
 
 
 

NEEDHAM PLANNING BOARD 
Tuesday, April 25, 2023 

7:00 p.m. 
 

Charles River Room 
Public Services Administration Building, 500 Dedham Avenue 

AND  
Virtual Meeting using Zoom 
Meeting ID: 880 4672 5264 

(Instructions for accessing below) 
  
To view and participate in this virtual meeting on your phone, download the “Zoom Cloud Meetings” app 
in any app store or at www.zoom.us. At the above date and time, click on “Join a Meeting” and enter the 
following Meeting ID: 880 4672 5264 
 
To view and participate in this virtual meeting on your computer, at the above date and time, go to 
www.zoom.us click “Join a Meeting” and enter the following ID: 880 4672 5264 
 
Or to Listen by Telephone: Dial (for higher quality, dial a number based on your current location):  
US: +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592 or +1 346 248 7799 or +1 669 900 9128 or +1 
253 215 8782 Then enter ID: 880 4672 5264 
 
Direct Link to meeting: https://us02web.zoom.us/j/88046725264  
 
 

1. Public Hearings: 
 
7:00 p.m. Amendment to Major Project Site Plan Special Permit No. 93-3: Wingate Development, LLC, 

63 Kendrick Street, Needham, MA 02494, Petitioner. (Property located at 589 Highland 
Avenue, Needham, Massachusetts). Regarding request to permit adding a third floor to the 
building, which would add an additional 22 IL units, for a total of 72 IL units, of which 12.5%, 
or 9 units, will be affordable.) Please note: this hearing is continued from the March 7, 2023 
meeting of the Planning Board.  

 
7:30 p.m.  Amendment to Major Project Site Plan Special Permit No. 1991-01: Ceed Corp, d/b/a Cook 

Restaurant, 15 Nell Road, Revere, MA, 02151, Petitioner. (Property located at 101-109 Chapel 
Street, Needham, Massachusetts). Regarding request for further parking waiver to allow for 
additional seating (outdoor seats, which will subsequently be reviewed by Select Board).  

 
2. Decision: 920 South Street Definitive Subdivision: Brian Connaughton, 920 South Street, Needham, MA, 

Petitioner, (Property located at 920 South Street, Needham, MA). 
 

3. Agreement: Scenic Road Act and Public Shade Tree Act: Brian Connaughton, 920 South Street, Needham, MA, 
Petitioner, (Property located at 920 South Street, Needham, MA). 
 

4. Board of Appeals – April 27, 2023. 
 

5. Zoning Article Assignments for the Annual Town Meeting and further Board discussion on Warrant Articles. 
 

6. Minutes.  
 

7. Set Summer and Fall Schedule. 
 

8. Report from Planning Director and Board members.  
 
9. Correspondence. 

 
 (Items for which a specific time has not been assigned may be taken out of order.)  

http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
https://us02web.zoom.us/j/88046725264
https://us02web.zoom.us/j/88046725264
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UNIT MATRIX

UNIT BED # UNIT TYPE UNIT COUNT

LEVEL 1

1BR 1 BED / 1 BATH 17

1BR+DEN 1 BED / 1.5 BATH 5

2BR 2 BED / 2 BATH 1

STUDIO (0BR) STUDIO / 1 BATH 2

LEVEL 2

1BR 1 BED / 1 BATH 16

1BR+DEN 1 BED / 1.5 BATH 6

2BR 2 BED / 2 BATH 2

STUDIO (0BR) STUDIO / 1 BATH 1

Grand total 50

1 4/4/2023 Planning Board Revision
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LEVEL 3 UNIT MATRIX.

UNIT BED # UNIT COUNT

LEVEL 3

1BR 8

1BR + DEN 10

2BR 4

Grand total 22
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Rendered View from Intersection of Gould Street and Highland Avenue
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0 Campanelli Drive – Braintree – MA 02184
Phone 781 843 4333 www.kellyengineeringgroup.com 

italics

In accordance with the Town of Needham Stormwater Bylaw, the proposed new construction requires a 
minimum combined volumetric capacity of 1 inch over the entire impervious area of the property to be 
recharged.  Per discussions with the engineer, they will provide calculations showing that there is at least 1 inch 
of stormwater over the impervious area for the site.  The engineer will also update the Stormwater Operation 
and Maintenance plan as part of the submittal.  The stormwater documents discussed should be provided prior to 
receiving a building permit.  



Wingate at Needham, Inc. 
Recharge System Calculations 

03/07/23 
 
589 Highland Ave. Drainage System 
 
Impervious Area = 38,440 s.f.  
 
Required Dedicated Recharge Volume = 38,440 s.f *1”/12   = 3,203  cu.ft 
 
Provided Recharge Volume = 3,217 cu.ft.  
 
The drainage area to the existing subsurface drainage system on 589 Highland Ave. is 
approximately 38,440 s.f. of impervious area. 
The existing drinage system consists of four 48 inch perforated corrugated metal pipes, each of 
approximately 64 foot length each plus voids in the stone.  This provides approximately; 
 
#4 * π * 2’^2 * 64’ = 3,217 cu.ft. of storage volume plus voids in the stone  
 
This is equivalent to 1 inch of recharge volume over the impervious drainage area. 
 
 
235 Gould St. Drainage System 
 
Impervious Area = 3.5 acres = 152,460 s.f.  
 
Required Dedicated Recharge Volume = 152,460 s.f *1”/12   = 12,705  cu.ft 
 
Provided Recharge Volume = 106,055 cu.ft.  
 
The drainage area to the existing drainage system on 235 Gould St consists of approximately 3.5 
acres of impervious area.  The existing drainage system contains 106,055 cu.ft. of storage 
volume.  See Supplemental Stormwater Management Report dated May 28, 2014 by Kelly 
Engineering Group, Inc. for additional information. 
 
This is equivalent to 8 inches of storage volume over the impervious area. 



 

Wingate at Needham, Inc.  

 
PROJECT LOCATION: 589 Highland Ave. Needham, MA 
 

 

STORMWATER ANAGEMENT BEST MANAGEMENT PRACTICES - INSPECTION SCHEDULE AND EVALUATION CHECKLIST  
   

Best Management 
Practice 

Inspection 
Frequency (1) 

Date I Inspector Minimum Maintenance and Key Items to 
Check (1) 

Cleaning/Repair 
Needed yes__ no__ 
(list items) 

Date of 
Cleaning
/Repair 

Perform
ed By 

Street Sweeping 2x per year Vacuum sweeper  

Deep Sump and 
Hooded Catch 
Basins 

2x per year Remove sediment 1x per year   

Recharge Chambers 4x per year Inspect after 2.5” rain in 24 hours  

Proprietary 
Separators 

4x per year Per Manufacturer Requirements  

   

(1) Refer to the Operation and Maintenance Plan for recommendations regarding frequency of inspections and 
maintenance of specific  BMP's. 

 

 

recommendations regarding frequency for inspection and maintenance of specific BMPs.  
   
   
   
   
   

Stormwater Control Manager/Environmental Monitor:                                                                         Stamp/Signature  
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Design Review Board 
 

February 28, 2023 

Amended April 10,2023 

 

Memo: Amended Site Plan Review, 589 Highland Avenue, Wingate at Needham 

 

The Board reviewed the documents for site modifications and the addition of a third floor on 

the existing building. 

 

The applicant described the changes being proposed to the project.  The existing 2 story 

building is a red and yellow brick structure.  It has projected sections with gable roof structures 

on those sections.   They will be painting the yellow brick grey.  Existing windows will be 

replaced with black vinyl windows, which will also be used in the addition.  A new third floor 

will be added.  It is finished with a mix of Hardiplank clapboards and Hardiboard paneling 

with aluminum channels at panel joints. The third floor area is smaller than the second floor 

and is inset from the lower floors along Gould Street.  The addition volumes vary in height, 

with the paneled sections slightly taller than the clapboard areas. There are large double hung 

windows with transoms.    Accent railings are installed on some windows creating “Juliette” 

balconies, those windows are slightly larger.   

 

The DRB thinks it is a well-designed addition and develops a more contemporary aesthetic to 

the building.  The materials chosen are used well and work well with the existing brick walls 

below.   The varied heights on the third floor walls complement the existing buildings massing 

elements.  Most of the existing gable roof sections are removed.  There are two that remain.  

The Board suggested reducing the size of the gable on the parking lot side to allow more 

distance to the windows on the unit behind the gable.  

There was an illustration showing some rooftop mechanical systems.  The applicant stated that 

they do not know at this time the exact quantity and location of the equipment.  They plan to 

locate any equipment closer to the parking lot side, away from Highland and Gould views. 

There was a discussion of screening, which would be beneficial depending on the equipment 

size and quantity, but the Board did not consider it needed to be a requirement given the 

description by the applicant. 

 

The proposal removes paved areas of the parking lot and creates a more developed outdoor 

amenity in a recessed concrete plaza on the parking side of the building.  Existing parking 

adjacent to that area is being removed and the area will be converted to a grass area. Additional 

shade trees will be added to this area.  The existing loading dock will be filled in and additional 

lawn area and shade and flowering trees installed, as well as shrubs along the building.    

The Board believe these to be strong improvements.    

 



The existing circular drive on the corner of Highland and Gould will be removed and a 

landscape amenity installed, with plantings, paving, wall/bench, and pergola will be installed. 

Planting beds will be extended out beyond the existing sign.  They are removing some grass 

area and replacing it with the planting beds.  The Board approves of these upgrades to a very 

visible corner.  They suggested that the applicant extend the planting beds at the corner and 

replace more of the grass if feasible.   

 

In general, the Board approved the plant list proposed, but did discuss whether more native 

New England plants might be included.   The applicant will review the issue.   In addition, the 

Board suggested, in lawn areas not really used for activity, that ground covers and planting 

beds be installed in order to conserve water.    

 

Overall, the Board strongly approves of the building addition and landscape plan 

improvements to Wingate Needham. 

 

End of notes 

 

April 10, 2023 

The applicant submitted revised drawings which were reviewed by the Board’s landscape 

design member.  The addition of more native species is an improvement to the planting list.   

As noted in our original memo, expansion of planting beds instead of lawn areas can save 

water and maintenance in the long run.  The Board suggests an alternative grass seed mix 

which contains more native species, Northeast Native Grass seed mixture is an appropriate 

seed mix where lawn areas are being maintained.   

 

 



From: Tara Gurge
To: Alexandra Clee; Elisa Litchman; Lee Newman
Subject: FW: Request for comment - Wingate Amndmnt *additional/revised materials*
Date: Wednesday, April 19, 2023 11:24:51 AM
Attachments: LTR TO LEE NEWMAN & PLANNING BOARD 4-5-23.pdf

Wingate Needham - TAT Renderings 03-30-2023.pdf
Wingate - TAT Overall Floor Plans - 04-04-2023.pdf
Wingate Planning Board Letter Re Construction Control.pdf
Wingate Planning Board Letter Re Generator.pdf
Wingate - Kelly Engineering letter to Ryder with attachments.pdf
image002.png
image003.png

Hello Alex, Elisa, Lee–
 
Here are the Public Health Division comments for the proposed amendments at Wingate in
Needham. See below:
 

Any additional retail/food establishments proposed in the new layout plan for the addition of
this third floor would need an online Food Establishment Permit Plan Review application
completed, along with proposed food establishment design plans, which will need to be
submitted and reviewed and approved by the Public Health Division prior to start of
construction. Here is the direct link to the online Food Establishment Permit Plan Review
application - https://needhamma.viewpointcloud.com/categories/1073/record-
types/1006516 .
Any changes on site to the existing permitted kitchen/food service area, including an increase
in the number of seats, must be approved by the Public Health Division, via the above-
mentioned food permit plan review process.
Please keep in mind, if a food establishment plan review is approved for a newly proposed
food establishment, as part of this new third floor addition, sufficient space must be made
available in the parking lot for a shared solid waste (trash) dumpster and a separate recycling
dumpster, to accommodate a new food establishment, along with waste oil/grease
containment (if applicable.) These dumpsters must be placed in an easily accessible area
outside the facility, preferably close to the kitchen/food service area, if possible.
In reference to the newly proposed rooftop diesel generator, please ensure that proper noise
buffering materials/enclosure are installed to ensure that this new generator does not cause a
public health nuisance concern with any excessive noise or odor concerns when the generator
is running. 

 
Please let us know if you need additional information or have any follow-up questions on those
requirements.
 
Thanks,

TARA E. GURGE, R.S., C.E.H.T., M.S. (she/her/hers)
ASSISTANT PUBLIC HEALTH DIRECTOR
Needham Public Health Division
Health and Human Services Department
178 Rosemary Street

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=7DDFEDC109D54776B5B6E7C6911ADADB-TARA GURGE
mailto:aclee@needhamma.gov
mailto:elitchman@needhamma.gov
mailto:LNewman@needhamma.gov
https://needhamma.viewpointcloud.com/categories/1073/record-types/1006516
https://needhamma.viewpointcloud.com/categories/1073/record-types/1006516
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OVERALL FLOOR PLAN - LEVEL 1


Scale: 3/32" = 1'-0"
20


OVERALL FLOOR PLAN - LEVEL 2


UNIT MATRIX


UNIT BED # UNIT TYPE UNIT COUNT


LEVEL 1


1BR 1 BED / 1 BATH 17


1BR+DEN 1 BED / 1.5 BATH 5


2BR 2 BED / 2 BATH 1


STUDIO (0BR) STUDIO / 1 BATH 2


LEVEL 2


1BR 1 BED / 1 BATH 16


1BR+DEN 1 BED / 1.5 BATH 6


2BR 2 BED / 2 BATH 2


STUDIO (0BR) STUDIO / 1 BATH 1


Grand total 50


1 4/4/2023 Planning Board Revision
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LEVEL 3 UNIT MATRIX.


UNIT BED # UNIT COUNT


LEVEL 3


1BR 8


1BR + DEN 10


2BR 4


Grand total 22
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0 Campanelli Drive – Braintree – MA 02184
Phone 781 843 4333 www.kellyengineeringgroup.com 


italics


In accordance with the Town of Needham Stormwater Bylaw, the proposed new construction requires a 
minimum combined volumetric capacity of 1 inch over the entire impervious area of the property to be 
recharged.  Per discussions with the engineer, they will provide calculations showing that there is at least 1 inch 
of stormwater over the impervious area for the site.  The engineer will also update the Stormwater Operation 
and Maintenance plan as part of the submittal.  The stormwater documents discussed should be provided prior to 
receiving a building permit.  







Wingate at Needham, Inc. 
Recharge System Calculations 


03/07/23 
 
589 Highland Ave. Drainage System 
 
Impervious Area = 38,440 s.f.  
 
Required Dedicated Recharge Volume = 38,440 s.f *1”/12   = 3,203  cu.ft 
 
Provided Recharge Volume = 3,217 cu.ft.  
 
The drainage area to the existing subsurface drainage system on 589 Highland Ave. is 
approximately 38,440 s.f. of impervious area. 
The existing drinage system consists of four 48 inch perforated corrugated metal pipes, each of 
approximately 64 foot length each plus voids in the stone.  This provides approximately; 
 
#4 * π * 2’^2 * 64’ = 3,217 cu.ft. of storage volume plus voids in the stone  
 
This is equivalent to 1 inch of recharge volume over the impervious drainage area. 
 
 
235 Gould St. Drainage System 
 
Impervious Area = 3.5 acres = 152,460 s.f.  
 
Required Dedicated Recharge Volume = 152,460 s.f *1”/12   = 12,705  cu.ft 
 
Provided Recharge Volume = 106,055 cu.ft.  
 
The drainage area to the existing drainage system on 235 Gould St consists of approximately 3.5 
acres of impervious area.  The existing drainage system contains 106,055 cu.ft. of storage 
volume.  See Supplemental Stormwater Management Report dated May 28, 2014 by Kelly 
Engineering Group, Inc. for additional information. 
 
This is equivalent to 8 inches of storage volume over the impervious area. 







 


Wingate at Needham, Inc.  


 
PROJECT LOCATION: 589 Highland Ave. Needham, MA 
 


 


STORMWATER ANAGEMENT BEST MANAGEMENT PRACTICES - INSPECTION SCHEDULE AND EVALUATION CHECKLIST  
   


Best Management 
Practice 


Inspection 
Frequency (1) 


Date I Inspector Minimum Maintenance and Key Items to 
Check (1) 


Cleaning/Repair 
Needed yes__ no__ 
(list items) 


Date of 
Cleaning
/Repair 


Perform
ed By 


Street Sweeping 2x per year Vacuum sweeper  


Deep Sump and 
Hooded Catch 
Basins 


2x per year Remove sediment 1x per year   


Recharge Chambers 4x per year Inspect after 2.5” rain in 24 hours  


Proprietary 
Separators 


4x per year Per Manufacturer Requirements  


   


(1) Refer to the Operation and Maintenance Plan for recommendations regarding frequency of inspections and 
maintenance of specific  BMP's. 


