaining adequate traffic flow, safe parking access, and unobstructed emergency 
vehicle passage. Safety for pedestrians crossing the street or exiting their vehicles should take 
precedence over decorative seating areas. 

The problems extend beyond Walnut Street. Driving from Whole Foods toward Newtonville and 
attempting to turn left onto Walnut Street recently required waiting through three complete traffic light 
cycles because traffic was backed up over the bridge. As a result, I now avoid Washington Street 
whenever possible. 

The cumulative effect of these changes is increased congestion, driver frustration, longer travel times, 
and a less safe environment for residents, visitors, and emergency responders. 

Newton is not Cambridge. Our neighborhoods have different traffic patterns, different infrastructure, 
and different needs. Designs that may work in a dense urban setting do not necessarily work here. 



The goal of any traffic project should be to improve safety and mobility while preserving access for 
residents, businesses, and emergency services. Based on what many of us experience every day, these 
changes deserve a thorough public review and a willingness to reconsider what is not working. 

 

Susan Migliaccio 52 Hawthorn Street Newton, Ma 02458  

 



Who Benefits? 

When a property of this size is sold, everyone understands that the owner wants to receive the highest 
possible price. That is how business works. But my question is different: 

What does the City of Newton receive in return for allowing developers to build hundreds of 
additional housing units? 

Residents are told that increased density is necessary, but what are the measurable benefits to the 
people who already live here? Is the city receiving enough infrastructure improvements, traffic 
mitigation, green space, school funding, and public safety enhancements to justify these projects? 

My grandmother was a lifelong Newton resident. She rarely challenged City Hall because she believed 
that elected officials would always act in the city's best interest. But she was also a very wise woman, 
and she often said, "If you follow the money, you will always find the answer." 

So I ask again: What does the city get, and what do the residents get? 

We are building larger schools on the north side of Newton because enrollment is growing. Not every 
child is bused. Every morning and afternoon, parents drive their children to school, creating traffic that 
is already intense. 

Now we are approving hundreds of additional housing units while simultaneously reducing roadway 
capacity and parking. I find it difficult to believe that families will suddenly abandon their cars. 

A family of four living in an apartment on Crafts Street is unlikely to rely exclusively on public 
transportation, bicycles, or rideshare services. They will drive to grocery stores, doctor's appointments, 
sports practices, birthday parties, apple orchards, beaches, zoos, and to visit family and friends in 
surrounding communities. They will need to transport children, groceries, strollers, pets, and all the 
ordinary things that make up everyday life. 

Many people absolutely choose a car-free lifestyle, and that works well for them. But when we look 
around Newton every day, it is clear that most residents still depend on personal vehicles for the 
majority of their daily activities. 

Planning should reflect the reality of how people actually live, not how planners hope they will live. 

I also believe that community representation needs to change. Before major projects are approved and 
permits are issued, why not reserve seats at the table for residents who have no political agenda and no 
financial interest in the outcome? 

Include people who have lived here for decades, raised families here, owned businesses here, and 
understand the character and history of our neighborhoods. They may not have degrees in urban 
planning or public policy, but they possess something equally valuable: firsthand knowledge of how 
Newton functions every single day. 



A person with deep roots, family history, and genuine love for this city can provide insights that no 
traffic study or consultant's report can capture. 

Self-serving agendas are often easy to recognize. Protecting the long-term interests of Newton should 
not require a Harvard degree. It requires common sense, transparency, and a willingness to listen to the 
people who call this city home. 

Susan Migliaccio 52 Hawthorn Street Newton, Ma 02458  
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