 


 


recommendations regarding frequency for inspection and maintenance of specific BMPs.  
   
   
   
   
   


Stormwater Control Manager/Environmental Monitor:                                                                         Stamp/Signature  
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From: John Schlittler
To: Alexandra Clee
Subject: RE: Request for comment - Wingate Amndmnt *additional/revised materials*
Date: Thursday, April 6, 2023 5:30:32 PM

Police dept has no issues
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Thursday, April 6, 2023 4:50 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Justin Savignano
<jsavignano@needhamma.gov>; Carys Lustig <clustig@needhamma.gov>
Cc: Lee Newman <LNewman@needhamma.gov>; Elisa Litchman <elitchman@needhamma.gov>;
Donald Anastasi <DAnastasi@needhamma.gov>; Jay Steeves <steevesj@needhamma.gov>; Ronnie
Gavel <rgavel@needhamma.gov>
Subject: Request for comment - Wingate Amndmnt *additional/revised materials*
 
Dear all,
 
We have received additional/revised materials for the proposed Amendment at Wingate.
 
The Planning Board has scheduled this continued hearing for April 25, 2023. Please send your
comments by Wednesday Aril 19, 2023 at the latest.
 
The documents attached for your review are as follows:
 

1. Letter from Attorney Evans Huber, dated April 5, 2023.
 

2. Renderings, entitled “Wingate at Needham Renovation / Expansion,” prepared by The
Architectural Team, Inc., 50 Commander’s Way at Admiral’s Hill, Chelsea, MA 02150,
consisting of 4 sheets: Sheet 1 entitled “Rendered View from Intersection of Gould Street and
Highland Avenue,” dated March 30, 2023; Sheet 2, entitled “Rendered View from Gould
Street Looking South,” dated March 30, 2023; Sheet 3, entitled “Rendered View from Rear
parking,” dated March 30, 2023; Sheet 4, entitled “Rendered View from Side Entrance,” dated
March 30, 2023.

 
3. Architectural Plans, entitled “Wingate at Needham Renovation / Expansion,” prepared by The

Architectural Team, Inc., 50 Commander’s Way at Admiral’s Hill, Chelsea, MA 02150,
consisting of 3 sheets: Sheet 1, Sheet A1.00, entitled “Proposed Overall Plan – Basement,”
dated February 3, 2023, revised April 4, 2023; Sheet 2, Sheet  A1.01, entitled “Proposed
Overall Plans (Schematic),” dated February 3, 2023, revised April 4, 2023; Sheet 3, Sheet
A1.02, entitled “Proposed Overall Plan Level 3 & Roof (Schematic),” dated February 3, 2023,
revised April 4, 2023.

 
4. Letter from David Feldman, Senior Vice President of Real Estate and Development,

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=D487051D2FB44870A274E9FCC0571005-JOHN SCHLIT
mailto:aclee@needhamma.gov


Continental Wingate Development, dated March 21, 2023. (re: Construction Control)
 

5. Letter from David Feldman, Senior Vice President of Real Estate and Development,
Continental Wingate Development, dated March 21, 2023. (re: Generator).

 
6. Letter from Brandon Li, Kelly Engineering, dated March 22, 2023 with attachments.

 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
www.needhamma.gov
 

From: Alexandra Clee 
Sent: Thursday, February 9, 2023 1:18 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Justin Savignano
<jsavignano@needhamma.gov>; Carys Lustig <clustig@needhamma.gov>
Cc: Lee Newman <LNewman@needhamma.gov>; Elisa Litchman <elitchman@needhamma.gov>
Subject: Request for comment - Wingate Amendment
 
Dear all,
 
We have received application materials for the proposal for Wingate to add a third story at 589
Highland.
 
More information can be found in the application, which is attached.
 
The Planning Board has scheduled this matter for March 7, 2023. Please send your comments by
Wednesday March 1, 2023 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for an Amendment to the Major Project Special Permit No. 93-3.
 

2. Two Letters from Attorney Evans Huber to the Needham planning Board and Lee Newman,
both dated February 3, 2023.

 
3. Memo from Kristen Braun, Ron Muller & Associates regarding site traffic generation, dated

January 25, 2023, with attached trip generation worksheets.
 

4. Architectural Plans, entitled “Wingate at Needham Renovation / Expansion,” prepared by The
Architectural Team, Inc., 50 Commander’s Way at Admiral’s Hill, Chelsea, MA 02150,
consisting of 10 sheets: Sheet 1, Sheet T0.01, entitled “Project Cover,” dated February 3,

https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov&c=E,1,UUWNFE2VwXQLL8spMr7tQ1VmEE-Z4Zs-UYSWj9a3mi6xbvDywyWIDScphMB6DU09ukFO_XVboQsIIbrJZ0fPlAMNRPA8eSfihsFROcb4_iiHus0Kp35W&typo=1
mailto:droche@needhamma.gov
mailto:tryder@needhamma.gov
mailto:JSchlittler@needhamma.gov
mailto:TConroy@needhamma.gov
mailto:TGurge@needhamma.gov
mailto:tmcdonald@needhamma.gov
mailto:jsavignano@needhamma.gov
mailto:clustig@needhamma.gov
mailto:LNewman@needhamma.gov
mailto:elitchman@needhamma.gov


2023; Sheet 2, Sheet D1.00, entitled “Existing/Demolition overall Plan – Basement,” dated
February 3, 2023; Sheet 3, Sheet D1.01, entitled “Existing/Demolition Overall Plans
(Schematic),” dated February 3, 2023; Sheet 4, Sheet A1.00, entitled “Proposed Overall Plan –
Basement,” dated February 3, 2023; Sheet 5, Sheet  A1.01, entitled “proposed Overall Plans
(Schematic),” dated February 3, 2023; Sheet 6, Sheet A1.02, entitled “Proposed Overall Plan
Level 3 & Roof (Schematic),” dated February 3, 2023; Sheet 7, Sheet A4.01, “Exterior
Elevations,” dated February 3, 2023; Sheet 8, Sheet A4.02, entitled “Exterior Elevations,”
dated February 3, 2023; Sheet 9, Sheet A4.03, entitled “Exterior Elevations,” dated February
3, 2023; Sheet 10, Sheet A5.01, entitled “Wall Sections,” dated February 3, 2023.

 
5. Renderings, entitled “Wingate at Needham Renovation / Expansion,” prepared by The

Architectural Team, Inc., 50 Commander’s Way at Admiral’s Hill, Chelsea, MA 02150,
consisting of 4 sheets: Sheet 1 entitled “Rendered View from intersection of Gould Street and
highland Avenue,” dated February 1, 2023; Sheet 2, entitled “Rendered View from Gould
Street Looking South,” dated February 1, 2023; Sheet 3, entitled “Rendered View from Rear
parking,” dated February 1, 2023; Sheet 4, entitled “Rendered View from Side Entrance,”
dated February 1, 2023.

 
6. Materials Sheet, dated February 2, 2023 and Existing Photos Sheet, dated February 3, 2023.

 
7. Landscape Plans, entitled “Wingate at Needham Renovation / Expansion,” prepared by Hawk

Design Inc., Sagamore, MA, consisting of 7 sheets: Sheet 1, Cover Sheet, dated February 3,
2023; Sheet 2, Sheet L1, entitled “Site Landscaping Plan,” dated February 3, 2023; Sheet 3,
Sheet L1.1, entitled “Illustrative Site Plan Rendering,” dated February 3, 2023; Sheet 4, Sheet
L2, entitled “Entry Landscape Plan,” dated February 3, 2023; Sheet 5, Sheet L3, entitled
“Parking / Plan Landscape Plan,” dated February 3, 2023; Sheet 6, Sheet D1, entitled “Planting
Details,” dated February 3, 2023; Sheet 7, Sheet D2, entitled “Planting Notes,” dated February
3, 2023.

 
8. Plans entitled “Site Development Plans for Wingate at Needham, inc., 589 Highland Avenue,

Needham, MA,” prepared by Kelly Engineering Group, Inc., 0 Campanelli Drive, Braintree, MA
02062, R.E. Cameron & Associates, Inc., 681 Washington Street, Norwood MA, consisting of 3
sheets: Sheet 1, Cover 1, dated February 3, 2023; Sheet 2, entitled “Existing Conditions Plan,”
dated February 3, 2023; Sheet 3, entitled “Layout Plan,” dated February 3, 2023.

 
9. Stormwater Management Report, prepared by Kelly Engineering Group, Inc., 0 Campanelli

Drive, Braintree, MA 02062, dated February 3, 2023.
 
 
Thank you, alex.
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA



781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


 

Page 1 of  2 

April 18, 2023 
 
Needham Planning Board 
Needham Public Service Administration Building 
Needham, MA  02492 
 
RE: Major Project Site Plan Special Permit No. 93-3 

589 Highland Avenue- Wingate Development LLC 
 
Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced request for a 
Major Project Site Plan Special Permit.  The applicant has submitted additional materials for review 
as part of  their application to add a third floor to the building increasing the independent Living 
spaces by 22-units for a total of  72-units; 9-units will be affordable.  No proposed changes to the 
footprint of  the building are proposed.   
 
The review was conducted in accordance with the Planning Board’s regulations and standard 
engineering practice.  The additional/revised documents submitted for review are as follows: 
 
 

1. Letter from Attorney Evans Huber, dated April 5, 2023.  
 

2. Renderings, entitled “Wingate at Needham Renovation / Expansion,” prepared by The 
Architectural Team, Inc., 50 Commander’s Way at Admiral’s Hill, Chelsea, MA 02150, 
consisting of 4 sheets: Sheet 1 entitled “Rendered View from Intersection of Gould Street 
and Highland Avenue,” dated March 30, 2023; Sheet 2, entitled “Rendered View from 
Gould Street Looking South,” dated March 30, 2023; Sheet 3, entitled “Rendered View from 
Rear parking,” dated March 30, 2023; Sheet 4, entitled “Rendered View from Side 
Entrance,” dated March 30, 2023.  
 

3. Architectural Plans, entitled “Wingate at Needham Renovation / Expansion,” prepared by 
The Architectural Team, Inc., 50 Commander’s Way at Admiral’s Hill, Chelsea, MA 02150, 
consisting of 3 sheets: Sheet 1, Sheet A1.00, entitled “Proposed Overall Plan – Basement,” 
dated February 3, 2023, revised April 4, 2023; Sheet 2, Sheet  A1.01, entitled “Proposed 
Overall Plans (Schematic),” dated February 3, 2023, revised April 4, 2023; Sheet 3, Sheet 
A1.02, entitled “Proposed Overall Plan Level 3 & Roof (Schematic),” dated February 3, 
2023, revised April 4, 2023. 
 

4. Letter from David Feldman, Senior Vice President of Real Estate and Development, 
Continental Wingate Development, dated March 21, 2023. (re: Construction Control) 
 



 – 2 – April 25, 2023  

 

5. Letter from David Feldman, Senior Vice President of Real Estate and Development, 
Continental Wingate Development, dated March 21, 2023. (re: Generator).  
 

6. Letter from Brandon Li, Kelly Engineering, dated March 22, 2023 with attachments.  
 
Our comments and recommendations are as follows: 
 

• We have no further comment or objection to the proposed application. 
 
If  you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
 
 
Thomas Ryder 
Town Engineer 
 



From: noreply@civicplus.com
To: Alexandra Clee; Lee Newman; Elisa Litchman
Subject: Online Form Submittal: Contact Planning Board
Date: Saturday, March 11, 2023 11:49:51 AM

The following form was submitted via your website: Contact Planning Board

Full Name:: Teresa Combs

Email Address:: tcombs2@verizon.net

Address:: 7 UTICA RD

City/Town:: NEEDHAM

State:: MA

Zip Code:: 02494

Telephone Number:: 7816080053

Comments / Questions: Wingate Development, LLC special permit amendment to permit expansion by adding a third floor to the building. I was on the zoom town hall
meeting 3/7/23. As a LTC resident across the street from this property I am concerned that they want to reduce the paking footprint as well as the size of this building. 
Overflow parking iover flow from wingate the hursing home would result with visitors or guest parking on Utica Rd and walking across the steet to the nursing home.
Reducing the parking will increase this restarting. Adding a 3rd f will invlve new construction to an already conjeested area. Espavially with the Muzi [roject to start.  The
size of this building will tower over the other buildings /homes in our area. Its one thing to have the Muzi projcet be as big as its going to be at leaset this is seperated more
from direct property owners. Wingate is not. The idea that 22 more units will help with our houisng shortage is only correct for the wealthy in ouyr gtown. Those units will
rent for more than new rentals units have come on the market at 2nd ave. As a social worker this doers nit address the need for more housing for middle income Needham
residents who are left with the obnly option of adding a ADU if they can.
The ADU issue: I am in favor for allowing homeowners to add an ADU by right. And for a rental term of 30 days at a time. Requiring a lease for 12 months excludes
relatives who may need to move in for a short period of time to care for me in the future. Requiring a 12 month  lease will rule out options. In this current labor market when
it is almost impossible to find live in help to care for seniors this is not the time to put into place such a restriction. Expanding who I can rent an ADU to is imperateive to
my futire to remain in Needham. I look forward to attending future meetings

Additional Information:

Form submitted on: 3/11/2023 11:49:43 AM

Submitted from IP Address: 172.58.223.72

Referrer Page: https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.needhamma.gov%2f1114%2fPlanning-
Board&c=E,1,QHgp4bXsmockeuKXeTyI3v8BHM0Y294Egx_J00oW6okH9F6lMP_dyhoGkblWOCb2XHw0be8Ano8WCy558z9bZ6oY_szCIWHf27o9oSRGnA,,&typo=1

Form Address: https://linkprotect.cudasvc.com/url?
a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,ZboZAbFbpazJaVlxehqsjRiNA43XrtKRFBVXdqk4IVmRNgkq8wMI4jfGZh5BdOwOtZQ-
TrH_DPlkBfvN4Gzj37grmUZqcyrmPZIe9LW8e-swsUn6smA8vpRfln8,&typo=1
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From: Terence Ryan <terence.e.ryan@gmail.com> 
Sent: Monday, April 24, 2023 11:57:27 AM 
To: Alexandra Clee <aclee@needhamma.gov>; Planning <planning@needhamma.gov> 
Subject: Amendment to Major Project Site Plan Special Permit No. 93-3: Wingate (Traffic)  
  
Planning Board and Alex,  
 
I'm writing to the Planning Board to please include some language that all construction related activities 
take place within the Wingate property.  Since Gould St and Highland Ave are very busy streets, it will be 
critical to keep them open.  Over the next several years, there will be construction related to Wingate, 
the Bulfinch properties along Gould St, the MWRA Metropolitan Water Tunnel  
Program and Highland Ave/Needham St MassDOT work.  This will have an impact on the residents 
around Gould St and Highland Ave. 
 
I'm in favor of the project providing more housing for seniors in Needham.  I appreciate the affordable 
housing units in the plan.  Dave Feldman has been a good neighbor to work with over the years. 
 
Thank you, 
Terry Ryan 
79 Evelyn Rd  
 

mailto:terence.e.ryan@gmail.com
mailto:terence.e.ryan@gmail.com
mailto:aclee@needhamma.gov
mailto:aclee@needhamma.gov
mailto:planning@needhamma.gov
mailto:planning@needhamma.gov


 
 
 
 
 

 
 

LEGAL NOTICE 
Planning Board 

TOWN OF NEEDHAM 
NOTICE OF HEARING 

 
In accordance with the provisions of M.G.L., Chapter 40A, S.11; the Needham Zoning By-Laws, Sections 7.4, 5.1.1.6, 
5.1.2 and 5.1.3, and Section 4.2 of Decision 91-1, dated June 11, 1991, the Needham Planning Board will hold a public 
hearing on Tuesday, April 25, 2023 at 7:30 p.m. in the Charles River Room, Needham Public Services Administration 
Building, 500 Dedham Avenue, Needham, MA, as well as by Zoom Web ID Number 880 4672 5264 (further instructions 
for accessing are below), regarding the application of the Ceed Corp, Edison Gutierrez, President, d/b/a Cook Restaurant, 
15 Nell Road, Revere, MA, 02151.  
 
The subject property is located at 101-109 Chapel Street (previously 101-105 Chapel Street), Needham, Massachusetts, 
shown on Assessor’s Map No. 51, Parcel 9 containing 7,761 square feet in the Center Business District. The requested 
Major Project Site Plan Special Permit would, if granted, permit an amendment of Major Project Site Plan Special Permit 
No. 1991-1 dated June 11, 1991 and subsequently transferred to Needham Restaurant Project Limited Corporation d/b/a 
Not Your Average Joe’s on March 11, 1997, amended on December 13, 2005, and subsequently transferred to TDRG Inc., 
Paul Turano, President, d/b/a Cook Needham on June 13, 2017, and subsequently transferred to Ceed Corp, Edison 
Gutierrez, President, d/b/a Cook Restaurant on December 19, 2022.  
 
The parking requirement for a 132-seat restaurant with one take-out station is 54 parking spaces The Petitioner secured a 
waiver to reduce the number of required on-site parking spaces for the 132-seat restaurant use from 54 spaces to 0 spaces 
under the Original Major Project Site Plan Special Permit Decision No. 91-1, dated June 11, 1991, amended March 11, 
1997. The requested amendment would permit a further parking waiver of 3 additional parking spaces (total 57 spaces), to 
allow the Petitioner to then proceed to the Select Board for permission to add 52 outdoor seats in the public parking lot 
between the months of April through November. 
 
In accordance with the Zoning By-Law, Section 5.1.1.6, a Special Permit is required to waive strict adherence with the 
requirements of Sections 5.1.2 (Required Parking) and 5.1.3 (Parking Plan and Design Requirement) of the Zoning By-Law. 
In accordance with the Zoning By-Law, Section 7.4, and Section 4.2 of Decision 91-1, dated June 11, 1991, a Major Project 
Site Plan Review Amendment is required.  
 
To view and participate in this virtual meeting on your phone, download the “Zoom Cloud Meetings” app in any 
app store or at www.zoom.us. At the above date and time, click on “Join a Meeting” and enter the following Meeting 
ID: 880 4672 5264 
 
To view and participate in this virtual meeting on your computer, at the above date and time, go to www.zoom.us 
click “Join a Meeting” and enter the following ID: 880 4672 5264 
 
Or to Listen by Telephone: Dial (for higher quality, dial a number based on your current location):  
US: +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592 or +1 346 248 7799 or +1 669 900 9128 or +1 253 215 
8782 Then enter ID: 880 4672 5264 
 
Direct Link to meeting: https://us02web.zoom.us/j/88046725264 
 
The application may be viewed at this link: 
https://www.needhamma.gov/Archive.aspx?AMID=146&Type=&ADID= . Interested persons are encouraged to attend the 
public hearing and make their views known to the Planning Board. This legal notice is also posted on the Massachusetts 
Newspaper Publishers Association’s (MNPA) website at (http://masspublicnotices.org/).   
 
NEEDHAM PLANNING BOARD) 
______________________________________________________________________________ 
Needham Times, April 6, 2023 and April 13, 2023. 

PLANNING & COMMUNITY DEVELOPMENT 
PLANNING DIVISION 

http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
https://us02web.zoom.us/j/88046725264
https://us02web.zoom.us/j/88046725264
https://www.needhamma.gov/Archive.aspx?AMID=146&Type=&ADID=
https://www.needhamma.gov/Archive.aspx?AMID=146&Type=&ADID=
http://masspublicnotices.org/
http://masspublicnotices.org/




Edison Gutierrez

15 Ne l l Rd

Revere M A 02151

March 15th 2023

Lee N e w m a n

Di rec to r o f Planning
Town o f Needham

1471 High land Ave

Needham, M A 02492

Dear Mrs . Newman,

I am writing to request an amendment o f the site plan special permit 91-1 which was transferred to Ceed Corp DBA Cook
Restaurant on December 5", 2022, that currently has an approved seating capacity o f 126 seats inside at tables, with an

additional 6 seats in the waiting area, for a total o f 132 approved indoors. The parking requirement for a 132-seat

restaurant with one take-out station is 54 parking spaces (1 parking space per 3 seats = 44, plus 10 parking spaces per
takeout station). The Petitioner secured a waiver to reduce the number o f required on-site parking spaces for the 132-seat

restaurant use from 54 spaces to 0 spaces under the Original Major Project Site Plan Special Permit Decision No. 91-1,
dated June 11, 1991, amended March 11, 1997.

We are proposing 52 seats outside wh i ch exceeds the 30% o f the indoor number which is w h y we are requesting the

amendment and the associated park ing wa iver as fur ther out l ined below.

Section 6.9 o f the Zoning By-Law permits up to 30% o f the approved indoor seating to be utilized outdoors without
authorization from the Special Permit Granting Authority and the provision o f additional parking. 30% o f 132 seats is 44
seats. As we are requesting 52 outdoor seats, the request is more than 30% of the approved indoor seats and we are
therefore requesting approval for such, as allowed by Section 6.9, as well as an additional parking waiver under Section
5.1.1.6. Forty-four (44) seats are permitted through Section 6.9; therefore, we are applying for a parking waiver wi th
respect to the remaining 8 seats, which is a waiver o f 3 additional parking spaces.

Our proposed seasonal seating w o u l d run between the months Apr i l -November. Our hours o f operat ion are not proposed

to change. O u r m a x i m u m total number o f employees on site at any given time is 14.

A f t e r the approval o f the amendment and park ing wa iver f rom the Planning Board, we w i l l proceed to ask the Select

B o a r d f o r the permission to have the outdoor d in ing seats on publ ic property.

I f you have any questions, comments, or concems please let me know at your earliest convenience.



NEEDHAM MA
21 FEBRUARY 2023

COOK. Craft Kitchen + Bar

EXTERIOR SEATING

Architect:
Scott Melching AIA, LEED GRP
116 Arch Street
Needham MA 02492
www.scottmelchingarchitect.com

Prepared for:
COOK. Craft Kitchen + Bar
109 Chapel Street
Needham, MA 02492



TOTAL SEAT COUNT

EXTERIOR SEATS = 52 SEATS
INTERIOR SEATS = 96 SEATS

TOTAL = 148 SEATS

INTERNATIONAL BUILDING CODE

21 FEBRUARY 2023

S C O T T M E L C H I N G A R C H I T E C T
A I A . L E E D . G R PCOOK. CRAFT KITCHEN + BAR NEEDHAM MA

2 EXTERIOR SEATING PLAN

RESTAURANT
ENTRY

52 TOTAL EXTERIOR SEATS

+/- 1,120 SF TOTAL AREA

ENTRY
/ EXIT

ENTRY
/ EXIT

N

SCALE : 3/16” = 1’-0”

ACCESSIBLE SEATING
PER IBC 1108.2.9.1 DINING SURFACES
5% OF SEATING IS REQUIRED TO BE ACCESSIBLE

52 EXT. SEATS * 5% = 2.6 ACCESSIBLE SEATS REQ’D

3 ACCESSIBLE SEATS ARE PROVIDED.

3 > 2.6 COMPLIANT

PLUMBING FIXTURE REQUIREMENT - CMR 248
PER 10.10 TABLE 1 :
MINIMUM FACILITIES FOR BUILDING OCCUPANCY

A-3 RESTAURANTS
- WATER CLOSETS - 1 PER 30 (WOMEN)

- 1 PER 60 (MEN)
- URINALS - 50% (MEN)

- LAVATORY - 1 PER 200

CURRENT LAVATORY COUNT AT COOK:

- 1 UNISEX RESTROOM WITH ONE WATER CLOSET & ONE SINK (ACCESSIBLE)
- 1 MEN’S ROOM WITH ONE WATER CLOSET, ONE URINAL, AND ONE SINK
- 1 WOMEN’S ROOM WITH ONE WATER CLOSET, AND ONE SINK. (ACCESSIBLE)

TOTAL OF 4 WATER CLOSETS & 3 LAVATORIES.

4 = 4 REQUIRED WATER CLOSETS

150 OCCUPANTS MAXIMUM
W/ 3 WATER CLOSETS + URINAL

3 > 1 REQUIRED LAVATORIES

Craft Kitchen + Bar



21 FEBRUARY 2023

S C O T T M E L C H I N G A R C H I T E C T
A I A . L E E D . G R PCOOK. CRAFT KITCHEN + BAR NEEDHAM MA

3 EXTERIOR SEATING - SCREEN DETAIL AT JERSEY BARRIER
SCALE : 3/4” = 1’-0”

VERADECK SCREEN - PARILLA

INTERIOR ELEVATIONSECTION DETAIL

VERADECK SCREEN - WEB

PLANTER

WOOD SCREEN

CONCRETE BARRIER (EXISTING)





12 APRIL 2023

S C O T T M E L C H I N G A R C H I T E C T
A I A . L E E D . G R PCOOK. CRAFT KITCHEN + BAR NEEDHAM MA

5 INTERIOR SEATING PLAN
SCALE : 1/8” = 1’-0”

Craft Kitchen + Bar

CHAPEL STREET

PARKING LOT EXTERIOR SEATING

ENTRY
/ EXIT

96 TOTAL INTERIOR SEATS

+/- 1,515 SF TOTAL AREA
(RED TONE)

BAR
15

SEATS

TALL TABLES
30 SEATS

DINING
ROOM

51 SEATS

ENTRY
/ EXIT

PLAN PROVIDED TO VERIFY CURRENT
RESTAURANT INTERIOR SEATING LAYOUT
AND ACCESS TO EXTERIOR SEATING AREA.

TABLE SIZES AND CHAIR LOCATIONS
SHOWN AS SURVEYED ON 11 APRIL 2023.











From: Tara Gurge
To: Alexandra Clee; Elisa Litchman; Lee Newman
Subject: FW: Request for comment - Cook Outdoor dining/ Public Health Division comments
Date: Wednesday, April 19, 2023 9:27:45 AM
Attachments: image002.png

image003.png

Alex, Elisa, Lee -
 
The Public Health Division reviewed the request for this increase in outdoor
seating for Cook Restaurant. Here are our comments noted below –
 
·         Due to the increased amount of proposed additional seating that is requested,

there may be an increase in their food establishment permit fee since that permit
is currently based on the number of total seats.(The food establishment permit fee
for any restaurant >150 seats, is $275.00/year.)

·         Per the Building Dept. previous comment noted below, due to the increase in the
number of seats, since the site can only accommodate a maximum of 150
occupants based on the existing plumbing fixture count, an additional bathroom
will need to be installed on site.  Will Cook be able to accommodate this
requirement?

·         Cook must continue to maintain the exterior area in a clean and sanitary
condition, as not to attract the risk of pests. All outdoor seating areas must be
kept clean and maintained, and areas under the tables must be swept of and all
food and/or trash debris removed after each customer, and debris must not be
allowed to accumulate that may pose a risk of attracting pests.

·         Cook must continue to maintain a clean and sanitary trash/dumpster area (both
trash and recycling) and maintain their routine trash and recycling pick-up/service
schedules and increase those schedules if any overflow issues are observed. The
exterior spent grease barrel storage area must also be kept clean and maintained
and serviced on a routine schedule and must not pose a risk of attracting pests.

·         Cook must continue to have a routine interior and exterior certified pest control
service schedule and be willing to increase the frequency of this pest control
service schedule if any increase in pest issues arise.

·         For any exterior trash containers that are present, they must be on a frequent
routine service schedule and all trash debris removed and must not post a risk of
attracting pests.

·         Any sunshades and/or umbrellas that are installed in this outdoor seating area
must be properly secured at all times, and all umbrellas must be closed/taken in
at the time of closing (or during the day) to ensure that they do not topple over in
high winds, etc., and potentially cause a public health and safety concern.

 
All additional items noted below, as stated in the approved Select Board policy, must
also be followed.
 
Outdoor Dining Licenses Select Board policy, specific to Public Health:
7. All entrances and exit doors through the kitchen used by food service personnel and
customers must be screened and provided with air curtains meeting National Sanitation
Foundation standards. All windows or openings though the kitchen used for the transfer

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=7DDFEDC109D54776B5B6E7C6911ADADB-TARA GURGE
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of food must also be screened and provided with air curtains. (If your entrance and exit or
service opening to the outdoor seating area is through the kitchen, you must get Health
Department approval.)
8. All food must be prepared inside the facility’s kitchen and kept inside until served. No
food may be prepared outside.
9. A system for washing down the outside seating area must be provided.
10. Food service personnel may not serve patrons beyond the outdoor seating area as shown
on the plan approved by the licensing authority.
11. Food service personnel must constantly police the outdoor seating area for wastepaper,
garbage, and other trash. Covered trash receptacles should be provided and must be
emptied as needed to prevent overflowing. They must also be emptied at the end of each
evening’s service.
12. If dumpsters are located near these proposed seating areas, need to ensure that areas
around dumpsters are clean and sanitary, and no public health nuisance issues with odors
or attraction of pests exist.
13. During the operating hours and thereafter, strict clean-up practices must be adhered to.
Food service personnel must clear up after each patron and remove all trash and dirty
dishes.
14. Outside food handlers must have easy access to handwash sinks and cleaning cloths.
Facilities for preparation and disposal of sanitizing solutions must be accessible.
15. Outdoor seating areas shall be considered as part of the restaurant and shall comply with
Board of Health regulations, including a prohibition of smoking in seasonal outdoor
dining areas and only service animals being allowed in those same areas.
16. Pets not allowed in outdoor seating areas. Only service animals are permitted.
 
Once Cook restaurant is approved to expand their outdoor seating area, we ask that
copies of their routine pest control reports be submitted to the Public Health Division
on an on-going basis, so we can verify that pest activity is being monitored. We
recommend that the owner bring the reinstatement of the outdoor dining, once
approved, to their pest control's attention so they're aware and can also service the
exterior of their food service establishment accordingly. 
 
Please feel free to reach out with any follow-up questions on these requirements.
 
Thanks,

TARA E. GURGE, R.S., C.E.H.T., M.S. (she/her/hers)
ASSISTANT PUBLIC HEALTH DIRECTOR
Needham Public Health Division
Health and Human Services Department
178 Rosemary Street
Needham, MA  02494
Ph- (781) 455-7940; Ext. 211/Fax- (781) 455-7922
Mobile- (781) 883-0127
Email - tgurge@needhamma.gov
Web- www.needhamma.gov/health

mailto:tgurge@needhamma.gov
http://www.needhamma.gov/health


P please consider the environment before printing this email
STATEMENT OF CONFIDENTIALITY

This e-mail, including any attached files, may contain confidential and privileged information for the sole use of the intended
recipient(s).  Any review, use, distribution or disclosure by others is strictly prohibited.  If you are not the intended recipient
(or authorized to receive information for the recipient), please contact the sender by reply e-mail and delete all copies of this

message.  Thank you.

Follow Needham Public Health on Twitter!
 
 
 
 

From: David Roche <droche@needhamma.gov> 
Sent: Wednesday, April 5, 2023 11:58 AM
To: Alexandra Clee <aclee@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tara Gurge <TGurge@needhamma.gov>; Timothy
McDonald <tmcdonald@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>;
Justin Savignano <jsavignano@needhamma.gov>; Donald Anastasi <DAnastasi@needhamma.gov>;
Jay Steeves <steevesj@needhamma.gov>; Ronnie Gavel <rgavel@needhamma.gov>; Myles Tucker
<mtucker@needhamma.gov>
Subject: RE: Request for comment - Cook Outdoor dining
 
In looking at the plan the architect has a maximum of 150 occupants based on the existing plumbing
fixture count, are they planning on adding an additional bathroom?
 
Dave
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, April 5, 2023 11:25 AM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tara Gurge <TGurge@needhamma.gov>; Timothy
McDonald <tmcdonald@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>;
Justin Savignano <jsavignano@needhamma.gov>; Donald Anastasi <DAnastasi@needhamma.gov>;
Jay Steeves <steevesj@needhamma.gov>; Ronnie Gavel <rgavel@needhamma.gov>; Myles Tucker
<mtucker@needhamma.gov>
Subject: Request for comment - Cook Outdoor dining
 
Dear all,

http://www.google.com/url?url=http://www.technobuffalo.com/2013/10/15/twtr-twitter-ticker-symbol-nyse/&rct=j&frm=1&q=&esrc=s&sa=U&ei=q-nlVNiWBcqpNri2guAH&ved=0CB4Q9QEwBA&usg=AFQjCNHLFQwVNUq0YD9jwRct73jdAJ3LYw
https://twitter.com/Needham_Health
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mailto:TGurge@needhamma.gov
mailto:tmcdonald@needhamma.gov
mailto:TConroy@needhamma.gov
mailto:clustig@needhamma.gov
mailto:elitchman@needhamma.gov
mailto:LNewman@needhamma.gov
mailto:jsavignano@needhamma.gov
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We have received the attached application materials for the proposal to outdoor seating behind
Cook Restaurant. Specifically, the Planning Board is being asked to Amend the prior permit on the
property to allow for the additional parking waiver; the actual outdoor seating will subsequently be
reviewed by the Select Board, as the seating is proposed on public property.
 
More information can be found in the attachments.
 
The Planning Board has scheduled this matter for April 25, 2023. Please send your comments by
Wednesday April 19, 2023 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to Major Project Special Permit No. 91-1.
 

2. Letter from Ceed Corp, Edison Gutierrez, President, dated March 15, 2023.
 

3. Plan entitled “Exterior Seating. COOK. Craft Kitchen and Bar,” prepared by Scott Melching
Architect, consisting of 3 sheets: Sheet 1, Cover Sheet, dated February 21, 2023; Sheet 2,
entitled “Exterior Seating Plan,” dated February 21, 2023; Sheet 3, entitled “Exterior Seating –
Screen Detail at Jersey Barrier,” dated February 21, 2023.

 
 
Thank you, alex.
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


From: Tara Gurge
To: Alexandra Clee; Elisa Litchman; Lee Newman
Subject: Request for comment - Cook Outdoor dining/ Public Health Division comments
Date: Tuesday, April 25, 2023 11:10:30 AM
Attachments: image002.png

image003.png

Alex, Elisa, Lee -
 
The Public Health Division reviewed the request for this increase in outdoor
seating for Cook Restaurant. Here are our comments noted below –
 
·        Cook must continue to maintain the exterior area in a clean and sanitary

condition, as not to attract the risk of pests. All outdoor seating areas must be
kept clean and maintained, and areas under the tables must be swept of and all
food and/or trash debris removed after each customer, and debris must not be
allowed to accumulate that may pose a risk of attracting pests.

·        Cook must continue to maintain a clean and sanitary trash/dumpster area (both
trash and recycling) and maintain their routine trash and recycling pick-up/service
schedules and increase those schedules if any overflow issues are observed. The
exterior spent grease barrel storage area must also be kept clean and maintained
and serviced on a routine schedule and must not pose a risk of attracting pests.

·        Cook must continue to have a routine interior and exterior certified pest control
service schedule and be willing to increase the frequency of this pest control
service schedule if any increase in pest issues arise.

·        For any exterior trash containers that are present, they must be on a frequent
routine service schedule and all trash debris removed and must not post a risk of
attracting pests.

·        Any sunshades and/or umbrellas that are installed in this outdoor seating area
must be properly secured at all times, and all umbrellas must be closed/taken in
at the time of closing (or during the day) to ensure that they do not topple over in
high winds, etc., and potentially cause a public health and safety concern. Proper
permits for tents, if proposed, must be approved and issued by the Building/Fire
Depts.

 
All additional items noted below, as stated in the approved Select Board policy, must
also be followed.
 
Outdoor Dining Licenses Select Board policy, specific to Public Health:
7. All entrances and exit doors through the kitchen used by food service personnel and
customers must be screened and provided with air curtains meeting National Sanitation
Foundation standards. All windows or openings though the kitchen used for the transfer
of food must also be screened and provided with air curtains. (If your entrance and exit or
service opening to the outdoor seating area is through the kitchen, you must get Health
Department approval.)
8. All food must be prepared inside the facility’s kitchen and kept inside until served. No
food may be prepared outside.
9. A system for washing down the outside seating area must be provided.
10. Food service personnel may not serve patrons beyond the outdoor seating area as shown

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=7DDFEDC109D54776B5B6E7C6911ADADB-TARA GURGE
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on the plan approved by the licensing authority.
11. Food service personnel must constantly police the outdoor seating area for wastepaper,
garbage, and other trash. Covered trash receptacles should be provided and must be
emptied as needed to prevent overflowing. They must also be emptied at the end of each
evening’s service.
12. If dumpsters are located near these proposed seating areas, need to ensure that areas
around dumpsters are clean and sanitary, and no public health nuisance issues with odors
or attraction of pests exist.
13. During the operating hours and thereafter, strict clean-up practices must be adhered to.
Food service personnel must clear up after each patron and remove all trash and dirty
dishes.
14. Outside food handlers must have easy access to handwash sinks and cleaning cloths.
Facilities for preparation and disposal of sanitizing solutions must be accessible.
15. Outdoor seating areas shall be considered as part of the restaurant and shall comply with
Board of Health regulations, including a prohibition of smoking in seasonal outdoor
dining areas and only service animals being allowed in those same areas.
16. Pets not allowed in outdoor seating areas. Only service animals are permitted.
 
Once Cook restaurant is approved to expand their outdoor seating area, we ask that
copies of their routine pest control reports be submitted to the Public Health Division
on an on-going basis, so we can verify that pest activity is being monitored. We
recommend that the owner bring the reinstatement of the outdoor dining, once
approved, to their pest control's attention so they're aware and can also service the
exterior of their food service establishment accordingly. 
 
Please feel free to reach out with any follow-up questions on these requirements.
 
Thanks,

TARA E. GURGE, R.S., C.E.H.T., M.S. (she/her/hers)
ASSISTANT PUBLIC HEALTH DIRECTOR
Needham Public Health Division
Health and Human Services Department
178 Rosemary Street
Needham, MA  02494
Ph- (781) 455-7940; Ext. 211/Fax- (781) 455-7922
Mobile- (781) 883-0127
Email - tgurge@needhamma.gov
Web- www.needhamma.gov/health

P please consider the environment before printing this email
STATEMENT OF CONFIDENTIALITY

This e-mail, including any attached files, may contain confidential and privileged information for the sole use of the intended
recipient(s).  Any review, use, distribution or disclosure by others is strictly prohibited.  If you are not the intended recipient
(or authorized to receive information for the recipient), please contact the sender by reply e-mail and delete all copies of this

message.  Thank you.

mailto:tgurge@needhamma.gov
http://www.needhamma.gov/health


Follow Needham Public Health on Twitter!
 
 
 
 

From: David Roche <droche@needhamma.gov> 
Sent: Wednesday, April 5, 2023 11:58 AM
To: Alexandra Clee <aclee@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tara Gurge <TGurge@needhamma.gov>; Timothy
McDonald <tmcdonald@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>;
Justin Savignano <jsavignano@needhamma.gov>; Donald Anastasi <DAnastasi@needhamma.gov>;
Jay Steeves <steevesj@needhamma.gov>; Ronnie Gavel <rgavel@needhamma.gov>; Myles Tucker
<mtucker@needhamma.gov>
Subject: RE: Request for comment - Cook Outdoor dining
 
In looking at the plan the architect has a maximum of 150 occupants based on the existing plumbing
fixture count, are they planning on adding an additional bathroom?
 
Dave
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, April 5, 2023 11:25 AM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tara Gurge <TGurge@needhamma.gov>; Timothy
McDonald <tmcdonald@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>;
Justin Savignano <jsavignano@needhamma.gov>; Donald Anastasi <DAnastasi@needhamma.gov>;
Jay Steeves <steevesj@needhamma.gov>; Ronnie Gavel <rgavel@needhamma.gov>; Myles Tucker
<mtucker@needhamma.gov>
Subject: Request for comment - Cook Outdoor dining
 
Dear all,
 
We have received the attached application materials for the proposal to outdoor seating behind
Cook Restaurant. Specifically, the Planning Board is being asked to Amend the prior permit on the
property to allow for the additional parking waiver; the actual outdoor seating will subsequently be
reviewed by the Select Board, as the seating is proposed on public property.
 
More information can be found in the attachments.
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The Planning Board has scheduled this matter for April 25, 2023. Please send your comments by
Wednesday April 19, 2023 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to Major Project Special Permit No. 91-1.
 

2. Letter from Ceed Corp, Edison Gutierrez, President, dated March 15, 2023.
 

3. Plan entitled “Exterior Seating. COOK. Craft Kitchen and Bar,” prepared by Scott Melching
Architect, consisting of 3 sheets: Sheet 1, Cover Sheet, dated February 21, 2023; Sheet 2,
entitled “Exterior Seating Plan,” dated February 21, 2023; Sheet 3, entitled “Exterior Seating –
Screen Detail at Jersey Barrier,” dated February 21, 2023.

 
 
Thank you, alex.
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


From: John Schlittler
To: Alexandra Clee
Subject: RE: Request for comment - Cook Outdoor dining
Date: Wednesday, April 5, 2023 12:07:17 PM

Police are fine with it if barriers are sufficient in the lot. Thanks
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, April 5, 2023 11:25 AM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Tara Gurge <TGurge@needhamma.gov>; Timothy
McDonald <tmcdonald@needhamma.gov>; Tom Conroy <TConroy@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>;
Justin Savignano <jsavignano@needhamma.gov>; Donald Anastasi <DAnastasi@needhamma.gov>;
Jay Steeves <steevesj@needhamma.gov>; Ronnie Gavel <rgavel@needhamma.gov>; Myles Tucker
<mtucker@needhamma.gov>
Subject: Request for comment - Cook Outdoor dining
 
Dear all,
 
We have received the attached application materials for the proposal to outdoor seating behind
Cook Restaurant. Specifically, the Planning Board is being asked to Amend the prior permit on the
property to allow for the additional parking waiver; the actual outdoor seating will subsequently be
reviewed by the Select Board, as the seating is proposed on public property.
 
More information can be found in the attachments.
 
The Planning Board has scheduled this matter for April 25, 2023. Please send your comments by
Wednesday April 19, 2023 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to Major Project Special Permit No. 91-1.
 

2. Letter from Ceed Corp, Edison Gutierrez, President, dated March 15, 2023.
 

3. Plan entitled “Exterior Seating. COOK. Craft Kitchen and Bar,” prepared by Scott Melching
Architect, consisting of 3 sheets: Sheet 1, Cover Sheet, dated February 21, 2023; Sheet 2,
entitled “Exterior Seating Plan,” dated February 21, 2023; Sheet 3, entitled “Exterior Seating –
Screen Detail at Jersey Barrier,” dated February 21, 2023.

 
 
Thank you, alex.
 
Alexandra Clee

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=D487051D2FB44870A274E9FCC0571005-JOHN SCHLIT
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Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/
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April 18, 2023 
 
Needham Planning Board 
Needham Public Service Administration Building 
Needham, MA  02492 
 
RE: Amendment Major Project Site Plan Special Permit No. 91-1 
 109 Chapel Street – Creed Corp DBA Cook Restaurant 
 
Dear Members of the Board, 
 
The Department of Public Works has completed its review of the above referenced amendment to 
the Major Project Site Plan Special Permit.  The applicant proposes 52- seasonal outdoor seats and 
requests a parking waiver of 3-additional parking spaces.   
 
The review was conducted in accordance with the Planning Board’s regulations and standard 
engineering practice.  The documents submitted for review are as follows: 
 

1. Application for the Amendment to Major Project Special Permit No. 91-1. 
 

2. Letter from Ceed Corp, Edison Gutierrez, President, dated March 15, 2023. 
 

3. Plan entitled “Exterior Seating. COOK. Craft Kitchen and Bar,” prepared by Scott Melching 
Architect, consisting of 3 sheets: Sheet 1, Cover Sheet, dated February 21, 2023; Sheet 2, 
entitled “Exterior Seating Plan,” dated February 21, 2023; Sheet 3, entitled “Exterior Seating 
– Screen Detail at Jersey Barrier,” dated February 21, 2023. 

 
Our comments and recommendations are as follows: 

 
• We have no general objection to the proposed plans.  However, as the seating will be located 

within the town’s municipal parking lot.  As noted in their application, a Select Board 
approval will need to be sought as well. 

 
If you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
 
Thomas Ryder 
Town Engineer 
 



From: David Roche
To: Alexandra Clee
Subject: Cook restaurant seating / parking waivers
Date: Tuesday, April 25, 2023 12:18:11 PM

Alex,
 
I have reviewed the letter submitted by the applicant (Cook Restaurant) including the Indoor and
outdoor seating plans, the plans are compliant with the State Access Code, Building Code and
Plumbing Code. The maximum total Indoor and Outdoor occupancy for this business is 150, the
applicant is proposing 148, which is also compliant.
 
David A Roche
Building Commissioner
Town of Needham

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=55BB2FEB131A4F55980C6C1435F17794-DAVID ROCHE
mailto:aclee@needhamma.gov


From: Ronnie Gavel
To: Alexandra Clee
Cc: Tom Conroy; Donald Anastasi; Jay Steeves
Subject: Re: Request for comment - Cook Outdoor dining
Date: Monday, April 24, 2023 2:26:11 PM

Fire has no concerns with the additional seating thx

Sent from my iPhone

On Apr 24, 2023, at 11:40 AM, Alexandra Clee <aclee@needhamma.gov> wrote:

﻿
Hi there,
 
I don’t believe I heard from Fire yet on this application. Thanks!
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

From: Alexandra Clee 
Sent: Wednesday, April 5, 2023 11:25 AM
To: David Roche <droche@needhamma.gov>; Thomas Ryder
<tryder@needhamma.gov>; John Schlittler <JSchlittler@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Tom
Conroy <TConroy@needhamma.gov>; Carys Lustig <clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman
<LNewman@needhamma.gov>; Justin Savignano <jsavignano@needhamma.gov>;
Donald Anastasi <DAnastasi@needhamma.gov>; Jay Steeves
<steevesj@needhamma.gov>; Ronnie Gavel <rgavel@needhamma.gov>; Myles Tucker
<mtucker@needhamma.gov>
Subject: Request for comment - Cook Outdoor dining
 
Dear all,
 
We have received the attached application materials for the proposal to outdoor
seating behind Cook Restaurant. Specifically, the Planning Board is being asked to
Amend the prior permit on the property to allow for the additional parking waiver; the
actual outdoor seating will subsequently be reviewed by the Select Board, as the
seating is proposed on public property.
 
More information can be found in the attachments.

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=402097B62C6C47FBA2DAED44180CAD1E-RONNIE GAVE
mailto:aclee@needhamma.gov
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The Planning Board has scheduled this matter for April 25, 2023. Please send your
comments by Wednesday April 19, 2023 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to Major Project Special Permit No. 91-1.
 

2. Letter from Ceed Corp, Edison Gutierrez, President, dated March 15, 2023.
 

3. Plan entitled “Exterior Seating. COOK. Craft Kitchen and Bar,” prepared by Scott
Melching Architect, consisting of 3 sheets: Sheet 1, Cover Sheet, dated February
21, 2023; Sheet 2, entitled “Exterior Seating Plan,” dated February 21, 2023;
Sheet 3, entitled “Exterior Seating – Screen Detail at Jersey Barrier,” dated
February 21, 2023.

 
 
Thank you, alex.
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 
<COOK_FULL application for website.pdf>

http://www.needhamma.gov/


From: noreply@civicplus.com
To: Alexandra Clee; Lee Newman; Elisa Litchman
Subject: Online Form Submittal: Contact Planning Board
Date: Monday, April 24, 2023 4:11:53 PM

The following form was submitted via your website: Contact Planning Board

Full Name:: Timothy Bulger

Email Address:: tsbulger@gmail.com

Address:: 265 Harris Ave

City/Town:: Needham

State:: MA

Zip Code:: 02492

Telephone Number:: 5083080725

Comments / Questions: Planning Board,

I am writing in support of  Ceed Corp, d/b/a Cook Restaurant's request for further parking waiver.  Waiving parking minimums gives the  freedom for business
owners to decide what is appropriate for parking.  Outdoor dining is a benefit to our community, it improves our streetscape, improves foot traffic in our
downtown, allows restaurant's access to additional revenue streams, increased seating capacity and much more.  Outdoor Dining is more valuable to our town
and our residents than parking.  Parking minimums are a barrier  for local business and can have a negative impact on our community.  Please support removing
the parking requirements for Cook and consider removing parking minimums from the by law, per the recent parking study recommendations. 

Additional Information:

Form submitted on: 4/24/2023 4:11:46 PM

Submitted from IP Address: 50.204.220.98

Referrer Page: No Referrer - Direct Link

Form Address: https://linkprotect.cudasvc.com/url?
a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,saV575pYeN0tVZf2HhR0SDzPl1i3O01zT69cRt2RaBdrAmDP3B2wtqwBRkC-
KqSDi1BGOCtaTVNBtEuKb-Fy7VnGJm34noQRPPT94aXg4rTC5XgC2v63Rw,,&typo=1
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GEORGE GIUNTA, JR. 
ATTORNEY AT LAW* 

281 CHESTNUT STREET 
NEEDHAM, MASSACHUSETTS 02492 

*Also admitted in Maryland 
TELEPHONE (781) 449-4520       FAX (781) 465-6095                

 
April 24, 2023 

Lee Newman, Planning Director 
Town of Needham 
1471 Highland Avenue 
Needham, MA 02492 
 
Re: 920 South Street 
 Definitive Subdivision Application 
 Scenic Road and Public Shade Tree  
 
Dear Lee, 
 
In connection with the pending applications for Definitive Subdivision, Scenic Road Act and 
Public Shade Tree relative to the property at 920 South Street, Needham, MA, the applicant 
hereby requests that the new private way be named “River Run Road”. 
 
Thank you for your assistance and consideration.  
 
Sincerely, 
 

 
 
George Giunta, Jr. 
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DEFINITIVE SUBDIVISION DECISION 
920 South Street 

Brian Connaughton  
April 25, 2023 

 
DECISION of the Planning Board of the Town of Needham, Massachusetts, (hereinafter together 
with any entity succeeding to the powers of said Planning Board referred to as the Board) on the 
petition of Brian Connaughton, 920 South Street, Needham, MA (to be referred to hereinafter as 
the Petitioner) for property located at and known as 920 South Street, Needham, Norfolk County, 
Massachusetts.  Said property is shown on Assessors Plan No. 205 as Parcel 6, and bounded and 
described as follows: 
 
Northerly by South Street on two courses, together measuring 177.66 feet; Northeasterly by land 
now or formerly of Erna Schwartz Place Family Trust, 331.24 feet; Southeasterly again 
by land now or formerly of Erna Schwartz Place Family Trust, 235.92; Easterly again by land 
now or formerly of Erna Schwartz Place Family Trust, 621 feet, more or less; Southerly by the 
Charles River, 264 feet, more or less, Easterly by land now or formerly of Mark Lichtenstein, 
Trustee and land now or formerly of Philip & Karen B. Silviera, on two courses, together 
measuring 1,092 feet, more or less. 
 
Said parcel is shown as Lot numbered 16 on a plan drawn by Cheney Engineering Co., Inc., 
Surveyors, dated March 1987, as approved by the Land Court, filed in the Land Court 
Registration Office as No. 2417R, a copy of a portion of which is filed with the Norfolk County 
Registry District of the Land Court with Certificate No. 130654 in Book 654. 
 
The above-described land is subject to the sewer easements as set forth in Document Nos. 6159, 
8953, 146331 and shown on said plan as Sewer Easement (30.00 Wide). 
 
The above-described land is also subject to Sewer Easement (20.00 Wide) shown on said plan. 
 
Being the same premises conveyed to Brian Connaughton by deed of VNA Care Hospice, Inc., 
dated April 8, 2022, filed with the Norfolk County Registry District of the Land Court as 
Document No. 1501178 and noted on Certificate of Title No. 207299, to which deed reference is 
made for title. 
 
This decision is in response to an application for approval by the Petitioner of a Definitive 
Subdivision Plan submitted to the Board on November 8, 2022, under Massachusetts General 
Laws, Chapter 41, Sections 81-K through 81-GG, inclusive.   
 
If approved, the Plan would create two (2) building lots; all would have frontage and access on 
the new road.  
 

PLANNING & COMMUNITY DEVELOPMENT 
PLANNING DIVISION 
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After causing notice of the time and place of its public hearing and of the subject matter thereof 
to be published, posted and mailed to the Petitioner, abutters and other parties in interest, as 
required by law, Adam Block, Chairperson of the Board, called the hearing to order on Monday, 
December 19, 2022, at 8:00 p.m. in the Charles River Room, first floor, Public Services 
Administration Building, 500 Dedham Avenue, Needham, Massachusetts, as well as by Zoom 
Web ID Number 880 4672 526 .  The hearing was continued to Tuesday, February 7, 2023 at 
7:10 p.m. in the Charles River Room of the Public Services Administration Building, 500 
Dedham Avenue, Needham, MA as well as by Zoom Web ID Number 880 4672 5264. The 
hearing was further continued to Tuesday March 8, 2023 at 7:05 p.m. in the Charles River Room 
of the Public Services Administration Building, 500 Dedham Avenue, Needham, MA as well as 
by Zoom Web ID Number 880 4672 5264. The hearing was further continued to Tuesday, April 
4, 2023 at 7:10 p.m. in the Charles River Room of the Public Services Administration Building, 
500 Dedham Avenue, Needham, Massachusetts as well as by Zoom Web ID Number 880 4672 
5264. Board members Adam Block, Jeanne S. McKnight, Paul S. Alpert, Natasha Espada and 
Artie Crocker were present throughout the proceedings.  The deadline for action on the 
application was extended by the Board upon the request of the Petitioner until May 19, 2023. 
The record of the proceedings and submissions upon which this approval is based may be 
referred to in the office of the Town Clerk or the Planning Board Office. 
 
The Board met on April 25, 2023 to deliberate on the proceedings and to consider the evidence.  
Submitted for their deliberations prior to the close of the public hearing were the following 
exhibits. 
 
Exhibit 1  - Application for a Definitive Subdivision, with Exhibit A (List of Waivers) and 

Exhibit B (Description). 
 
Exhibit 2 - Letter from Brian Connaughton, dated September 30, 2022. 
 
Exhibit 3 - Letter directed to Lee Newman, Director of Planning and Community 

Development, from George Giunta Jr., dated September 30, 2022. 
 
Exhibit 4 - Plan set consisting of 9 sheets, prepared by Verne T. Porter, 354 Elliot Street, 

Newton, MA: Sheet 1, Title Sheet, dated September 9, 2022; Sheet 2, entitled 
“Existing Conditions Site Plan,” dated September 9, 2022; Sheet 3, entitled “By 
Right Subdivision Plan of Land,” dated September 9, 2022; Sheet 4, entitled 
“Proposed Lotting Plan,” dated September 9, 2022; Sheet 5, entitled “Proposed 
Grading Plan,” dated September 9, 2022; Sheet 6, entitled “Proposed Utilities 
Plan,” dated September 9, 2022; Sheet 7, entitled “Plan, Profile & Detail Sheet,” 
dated September 9, 2022; Sheet 8, entitled “Detail Sheet,” dated September 9, 
2022; Sheet 9, entitled “Detail Sheet,” dated September 9, 2022. 

 
Exhibit 5 - Drainage Summary, Proposed Two Lot Residential Subdivision, 920 South 

Street, Needham, MA, prepared by Verne T. Porter, 354 Elliot Street, Newton, 
MA, dated September 28, 2022. 

 
Exhibit 6 - Letter from George Giunta Jr., Attorney, dated March 7, 2023. 
 
Exhibit 7 - Plan set consisting of 9 sheets, prepared by Verne T. Porter, 354 Elliot Street, 

Newton, MA: Sheet 1, Title Sheet, dated September 9, 2022, revised January 19, 
2023 and February 23, 2023; Sheet 2, entitled “Existing Conditions Site Plan,” 
dated September 9, 2022, revised January 19, 2023 and February 23, 2023; Sheet 
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3, entitled “By Right Subdivision Plan of Land,” dated September 9, 2022, 
revised January 19, 2023 and February 23, 2023; Sheet 4, entitled “Proposed 
Lotting Plan,” dated September 9, 2022, revised October 5, 2022, January 19, 
2023 and February 23, 2023; Sheet 5, entitled “Proposed Grading Plan,” dated 
September 9, 2022, revised January 19, 2023 and February 23, 2023; Sheet 6, 
entitled “Proposed Utilities Plan,” dated September 9, 2022, revised January 19, 
2023 and February 23, 2023; Sheet 7, entitled “Plan, Profile & Detail Sheet,” 
dated September 9, 2022, revised January 19, 2023 and February 23, 2023; Sheet 
8, entitled “Detail Sheet,” dated September 9, 2022, revised January 19, 2023 
and February 23, 2023; Sheet 9, entitled “Detail Sheet,” dated September 9, 
2022, revised January 19, 2023 and February 23, 2023. 

 
Exhibit 8 - Interdepartmental Communication (IDC) to the Board from Debbie Anderson, 

Director, Conservation Department, dated December 15, 2022; IDC to the Board 
from Thomas Ryder, Town Engineer, dated March 23, 2023; IDC to the Board 
from Tom Conroy, Fire Chief, Needham Fire Department, dated March 29, 
2023; IDC to the Board from Chief John Schlittler, Needham Police Department, 
dated March 29, 2023; and IDC to the Board from Tara Gurge, Assistant 
Director of Public Health, dated October 20, 2022.  

 
Exhibits 1, 2, 5 and 7 are referred to hereinafter as the Plan. 
 
The Board hereby APPROVES the Subdivision, as shown on the Plan, located in Needham, 
Norfolk County, Massachusetts, to be recorded herewith, for the reasons and subject to the plan 
modifications, conditions and waivers herein set forth.  The approval herein granted is based on 
the Plan set consisting of 9 sheets, prepared by Verne T. Porter, 354 Elliot Street, Newton, MA: 
Sheet 1, Title Sheet, dated September 9, 2022, revised January 19, 2023 and February 23, 2023; 
Sheet 2, entitled “Existing Conditions Site Plan,” dated September 9, 2022, revised January 19, 
2023 and February 23, 2023; Sheet 3, entitled “By Right Subdivision Plan of Land,” dated 
September 9, 2022, revised January 19, 2023 and February 23, 2023; Sheet 4, entitled “Proposed 
Lotting Plan,” dated September 9, 2022, revised October 5, 2022, January 19, 2023 and February 
23, 2023; Sheet 5, entitled “Proposed Grading Plan,” dated September 9, 2022, revised January 
19, 2023 and February 23, 2023; Sheet 6, entitled “Proposed Utilities Plan,” dated September 9, 
2022, revised January 19, 2023 and February 23, 2023; Sheet 7, entitled “Plan, Profile & Detail 
Sheet,” dated September 9, 2022, revised January 19, 2023 and February 23, 2023; Sheet 8, 
entitled “Detail Sheet,” dated September 9, 2022, revised January 19, 2023 and February 23, 
2023; Sheet 9, entitled “Detail Sheet,” dated September 9, 2022, revised January 19, 2023 and 
February 23, 2023. 
 
1.   The Board has waived compliance with the following requirements of the Town of Needham, 
Subdivision Rules and Procedural Rules of the Planning Board, having found that such action is 
in the public interest and is not inconsistent with the intent and purposes of the Subdivision 
Control Law.  
 
a) The Board hereby waives the requirements of Section 3.3.1 of the Town of Needham, 

Subdivision Rules and Procedural Rules of the Planning Board, which would otherwise 
require that all streets be laid out to a width of 50 feet and approves instead a 20-foot wide 
right-of-way, as shown on the Plan, as modified by this decision. The above-named waiver is 
subject to the provisions of paragraphs 3 through 12 of this decision.  The Board found a 
right-of-way width of 20 feet to be sufficient to accommodate the 2-lot residential 
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subdivision. In the granting of this waiver, the Board considered the Plan as referred to in 
Exhibits 1, 3, 5 and 7 hereof. 
 

b) The Board hereby waives the requirements of Section 3.3.1 of the Town of Needham, 
Subdivision Rules and Procedural Rules of the Planning Board, which would otherwise 
require that all streets contain a pavement width of twenty-four feet, and approves instead an 
18-foot wide pavement width, as shown on the Plan, as modified by this decision. The above-
named waiver is subject to the provisions of paragraphs 3 through 12 of this decision.  The 
Board found a pavement width of 18 feet to be sufficient to accommodate the 2-lot 
residential subdivision. In the granting of this waiver, the Board considered the Plan as 
referred to in Exhibits 1, 3, 5 and 7 hereof. 

 
c)  The Board hereby waives the requirements of Section 3.3.5 of the Town of Needham, 

Subdivision Rules and Procedural Rules of the Planning Board, which would otherwise 
require that the pavement within the cul-de-sac have a minimum radius of 60 feet and 
approves instead a radius of 50 feet for the pavement within the cul-de-sac, as shown on the 
Plan, as modified by this decision. The above-named waiver is subject to the provisions of 
paragraphs 3 through 12 of this decision. In the granting of this waiver, the Board considered 
the Plan as referred to in Exhibits 1, 3, 5 and 7 and 8 hereof and the specific goal of 
minimizing regrading and impervious surface on the site which would otherwise have been 
required if a 60-foot radius paved circle was to be required. 

 
d)  The Board hereby waives the requirements of Section 3.3.6 of the Town of Needham, 

Subdivision Rules and Procedural Rules of the Planning Board, which would otherwise 
require granite or reinforced concrete curbing in accordance with Town specifications at the 
edge of all streets, and approves instead no curbing, as shown on the Plan, as modified by 
this decision.  The above-named waiver is subject to the provisions of paragraphs 3 through 
12 of this decision. In the granting of this waiver, the Board considered the number of homes 
served by this subdivision, the dead end nature of the proposed street, and the affirmative 
recommendation of the Town Engineer for this roadway design program. 

 
e) The Board hereby waives the requirements of Section 3.3.16 of the Town of Needham, 

Subdivision Rules and Procedural Rules of the Planning Board, which would otherwise 
require the construction of a sidewalk in accordance with the “Standard Specifications” of 
the Town of Needham along both sides of the proposed roadway and approves instead no 
walkways, as shown on the Plan, as modified by this decision.  The above-named waiver is 
subject to the provisions of paragraphs 3 through 12 of this decision. In the granting of this 
waiver, the Board considered the number of homes served by this subdivision, the projected 
traffic volume for the new Private Way and the dead end nature of the proposed street.  

 
2.  Petitioner shall cause the Plan to be revised to show the following additional or revised 
information which modifications shall be subject to review and approval of the Board prior to 
endorsement of the Plan: 
 

a) The plan shall be revised to show a cul-de-sac landscaping plan.  
b) The plan shall be revised to show a landscaping plan for the 10 foot Raised / Buffer 

Planting Strip, located along a portion of the westerly boundary, as shown on the plan. 
  

3.  The waiver of street construction requirements, as fully set forth in paragraphs 1.a, 1.b, 1.c, 
1.d and 1.e is expressly conditioned upon and subject to the restriction that neither the owner nor 
any successor owner or owners of Lot 1 or Lot 2 as shown on the Plan (hereinafter referred to 
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individually as a Lot or collectively as the Lots) shall use the Lots for any purpose other than 
single-family residential use or Lot owner home occupations as allowed under the Zoning By-
Law, as shown on the Plan, as approved by the Board and recorded herewith, and there shall be 
no further division of the Lots as shown thereon without the prior written approval of the 
Planning Board.  
 
4.  Each and every owner or owners of any Lot shall be jointly and severally responsible and 
liable, and shall fulfill all lot owners’ obligations under a Homeowners Trust Agreement, for the 
costs of the maintenance, repair and reconstruction of the Private Way shown on the Plan and 
designated thereon and all services, (whether the services are located within the Private Way or 
in areas shown partially on the Private Way and partially on a Lot), the installation of which are 
required in connection with this approval, or which may be installed at any time, including, 
without limitation, maintenance, repair and reconstruction of roadways, water, sewer and drain-
age facilities and other utilities and related equipment, curbs, monuments, walkways, landscaping 
and street signs, as and whenever necessary, and including all actions of any kind or nature 
necessary or appropriate in order to maintain the Private Way in a good, safe and passable 
condition, including snow plowing, providing access from each Lot to a public way, as shown on 
the Plan, and providing adequate services to each Lot, all in accordance with these conditions.   
 
5.  Each and every owner or owners of any Lot shall be jointly and severally responsible and 
liable, and shall fulfill all Lot owners’ obligations under the Homeowners Trust Agreement, for 
all maintenance, repairs and reconstruction required for or on the Private Way in compliance 
with and in conformity with requirements of the Town of Needham and other requirements 
imposed by law or governmental authority.   
 
6.  The Trustees under the Homeowners Trust Agreement and each owner of a Lot shall not use 
or permit use of the Private Way for any purpose other than ingress and egress from the Lots by 
the residents of the Lots and their guests and invitees, such use to be limited to pedestrian and 
private-passenger vehicular traffic, and such other vehicular traffic as is necessary from time to 
time in cases of emergency, delivery of customary and usual household services and equipment 
or in connection with the maintenance, repair or reconstruction of the Private Way, the Lot, and 
any structures thereon and services installed thereon, or hereunder.   
 
7.  Neither the Lot owners nor the Trustees under the Homeowners Trust Agreement shall 
perform, nor shall they permit changes to be made to any Lot, which would impact the 
functionality or design of the drainage improvements as shown on the Plan.  
 
8.  Any and all maintenance, repair or reconstruction work performed on or to the Private Way or 
in connection with services installed thereon or hereunder by or at the direction of any owner or 
owners of any Lot or the Trustees under the Homeowners Trust Agreement as provided herein 
shall be carried out so as to ensure that no fill material nor any products or excavation or erosion 
resulting from or arising in connection with such work shall be discharged into any storm 
drainage system, and soil and other material or debris shall be removed from the site only if such 
removal will not impact the functionality or design of the drainage improvements shown on the 
Plan, and only to the extent necessary in connection with such work. 
 
9.  No Lot owner nor the Trustees under the Homeowners Trust Agreement shall at any time 
request that the Private Way be laid out or accepted as a public way in the Town of Needham 
unless such owner or owners or Trustees at its or their sole expense, perform and complete such 
work as is necessary to cause the Private Way to comply with all standards and regulations of the 
Town of Needham without waiver, and obtain all permits and approvals required by law in 
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connection therewith.  If the Private Way is accepted by the Town of Needham as a public way at 
any time, then the provisions hereof applicable to ownership and maintenance of the Private Way 
shall thereupon terminate. 
 
10. No Lot owner nor the Trustees under the Homeowners Trust Agreement, shall at any time 
request or petition that any drainage system, water pipes, sewer pipes or related equipment or any 
other improvement within the subdivision for which design or improvement requirements have 
been waived by the Board as provided herein, be accepted or maintained by the Town of 
Needham. 
  
11.  The Town of Needham and its designees shall have the right to enter upon the Private Way 
for all purposes for which public ways are used in the Town of Needham. 
 
12.  In any sale or transfer by the owner or any successor owner of any of the Lots, the deed or 
other instrument shall refer to and incorporate conditions 3 through 11 inclusive and a) any 
conveyance shall include transfer of a fee interest or the perpetual right and easement to use the 
Private Way in common with others lawfully entitled thereto for all purposes for which public 
ways in the Town of Needham may now or hereafter be used consistent with the provisions 
hereof, and the b) subsurface areas, equipment and facilities used and maintained in connection 
with the provision of water, sewer, drainage and other utility services provided to the conveyed 
premises.   Any deed or other instrument purporting to transfer or convey any interest in any Lot 
or Lots which does not expressly refer to and incorporate these conditions shall nevertheless be 
deemed to contain the same and in all events shall be subject thereto. 
 
13. The Petitioner shall deliver to the Board a Restrictive Covenant incorporating conditions 3 
through 11 inclusive of this decision in a form suitable for recording in the Registry of Deeds 
that shall run with the land and shall be enforceable by the Town.  Such restriction shall be 
referenced on the Plan and shall be recorded therewith. Said covenant shall be enforceable in 
perpetuity or for the longest period permitted by law and in any event for 100 years.  
 
14. Lots 1 and 2 inclusive as shown on the Plan shall be accessed solely from the new Private 
Way with no vehicular access for said lots provided directly to South Street.  Vehicular access to 
the new Private Way shall be limited to said Lots 1 and 2 as shown on the Plan. 
 
15. The island in the center of the Private Way cul-de-sac shall be landscaped. The island 
landscaping shall be maintained by the Lot owners, and each Lot owner shall fulfill all Lot owner 
obligations relating thereto under the Homeowners Trust Agreement. 
 
16. There shall be no alteration or change to a Lot so as to affect the drainage system for any Lot, 
or the drainage systems running across a Lot, as shown on the Plan, as modified by this decision, 
without the prior written approval of the Planning Board or Town Engineer as noted below.  Any 
Lot owner who proposes to make a change from the approved Plan shall first file a copy of a plan 
depicting the proposed changes with the Needham Town Engineer, with a request for a 
determination as to whether the changes affect the drainage system.  If the Town Engineer 
determines that the changes affect the drainage system, or if the Town Engineer fails to respond 
to the request for a determination within 45 days, the Lot owner may file the plan with the 
Planning Board for its review.  In such event, the Lot owner shall file with the Planning Board 
such information as the Planning Board determines necessary for its review.  The Planning Board 
shall hold a public hearing within 60 days of receiving a complete filing. After said public 
hearing, the Board may, in its sole discretion, find that the proposed changes do not appear to 
negatively impact down gradient property owners or interfere with the functioning of the 
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drainage system(s) of the Lot or subdivision.  In such event the Lot owner, only upon receipt of a 
written decision from the Planning Board, may implement the changes as shown on the new plan.   
 
17.  Off-street drainage surety in the amount of $7,000.00 shall be posted ($3,500.00 per lot) 
prior to the release of Lots 1-2 inclusive as shown on the Plan for purposes of building or 
conveyance. As recommended in the memo of the Board of Health dated October 20, 2023, all 
lots shall be graded to the limits of construction so as to have no standing water and/or otherwise 
create a public health nuisance.  Grading shall not improperly shed or illegally increase drainage 
onto adjacent properties. All subsequent developers or builders shall be notified of the off-street 
drainage bond and the specific off-street drainage requirements.  If required by the Board of 
Health, an as-built certified grading plan(s) of all or any of the lots shall be submitted prior to 
release of the drainage surety. 
 
18.  Each record owner, whether one or more persons or entities, of title to Lots 1 and 2, as 
shown on the Plan, shall maintain and keep operational their respective roof drainage system in 
accordance with the Plan, as approved by this decision and as further described in the Drainage 
Summary, Proposed Two Lot Residential Subdivision, 920 South Street, Needham, MA, 
prepared by Verne T. Porter, 354 Elliot Street, Newton, MA, dated September 28, 2022. 
 
19.  Prior to plan endorsement and in keeping with Phase II NPDES, Town of Needham as filed 
July 30, 2003, the Petitioner shall select a BMP topic under “Public Education and Outreach” 
and “Public Participation/Involvement” and shall implement said selected topic prior to the 
release of the subdivision lots. 
 
20. The following safeguards shall be implemented during construction:  
 
a. The hours of construction and construction related activities shall be limited to 7:30 a.m. to 
6:00 p.m. Monday through Saturday.  
 
b. The Petitioner’s contractor shall designate a person who shall be responsible for the 
construction process.  That person shall be identified to the Police Department, the Department 
of Public Works, the Building Inspector and the abutters and shall be contacted if problems arise 
during the construction process.  The designee shall also be responsible for assuring that truck 
traffic and the delivery of construction material does not interfere with or endanger traffic flow 
on South Street. The designee shall supply a phone number where the designee can be reached 24 
hours per day. 
 
c. The Petitioner shall take appropriate steps to minimize, to the maximum extent feasible, dust 
generated by the construction, including, but not limited to, requiring subcontractors to place 
covers over open trucks transporting construction debris or materials to or from the site and 
keeping South Street clean of dirt and debris and watering appropriate portions of the 
construction site from time to time as may be necessary. 
 
21. Prior to site alteration the Petitioner shall mark in the field those trees which the landscape 
plan indicates will be retained.  Such trees identified to be preserved shall be distinguished with 
appropriate markings, which may include surrounding fences or stakes. Any such trees removed 
which were identified for retention shall be replaced with trees of similar quality and caliper or 
as otherwise approved by the Board.  
 
22.  A Department of Environmental Protection sewer extension and connection permit may be 
required to service the subdivision and abutting lots. If required, approval of this subdivision is 
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subject to the granting by the Select Board and the Department of Environmental Protection of a 
Sewer Extension and Connection Permit.  
 
23.  Any and all special permits required by the Massachusetts Water Resources Authority shall 
be obtained at the expense of the Petitioner. 
 
24.  A special sewer connection permit program fee shall be provided for all lots within the 
subdivision. 
 
25.  Grade adjustment rings are not permitted to adjust gate boxes and/or other castings.  The 
Petitioner shall use appropriately sized castings. 
 
26.  All catch basins shall remain functional at all times.  Rims shall be set at binder elevation 
and shall be adjusted to finish course elevation prior to placement of the top course of pavement. 
 
27.   If the binder course of pavement is exposed to one winter season, it shall be chipsealed prior 
to September l of the following winter season.  If the roadway work is not completed prior to the 
third winter season, road reconstruction may be required by the Highway Superintendent.  
 
28.  No openings in the pavement shall be made after the chipseal has been laid between 
September l and April l. 
 
29.   The construction, operation and maintenance of the subdivision shall be conducted in ac-
cordance with the EPA's Memorandum of Understanding signed by the Board of Selectmen. 
 
30.  "As-built" construction plans of the sewer, water and drainage utilities shall be submitted to 
the Department of Public Works and the Board for review and approval prior to release of the 
respective performance bond amounts. 
 
31. All future sewer tie-ins to properties located outside of this subdivision shall be 
accomplished in a manner consistent with the “Town of Needham Master Plan of Connection to 
the MWRA Sewer” dated January 8, 1988, (as revised) and prepared by the Needham Public 
Works, Sewer Division. 
 
32.   Prior to the commencement of any street construction within the subdivision, the location of 
future street lighting, location of fire alarm circuits and outlets, and the location of underground 
power to serve these. As applicable, shall be shown on an amended version of the definitive 
utility plan to be filed with the Board and Public Works Department. 
 
33.  The provisions of M.G.L., Chapter 131, Section 40 and 40A and the Needham Wetlands 
Protection By-Law shall be satisfied. 
 
34.  All construction staging and parking shall be on-site.  No construction parking shall be 
permitted on South Street or on any other public street.  
 
35.  All areas where utilities are proposed shall be compacted to the satisfaction of the Public 
Works Department. 
 
36.   In the absence of any details or waivers set forth herein, the current Subdivision Regulations 
and Procedural Rules of the Planning Board shall govern and are hereby made a part of this deci-
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sion. All construction details not specifically shown on the approved Plan shall conform to 
Department of Public Works specifications. 
 
37.  The developer is directed to submit the Subdivision Inspection Form during all phases of 
construction as required, in accordance with Appendix E of the Subdivision Regulations and 
Procedural Rules of the Planning Board. 
 
38.  Notwithstanding the provisions of the Town of Needham, Subdivision Rules and Procedural 
Rules of the Planning Board, the Petitioner shall have two years from the date of endorsement of 
the Plan to complete the installation and construction of the new Private Way, and the services 
provided therein, in accordance with the applicable Subdivision Regulations and Procedural 
Rules of the Planning Board.  Failure to so complete shall automatically rescind approval of the 
Subdivision Plan. 
  
39.  The Petitioner shall enter a written agreement to guarantee completion, once commenced, of 
the required improvements for all lots in the Subdivision, as shown on the Plan, with such 
construction and installation to be additionally secured by one of the methods delineated under 
the provisions of Section 3.5.1.  Such agreement shall be subject to review and approval of the 
Board prior to endorsement of the Plan. 
 
40.  The Petitioner shall deliver to the Board for its approval a duly executed easement deed to 
the Town of Needham granting to the Town the right to pass on foot or by vehicle over the 
Private Way and access rights over the “Drain Easement” and “Sewer and Drain Easement” on 
each of the Lots, a Subdivision Covenant, a Buffer Planting Strip Covenant and Restriction, a 
Restrictive Covenant and Homeowners Trust Agreement, all as may be required and as shown on 
the Plan (“the Documents”).  The Documents shall be subject to review and approval of the 
Board prior to endorsement of the Plan.  The Documents shall be referenced on the Plan and all 
documents shall be recorded with the Plan.  
 
41.  Prior to the release of any lots for building or sale, copies of the recorded instruments 
described in paragraphs 13 and 40 of this decision and copies of the recorded plan shall be 
provided to the Director of Planning and Community Development. 
 
42.  The Petitioner shall present the Plan to the Board for proper endorsement within ninety (90) 
days of the date this decision is executed unless such time period is extended, in writing, by the 
Board.  The Board reserves the right to rescind its approval if said Plan is not presented to the 
Board for endorsement within the time period herein specified.  Further, the Petitioner or his 
authorized representative shall submit the Plan to the Director of Planning and Community 
Development fourteen (14) days in advance of its presentation to the Board to allow adequate 
time to review the revised Plan for compliance with the Conditions of this decision. 
  
The foregoing have been stated for the purpose of emphasizing their importance and are not 
intended to be all inclusive or to negate any provision of the Town of Needham, Subdivision 
Rules and Procedural Rules of the Planning Board. 
 
Under the provisions of the Town of Needham, Subdivision Regulations and Procedural Rules of 
the Planning Board and Massachusetts General Laws, Chapter 41, Sections 81-K through 81-GG, 
inclusive, the Board shall have the power to modify or amend the terms and conditions of this 
approval after due notice on the application of the owner, lessee or mortgagee of the premises or 
upon its own motion.  All the provisions of the Subdivision Control Law applicable to approval 
shall, where appropriate, be applicable to such modification or amendment.  Such power is 
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hereby reserved.  Appeals, if any, shall be made pursuant to Section 81-BB of the Massachusetts 
General Laws, Chapter 41, and shall be filed within twenty (20) days after the date of filing this 
decision with the Town Clerk. 
 
The provisions of this Approval and Conditions shall be binding upon every owner or owners of 
each of the lots, as shown on the Plan, and the executors, administrators, heirs, successors and 
assigns of such owners, and the obligations and restrictions herein set forth shall run with said 
land in full force and effect for the benefit of and enforceable by the Town of Needham. 
Reference to this Approval shall be entered upon the Plan and this Approval shall be recorded in 
the Norfolk Registry of Deeds with the Plan. 
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Witness our hands this 25th day of April, 2023 
 
NEEDHAM PLANNING BOARD 
 
 
________________________________ 
Adam Block, Chairman 
 
_________________________________ 
 Jeanne S. McKnight 
 
_________________________________ 
Natasha Espada 
 
_________________________________ 
Paul S. Alpert 
 
_________________________________ 
Artie Crocker 
 

COMMONWEALTH OF MASSACHUSETTS 
 
Norfolk, ss                      _______________2023 
 
On this ______day of __________________, 2023, before me, the undersigned notary public, 
personally appeared __________________________, one of the members of the Planning Board 
of the Town of Needham, Massachusetts, proved to me through satisfactory evidence of 
identification, which was ____________________________________, to be the person whose 
name is signed on the proceeding or attached document, and acknowledged the foregoing to be 
the free act and deed of said Board before me.                            
      ________________________    
      Notary Public name: 
       My Commission Expires: ____________ 
 
TO WHOM IT MAY CONCERN: This is to certify that the 20-day appeal period on the 
approval of the Project proposed by Brian Connaughton, 920 South Street, Needham, MA, for 
Property located at 920 South Street, Needham, Norfolk County, Massachusetts, has passed,   
 
____and there have been no appeals filed in the Office of the Town Clerk or 
____there has been an appeal filed. 
 
______________________          
Date                                                              Theodora K. Eaton, Town Clerk 
           
 
Copy sent to: 

 
Petitioner-Certified Mail # ________ Board of Selectmen   Board of Health  
Town Clerk    Engineering    Director, PWD 
Building Commissioner   Fire Department   Design Review Board 
Conservation Commission  Police Department    



 

Needham Planning Board Decision – 920 South Street, April 25, 2023                                                       12 

Parties in Interest   George Giunta Jr., Attorney 



 
 

Next ZBA Meeting – May 18, 2023 

For Planning Board Use ONLY 
 

NEEDHAM 
ZONING BOARD OF APPEALS 

AGENDA   
           Thursday, April 27, 2023 - 7:30PM 

 
Charles River Room     Also Livestreamed on Zoom 
Public Services Administration Building  Zoom Meeting ID 876-1480-7841 
500 Dedham Avenue     To join the meeting click this link: 
Needham, MA 02492     https://us02web.zoom.us/j/87614087841 
 

 

AGENDA 
 

Minutes    Review and approve Minutes from March 16, 2023 meeting.  
 
Case #1 – 7:30PM 1000 Olin Lane – ENGIE Distributed Renewables Development, LLC has 

applied for an Amendment to a Special Permit under Sections 5.1.3 and any 
other applicable Sections of the By-Law to waive parking plan and parking 
design requirements to permit the installation of a 480kW AC solar canopy 
array over the existing Main Parking Lot A at Olin College. The property is 
located at 1000 Olin Lane, Needham, MA in the Institutional District. 

https://us02web.zoom.us/j/87614087841
https://us02web.zoom.us/j/87614087841


ZBA Application For Hearing 

Applicants must consult with the Building Inspector prior to filing this 
Application. Failure to do so will delay the scheduling of the hearing. 

Applicant Information 

Applicant 
Name 

Date: 

Applicant 
Address 

Phone email 

Applicant is Owner;  Tenant; Purchaser;  Other_____________________ 

If not the owner, a letter from the owner certifying authorization to apply must be included 

Representative 
Name 

Address 

Phone email 

Representative is Attorney;  Contractor; Architect;  Other_____________________ 

Contact Me Representative in connection with this application. 

Subject Property Information 

Property Address 

Map/Parcel 
Number 

Zone of 
Property 

Is property within 100 feet of wetlands, 200 feet of stream or in flood Plain? 
Yes  No 

Is property  Residential or Commercial 
If residential renovation, will renovation constitute “new construction”? 
Yes  No 
If commercial, does the number of parking spaces meet the By-Law 
requirement? Yes No
Do the spaces meet design requirements?  Yes  No

Application Type (select one): Special Permit Variance Comprehensive 
Permit Amendment Appeal Building Inspector Decision 

ENGIE Distributed Renewables Development, LLC
04/03/2023

225 W. Hubbard St. Suite 200 Chicago, IL 60654

937-901-5115

573-239-7508

Kristen Tarr

225 W. Hubbard St. Suite 200 Chicago, IL 60654

kristen.fornes@ENGIE.com

kristen.tarr@ENGIE.com

x Developer

x

x

1000 Olin Way, Needham, MA 02492 

199/309.0-0020-0000.0 Institutional

x
x

x
x

x

DocuSign Envelope ID: 54AC8617-D41D-435F-8F8F-09C52FBC35FA



ZBA Application For Hearing 

Existing Conditions: 

Statement of Relief Sought: 

Applicable Section(s) of the Zoning By-Law: 

If application under Zoning Section 1.4 above, list non-conformities: 

Existing 
Conditions 

Proposed 
Conditions 

Use 

# Dwelling Units 

Lot Area (square feet) 

Front Setback (feet) 

Rear Setback (feet) 

Left Setback (feet) 

Right Setback (feet) 

Frontage (feet) 

Lot Coverage (%) 

FAR (Floor area divided by the lot area) 

Numbers must match those on the certified plot plan and supporting materials 

Existing paved parking lot (Main Lot A) for use by students, faculty, and 
staff at the Franklin W. Olin College of Engineering. g 

Developer proposes constructing a 480kW AC solar carport canopy over 
existing Main Lot A. 

Section 5.1.3 of the Zoning By-Law (Parking Plan and Design Requirements) and 
any other applicable sections of the By-Law. 

DocuSign Envelope ID: 54AC8617-D41D-435F-8F8F-09C52FBC35FA



ZBA Application For Hearing 

Date Structure Constructed including additions: Date Lot was created: 

Submission Materials Provided 

Certified Signed Plot Plan of Existing and Proposed Conditions 
(Required) 
Application Fee, check made payable to the Town of Needham 
Check holders name, address, and phone number to appear on 
check and in the Memo line state: “ZBA Fee – Address of Subject 
Property” 
 (Required) 

If applicant is tenant, letter of authorization from owner (Required) 

Electronic submission of the complete application with attachments 
(Required) 

Elevations of Proposed Conditions  (when necessary) 

Floor Plans of Proposed Conditions (when necessary) 

Feel free to attach any additional information relative to the application. 
Additional information may be requested by the Board at any time during the 
application or hearing process.   

❖❖❖❖

I hereby request a hearing before the Needham Zoning Board of Appeals. I have 
reviewed the Board Rules and instructions.  

I certify that I have consulted with the Building Inspector____________________ 
 date of consult 

Date:_______________ Applicant Signature_______________________________ 

An application must be submitted to the Town Clerk’s Office at 
townclerk@needhamma.gov and the ZBA Office at dcollins@needhamma.gov 

August 2023 (Expected Mechanical Completion Date) 2000

X

X

X

X

X

12/15/2022

DocuSign Envelope ID: 54AC8617-D41D-435F-8F8F-09C52FBC35FA

3/31/2023

about:blank
about:blank


ZBA Application For Hearing 

Applicants must consult with the Building Inspector prior to filing this 
Application. Failure to do so will delay the scheduling of the hearing. 

Applicant Information 
Applicant 
Name 

Date: 

Applicant 
Address 

Phone email 

Applicant is Owner;  Tenant; Purchaser;  Other_____________________ 

If not the owner, a letter from the owner certifying authorization to apply must be included 

Representative 
Name 

Address 

Phone email 

Representative is Attorney;  Contractor; Architect;  Other_____________________ 

Contact Me Representative in connection with this application. 

Subject Property Information 
Property Address 

Map/Parcel 
Number 

Zone of 
Property 

Is property within 100 feet of wetlands, 200 feet of stream or in flood Plain? 
Yes  No 

Is property  Residential or Commercial 
If residential renovation, will renovation constitute 

Yes  No 
If commercial, does the number of parking spaces meet the By-Law 
requirement? Yes No
Do the spaces meet design requirements?  Yes  No

Application Type (select one): Special Permit Variance Comprehensive 
Permit Amendment Appeal Building Inspector Decision 



ZBA Application For Hearing 

Existing Conditions: 

Statement of Relief Sought: 

Applicable Section(s) of the Zoning By-Law: 

If application under Zoning Section 1.4 above, list non-conformities: 

Existing 
Conditions 

Proposed 
Conditions 

Use 

# Dwelling Units 

Lot Area (square feet) 

Front Setback (feet) 

Rear Setback (feet) 

Left Setback (feet) 

Right Setback (feet) 

Frontage (feet) 

Lot Coverage (%) 

FAR (Floor area divided by the lot area) 

Numbers must match those on the certified plot plan and supporting materials 



ZBA Application For Hearing 

Date Structure Constructed including additions: Date Lot was created: 

Submission Materials Provided 

Certified Signed Plot Plan of Existing and Proposed Conditions 
(Required) 
Application Fee, check made payable to the Town of Needham 
Check holders name, address, and phone number to appear on 

 Address of Subject 
 

 (Required) 

If applicant is tenant, letter of authorization from owner (Required) 

Electronic submission of the complete application with attachments 
(Required) 

Elevations of Proposed Conditions  (when necessary) 

Floor Plans of Proposed Conditions (when necessary) 

Feel free to attach any additional information relative to the application. 
Additional information may be requested by the Board at any time during the 
application or hearing process.   

I hereby request a hearing before the Needham Zoning Board of Appeals. I have 
reviewed the Board Rules and instructions.  

I certify that I have consulted with the Building Inspector____________________ 
 date of consult 

Date:_______________ Applicant Signature_______________________________ 

townclerk@needhamma.gov and the ZBA Office at dcollins@needhamma.gov 
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Preliminary SWPPP Report 

To: Olin College 
From: SoCore Engineering 
Date: 03/31/2023 
Subject: Permit Submission to Town of Needham, MA - Zoning Board of Appeals 
 

SoCore Engineering, an ENGIE North America company, proposes to construct a solar carport 
on the campus of Olin College. The site is an existing parking lot located at 1000 Olin Way in Needham, 
Massachusetts featuring head-in parking stalls separated by landscaped islands with curb and gutter. A 
topographic survey has been conducted onsite to give additional information on the existing features of 
the site to aid in the final design of the solar carport project.  

 The proposed improvements include the installation of five total solar carport structures and 
associated electrical equipment and cables. The installation of these features will require disturbances to 
the ground- most notably to install the concrete pier foundations supporting the carport structures as well 
as the trenching and boring required to install electrical cables. The installation of the solar carport 
structures will be completed in phases to ensure minimal disturbance and inconvenience to the students 
and faculty that use this parking lot.  

A total of 13,400 SF of impervious area will be created due to the installation of the solar carports. 
These carport structures will feature rain gutters and snowguards to prevent water and snow from falling 
onto vehicles and people beneath. The gutters will collect the rain and snow melt from the solar panels 
and direct it through downspouts to the parking lot level where it will flow into the nearest storm drains. 
The stormwater will flow through this existing storm sewer network and cross underneath Olin Way before 
releasing into the existing wetland. No drainage features are proposed for this project beyond the 
stormwater conveyance system within the solar canopy.  

A full SWPPP report will be prepared prior to construction to ensure that the construction 
activities planned on site will have minimal impact on the surrounding natural environment. This SWPPP 
will be present on-site during construction and shall be made available upon request by a State or 
Municipal inspector.  

Temporary erosion control best management practices (BMPs) will be implemented on site to 
ensure no sediment laden stormwater runoff leaves the construction area. The provided drawing set 
details the proposed design and locations of these BMPs on the C3.00 – Erosion Control & Stormwater 
Management Plan and C3.10 – Erosion Control Details sheets. Based on the current design, all rainwater 
that falls on the project area leaves the site through the existing storm sewer network. Inlet protection will 
also be used to ensure untreated stormwater does not flow into the existing storm sewer network within 
the parking lot area and temporary soil stockpiles on site will be protected with additional BMPs as 
needed. If this design is modified in such a way that some of this stormwater flows offsite without flowing 
through the storm sewer, then silt fence or sediment control logs will be installed and maintained along 
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the down-slope project perimeter to capture any sediment in this stormwater and protect all downstream 
areas. A construction entrance will be provided if deemed necessary based on site conditions to prevent 
sediment from being tracked onto public roadways.  

Prior to construction, a Notice of Intent (NOI) will be filed through the National Pollutant Discharge 
Elimination System (NPDES) program within the US EPA to provide coverage under the NPDES General 
Permit. Upon construction completion and final stabilization of all disturbed areas, a Notice of Termination 
(NOT) will be filed to terminate coverage under the NPDES General Permit. If there are any concerns with 
this preliminary SWPPP plan please contact our team using the contact information below.  
 
 
 
 
Report by:  
Will Maidment 
William.Maidment@engie.com 
(815) 382-6480 

 

 

 

 

Reviewed by: 
Mark Albery, PE 
Mark.Albery@engie.com 
(260) 720-2191 
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NEEDHAM PLANNING BOARD MINUTES 
 

February 7, 2023 
 
 
The Needham Planning Board meeting, held in person at the Charles River Room of the Public Services Administration 
Building and virtually using Zoom, was called to order by Adam Block, Chairman, on Tuesday, February 7, 2023, at 
7:00 p.m. with Messrs. Crocker and Alpert and Mmes. McKnight and Espada, as well as Planning Director, Ms. Newman 
and Assistant Planner, Ms. Clee.    
 
Mr. Block took a roll call attendance of the Board members and staff.  He noted this is an open meeting that is being 
held in public and remotely per state guidelines.  He reviewed the rules of conduct for all meetings.  This meeting 
includes two public hearings that will be continuedcontinued, and public comment will not be allowed.  If any votes are 
taken at the meeting the vote will be conducted by roll call.  All supporting materials, including the agenda, are posted 
on the town’s website.   
 
 
Board of Appeals – February 16, 2023 
 
50 Morningside Road – Michael and Siobhan O’Connell, owners 
 
Mr. Block noted this is a 640 square foot ADU in the house for the parents. 
 
Upon a motion made by Mr. Crocker, and seconded by Mr. Alpert, it was by a roll call vote of the five members present 
unanimously: 
VOTED: “No comment.” 
 
28 Tudor Road – Jeanne Schwalback, owner 
 
Mr. Block noted this is an 849 square foot ADU for the owner. 
 
Upon a motion made by Mr. Crocker, and seconded by Mr. Alpert, it was by a roll call vote of the five members present 
unanimously: 
VOTED: “No comment.” 
 
 
Vote to Extend Housing Plan Working Group Appointments to December 31, 2022. 
 
Upon a motion made by Ms. McKnight, and seconded by Mr. Crocker, it was by a roll call vote of the five members 
present unanimously: 
VOTED: to extend the Housing Plan Working Group Appointments to December 31, 2022. 
 
 
Minutes 
 
Ms. McKnight noted on the minutes of 11/15/2022, page 1, last paragraph, add “additional” to “two stories below 
ground”, on page 3, second paragraph, “ration” should be “ratio” and remove “unclear” from the third sentence and on 
page 4, the “Committee” is “The Smart Zoning and Permitting Subcommittee of the CAPC.” 
 
Upon a motion made by Mr. Crocker, and seconded by Ms. McKnight, it was by a roll call vote of the five members 
present unanimously: 
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VOTED: to approve the minutes of 11/15/2022 as amended. 
 
Correspondence 
 
Mr. Block stated the Board has received a number of items of correspondence -- 4 emails regarding 888 Great Plain 
Avenue;, 2 were residents requesting ADU reform;, a notice from the League of Women Voters to save the date of 
4/24/23 for a 7:30 p.m. event; and documentation that the Housing Plan was approved by the Select Board and was 
submitted to the MA Executive Office of Housing and Community Development (DHCD) 1/26/23 by our Planning 
Director. 
 
Public Hearing: 
 
7:15 p.m. – Major Project Site Plan Special Permit No. 2022-03: WELL Balfour Needham Landlord LLC, 4500 
Dorr Street, Toledo, Ohio 43615, Petitioner.  (Property located at 100-110 West Street, Needham, MA). Regarding 
proposal to redevelop the property to include 155 units of senior housing, consisting of 127 Assisted Living 
apartments and 28 Alzheimer’s/Memory Care units.  Please note: this hearing has been continued from the August 
16, 2022, September 20, 2022, October 18, 2022, November 15, 2022, and December 19, 2022, meetings of the 
Planning Board.  Please note: The applicant has requested to withdraw this application and has stated they will file 
another application at this property. 
 
Mr. Block noted the following correspondence for the record:  an email from Council of Aging Chairperson Colleen 
Schaller, dated 1/25/23, declaring opposition [what was she opposing – the withdrawal?] and a letter, dated 1/24/23, 
from Attorney Evans Huber requesting to withdraw the application without prejudice.  Ms. McKnight stated she wants 
to understand the reasons for the withdrawal and resubmittal.  What is the strategy?  Attorney Evans Huber, 
representative for the applicant, noted there are some proposed modifications not formerally submitted yet, and there is 
a concern with the eligibility of one member of the Planning Board to vote on the pending special permits application.  
The election is coming up and a secondthe member may not be with the Board.  The applicant wants to wait until after 
the election so all members can vote.  He anticipates [what?] possibly 4/4/23 but he would like it after the election.  Mr. 
Crocker questioned that one which member may not be eligible to vote and was informed it was Ms. Espada, [who had 
missed more than one hearing session?]. 
 
Upon a motion made by Mr. Alpert, and seconded by Ms. McKnight, it was by a roll call vote of the five members 
present unanimously:  
VOTED: to [allow the applicant to? – check wording of motion]withdraw the application without prejudice. 
 
Review of Zoning Articles for the May 2023 Annual and Special Town Meeting. 
 
Mr. Block gave an introduction of the Accessory Dwelling Unit (ADU) Zoning Article.  He noted Zoning Board of 
Appeals Chairman Jon Schneider was not able to be at thise meeting.  Article 6.1.2 is to amend the a 3-car garage section 
of the Zoning By-law.  He and Mr. Schneider do not think the Board needs to regulate the design of the garage space 
and location of the garage door and how it is oriented.  Ms. McKnight noted the proposed by-law amendment would is 
allows a 3-car garage by right.  It only requires a special permit when the applicant wants a 3-garage space in front 
without any setback.  If one garage is setback 5 feet, it would be allowed by right.  Some people may ask if this is a 
proper issue for zoning.  She is concerned with the look of the property and design.  Zoning will take care of the look of 
the property.  She feels three garages in front takes away from the beauty of the property.  Mr. Block noted he does not 
like architectural censorship.  The Zoning Board of Appeals (ZBA) does not see the need for this. 
 
Mr. Crocker stated the Large House Study Committee set the garage back 5 feet from the front of the house and that is 
directly related to architecture.  The Board deals with architecture all the time.  It is within their realm to say no to a 3-
car garage in front of the house, that it has to be pushed back.  This is in the purview of the Planning Board.  Mr. Alpert 
stated he disagrees with Ms. McKnight regarding aesthetics in general, but understands her point of view on this issue.  
He would allow a 3-car garage in front if one has a 5-foot setback.  The Board does have setbacks for single family 
homes with long walls.  He does not have a problem with the concept of a developer setting it back 5 feet, or if not, and 
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going to the ZBA.  He is in favor of keeping itthe article the way it is drafted.  He does not feel it would be that onerous 
on the ZBA. 
 
Ms. Espada feels architectural censorship is about a style, andbut this is a setback issue.  She would keep it the way it 
has been drafted.  She feels similarly to Ms. McKnight and Mr. Crocker.  This is not censoring anything.  The Board has 
no say in the design. 
 
Upon a motion made by Mr. Alpert, and seconded by Ms. McKnight, it was by a roll call vote of the five members 
present unanimously: 
VOTED: to send the Zoning Amendment labeled Article 1: Amend Zoning By-Law – Accessory 3-Car Garage 

Use in Single Residence B, General Residence, Business and Industrial Districts, to the Select Board for 
review and referral back to the Planning Board as presently drafted. 

 
Mr. Block introducednoted Article 3.15 – Accessory Dwelling Units (ADUs).  There are 2 drafts.  He wants to allow 
ADUs by right.  That is the most impactful change and allows it to be rented for a term of 12 months or more.  It could 
be for an existing structure or by special permit in a detached structure.  Mr. Alpert stated, currently, ADUs are not 
allowed at all in detached structures.  Mr. Block noted thatasked if garage accessory/structures are allowed within 5 feet 
of the sideline setback and if the Board wanted to allow this.  It wcould be presented to Town Meeting in the broadest 
approach, i.e., to allow a 5-foot setback.  Then after listening to the residents, the Board would make a determination as 
to whether the setback should be increased.  He did not agree at first but, having looked at it, he has had a change of 
opinion.  One version would allow it and the other version would not allow within the 5-foot setback. 
 
Mr. Alpert stated the purpose of the vote is to send the Warrant Article to the Select Board, who send it back to the 
Planning Board for public hearing.  Then the Planning Board could make changes before sending to Town Meeting.  The 
Zoning Article sent to the Select Board tonight is published in the newspaper for a public hearing.  Because it is 
published, the changes by the Planning Board can be more restrictive but not more expansive.  He is in favor of sending 
the Warrant Article to the Select Board to allow a setback that has 5 feet so they can hear from the public.  Then if the 
Board chooses to restrict it to 5 feet or more it can be made more restrictive.  He wants to decide after hearing from the 
public.  Ms. McKnight likes Mr. Alpert’s explanation and agrees.  Ms. Newman noted, by deleting paragraph 3.15 (b), 
it would make the structure comply with the underlying setback standards for the district.  Ms. McKnight stated, under 
the current zoning, if the height is expanded to 15 feet, the applicant needs to have the same setback asof the 
currentprincipal structure.  She is satisfied to delete (b).  Mr. Crocker stated fairness is a big part of what should be in 
town.  It should be brought to the town but not only apply to existing structures - .  Tthat would eliminate some people 
who would want to do this.  He asked if someone could build a new garage 5 feet from the property line.  Ms. Newman 
stated a new ADU could be built within 5 feet of the property line as long as it is under 15 feet in height and meets all 
other requirements.   
 
Mr. Crocker stated the Board has to allow for future structures to be built.  There should be something in the By-Law.  
Mr. Alpert stated they did not go with that option.  It had been in the draft but it was decided not to do that.  He agrees 
with Mr. Crocker that it should be all in or all out.[unclear]  Ms. Espada asked for clarity.  Ms. Newman noted, by 
deleting this paragraph [3.15 (b)], an accessory structure can be built 5 feet from the property line if less than 15 feet in 
height.  If higher than 15 feet, it must be sited with the dimensional requirements of the By-Law for the principal 
structure.  These are the current rules.  Mr. Alpert stated off-street parking was raised by Stephen Frail.  The current By-
Law requires at least one space for each residence, and.  Needham has no overnight street parking.  This requirement 
may require people to violate another By-Law.[unclear – delete?]  Ms. McKnight feels one space for each unit is not too 
much. 
 
Stephen Frail, of 29 Powers Street, wanted to point out an ADU may be requested by someone beyond driving age or 
not able to drive.  It may be a moot point of overregulating.  Mr. Block stated all cars should be parked off-street on the 
lot.  Ms. McKnight commented there is a discrepancy in 3.15.2 (b) and (d) withas to the words “primary” vs. “principal” 
residence.  Principal is the word used currently.  She proposes using “primary” in (d) in the second line to define the 
owner.  Regarding the limit size to 850 square feet, she noted that.  Tthe standard commonly used seems to be 900 square 
feet.  Wellesley used 900 square feet.  She does not see the difference and was not sure why the Board chose 850 square 
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feet.  She would like to go to 900 square feet. It could always be lowered to 850 square feet after the hearing.  Mr. Alpert 
stated if Town Meeting says no to 900 square feet it would be a simple amendment on the Town Meeting floor.  All 
agreed to 900 square feet. 
 
Bill Zoppo, of Nehoiden Street, stated he wants an ADU in his own home.  He feels 850 square feet is too small especially 
for active seniors. People need a little space like a den.  He would like the Planning Board to consider a minimum of 
1,000 square feet.  Mr. Crocker noted a bedroom is defined as a room with a closet and a kitchen is defined as a room 
with a stove.  Ms. McKnight stated there could be a den even if the limit were with 850 square feet.  Mr. Alpert supports 
Ms. McKnight’s suggested change to increase the ADU to 900 square feet and send that to the Select Board.  Mr. Crocker 
is not concerned with 900 square feet but whether itthe proposed ADU amendment would pass with allowing separate 
structures and a 5-foot setback.  Mr. Block noted the requirement in the proposed By-Law defers to the Building 
Commissioner, who may seek to get the Design Review Board (DRB) review if he intends to deny on the grounds if it 
does not have the appearance of look like a single residence.  He thinks Tthis is an unnecessary addition.  Ms. McKnight 
stated the Building Commissioner is not required to consult with the DRB if he is comfortable granting the permit.  If 
he is solely concerned about appearance, he can consult with the DRB.   
 
Ms. Newman spoke with the Building Commissioner who appreciates this as written.  Mr. Alpert suggested putting in 
language that, if denied, the applicant’s sole recourse is to appeal to the ZBA.  He made a motion to submit to the Select 
Board the ADU amendment as presented in the packet with the 2 changes suggested by Ms. McKnight tonight changing 
the word “principal” to “primary” in one place and increasing the permissible size from 850 square feet to 900 square 
feet.  All agreed. 
 
Upon a motion made by Mr. Alpert, and seconded by Mr. Crocker, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to submit Article 1 to the Select Board the ADU amendment as presented in the packet with the 2 

changes suggested by Ms. McKnight tonight changing the word “principal” to “primary” in one place 
and increasing the permissible size from 850 square feet to 900 square feet.   

 
Mr. Block noted in Article 3, Building Inspector was changed to Building Commissioner, renumbering of 3.14 and 
thereafter and amend 5.12 by deleting the “2nd edition” and inserting the words “the most recent edition of” after the 
words “recommendations based on.” 
 
Upon a motion made by Mr. Alpert, and seconded by Ms. McKnight, it was by a roll call vote of the five members 
present unanimously: 
VOTED: to send Article 3 as presented in the packet to the Select Board. 
 
Mr. Block noted Article 4 regarding Single Residence B and General Residence side setback.  Ms. Newman noted one 
recommendation of the Large House Committee was to remove large massing on the side wall and to requireest the side 
be broken up every 32 feet with a 2-foot step in.  The Building Inspector has some circumstance where the developers 
are building the entire side wall in at the 2-foot step in from the side-yard setback and argue that they do not have to 
break up the massing.  The Building Inspector has been requesting the language be cleaned up.  Ms. McKnight noted 
typos in 1, 6th line, after “construction” the reference to footnote 3, take out the redundant footnote (e).  Mr. Alpert stated 
the footnote is being amended in paragraph 2.  Ms. McKnight noted “foot note” should be one wordk.  Ms. Clee noted 
the parenthesis needs to be closed at the end. 
 
Upon a motion made by Mr. Alpert, and seconded by Mr. Crocker, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to send Article 4 Amend Zoning By0Law – Single Residence B and General Residence Side Setback to 

the Select Board for their referral back to the Planning Board with the 3 changes discussed tonight: 
change footnote in paragraph 1 to one word, in paragraph 2 add “amend” and in paragraph 3, add a 
closed parenthesis at the end. 

 
Public Hearing: 
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8:15 p.m. – 920 South Street Definitive Subdivision: Brian Connaughton, 920 South Street, Needham, MA, 
Petitioner (Property located at 920 South Street, Needham, MA). Please note: this hearing has been continued 
from the December 19, 2022 meeting and will be further continued. 
 
Scenic Road Act and Public Tree Act: Brian Connaughton, 920 South Street, Needham, MA, Petitioner (Property 
located at 920 South Street, Needham, MA). Please noted: this hearing has been continued from the December 19, 
2022 meeting and will be further continued. 
 
Mr. Block noted the Board received a letter from Attorney George Giunta Jr., dated 2/7/23, requesting a continuance to 
3/7/23 or 3/28/23 and extend the action deadline to 5/19/23. 
 
Upon a motion made by Mr. Crocker, and seconded by Mr. Alpert, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to continue this hearing to 3/28/23 at 7:05 p.m. and extend the action deadline to 5/19/23. 
 
Mr. Block noted Mr. Crocker gave a legal definition of a bedroom earlier and he wants it clear that is his opinion and 
may not be the legal definition.  Mr. Alpert stated that is a definition used for purposes of defining “bedroom” if there is 
a septic system.  Mr. Block disagreed.  Different municipalities define a bedroom differently as relates to different codes.  
He does not want the public relying on this.  The public should consult the Building Commissioner or a Real Estate 
Attorney if they want the official definition.  [should this be in the minutes?] 
 
Report from Planning Director and Board members. 
 
Ms. Newman stated she filed the aAction pPlan with the state for compliance with the MBTA guidelines so the 1/31/23 
deadline was met.  Embedded in the document is a schedule of how the Board will move forward.  She has begun the 
process with use of Geographic Information System (GIS) to look at actual modeling to see how the recommendations 
in the hHousing pPlan lead into the housing production model, who they need to bring on board, community meetings 
and tech and fiscal analyses for all this work.  The goal is 12/31/24 which is a tight timeline.   
 
Mr. Block stated he sent the file with the Climate Smart Zoning Initiatives that have been undertaken by other 
municipalities. 
 
Ms. Espada stated she and Ms. McKnight will be on the Needham Channel to talk about the Housing Plan.  They will 
be discussing some questions that were proposed to them.  She is not sure when that will come out.  She is part of the 
Climate Action Committee which will be meeting this Thursday.  They have done some research on solar zoning 
examples on mass solar energy systems to get them started on understanding what is already there.  They wanted to kick 
start it.  Ms. Newman stated rezoning for solarthis?? should be done in the Fall.  The Board needs to figure out what the 
policy objectives will be.  They need to look at what the Board wants and develop policies.  This cannot be done in 3 
weeks.  It should be done in the Fall. 
 
Ms. McKnight stated she is a member of the Community Preservation Committee.  There is a meeting tomorrow to 
consider some applications.  One is to support the Needham Housing Authority request for support for changes to Linden 
Chambers.  The Housing Authority put in an amount of one million dollars for investigation and action on zoning that 
would allow the development.  She has no idea why they put in this amount.  The zoning was changed to General 
Residence years ago.  They talked about using a friendly 40B but could also to go Town Meeting for rezoning.  She 
asked why the Housing Authority would need that amount of money for that task.  Mr. Block commented he would need 
to read through everything to see what they are doing.  He suggested Ms. McKnight ask the Housing Authority.  Mr. 
Alpert stated it is a legitimate questions.  That is a large chunk of the CPC’s money. 
 
Ms. McKnight made a motion to adjourn the meeting in memory of, and in honor of, Sam Bass Warner who was a 
member of this Board for one term 10 or 15 years ago.  She stated he was a wonderful member of this Board, and she 
wants to honor him for his service to this Town.  He died a week and a half ago and his memorial service will be at the 
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Town Library.  He was an urban historian and wrote many books.  He brought his skill set and deep background in urban 
history.  Mr. Alpert stated he succeeded Sam Bass Warner.  Mr. Bass Warner was the only member at the time who was 
not a lawyer.  HeShe was greatly impressed by his perspective, being the sole non-lawyer on the Board.  He brought 
great wisdom to the Board.  Mr. Crocker added he brought social awareness to the Board. His only intent was the 
community.  Ms. Newman had the pleasure of working with Mr. Bass Warner.  She appreciated his perspective and 
seeing things at an angle she had not thought of.  He had her reframe things and reevaluate things.  Ms. Espada 
commented she never met him but feels sad that she never had the chance to meet him. 
 
Upon a motion made by Ms. McKnight, and seconded by Mr. Alpert, it was by a roll call vote of the five members 
present unanimously: 
VOTED: to adjourn the meeting at 8:47 p.m. in memory of, and in honor of, Sam Bass Warner. 
 
Respectfully submitted, 
Donna J. Kalinowski, Notetaker 
 
 
______________________________________ 
Jeanne S. McKnight, Vice-Chairman and Clerk 




	1.4-25-23 PB Agenda rev.1
	2.LTR TO LEE NEWMAN & PLANNING BOARD 4-5-23
	3.Wingate - TAT Overall Floor Plans - 04-04-2023
	Sheets
	A1.00 - PROPOSED OVERALL PLAN - BASEMENT
	A1.01 - PROPOSED OVERALL PLANS (SCHEMATIC)
	A1.02 - PROPOSED OVERALL PLAN LEVEL 3  & ROOF (SCHEMATIC)


	4.Wingate Needham - TAT Renderings  03-30-2023
	5.Wingate - Kelly Engineering letter to Ryder with attachments
	letter response Town Engineer - 03-22-23
	Recharge Calculations
	maintenance worksheet
	BMP Location Map-589 Highland Ave.
	Drainage Areas - Existing Conditions Plan

	6.Wingate Planning Board Letter Re  Generator
	7.Wingate Planning Board Letter Re Construction Control
	8.DRB 4_10_23 PB Rev memo 589 Highland Avenue Wingate 022723
	8a.Public Health comments - Wingate Amndmnt _additional_revised materials_
	9.POLICE_ Request for comment - Wingate Amndmnt _additional_revised materials_
	9a.ENGINEERING-230418-WingateHighlandAmedment-ltr
	10.email_Combs_3.11.23_Online Form Submittal_ Contact Planning Board
	10a.Ltr from Terence Ryan of Evelyn Road 4_24_2023
	From: Terence Ryan <30TUterence.e.ryan@gmail.comU30T> Sent: Monday, April 24, 2023 11:57:27 AM To: Alexandra Clee <30Taclee@needhamma.gov30T>; Planning <30Tplanning@needhamma.gov30T> Subject: Amendment to Major Project Site Plan Special Permit No. 93-...
	From: Terence Ryan <30TUterence.e.ryan@gmail.comU30T> Sent: Monday, April 24, 2023 11:57:27 AM To: Alexandra Clee <30Taclee@needhamma.gov30T>; Planning <30Tplanning@needhamma.gov30T> Subject: Amendment to Major Project Site Plan Special Permit No. 93-...

	11.Legalnotice_COOK Outdoor Dining_mailing
	12.COOK_FULL application for website
	date stamped Cook outdoor seating APPLICATION
	Patio permit letter
	Cook - Exterior Seating UPDATE - 2023 02-21 STAMPED

	12a.Revised COOK letter
	13.Cook - Interior Seating Plan - 2023 04-12
	14.DRB 4_10_2023 109 Chapel St Cook Approved Outdoor Dining
	14a. Public Health comment - Cook Outdoor dining_ Public Health Division comments
	14b.HealthREVISED_Request for comment - Cook Outdoor dining_ Public Health Division comments
	15.POLICE_Request for comment - Cook Outdoor dining
	15a. Engineering Comments 230418-Cooks-ltr
	15b.Building_Cook restaurant seating _ parking waivers
	15c.FIRE_ Request for comment - Cook Outdoor dining
	15d.public comment_COOK_Online Form Submittal_ Contact Planning Board
	16.920 South St Name Let 4-24-23
	16a. Subdivision Decision_DRAFT edited clean 4_19_2023
	DEFINITIVE SUBDIVISION DECISION
	DEFINITIVE SUBDIVISION DECISION
	920 South Street
	920 South Street
	Brian Connaughton
	Brian Connaughton
	April 25, 2023
	April 25, 2023
	Exhibits 1, 2, 5 and 7 are referred to hereinafter as the Plan.
	Exhibits 1, 2, 5 and 7 are referred to hereinafter as the Plan.
	Witness our hands this 25PthP day of April, 2023
	Witness our hands this 25PthP day of April, 2023
	NEEDHAM PLANNING BOARD
	NEEDHAM PLANNING BOARD
	Jeanne S. McKnight
	Jeanne S. McKnight
	Natasha Espada
	Natasha Espada
	Paul S. Alpert
	Paul S. Alpert
	Artie Crocker
	Artie Crocker

	17.AGENDA_4_27_2023 - PB
	For Planning Board Use ONLY
	For Planning Board Use ONLY
	NEEDHAM
	NEEDHAM
	ZONING BOARD OF APPEALS
	ZONING BOARD OF APPEALS
	AGENDA
	AGENDA
	Thursday, April 27, 2023 - 7:30PM
	Thursday, April 27, 2023 - 7:30PM
	AGENDA
	AGENDA

	18.1000 Olin Ln - Application
	18a 1000 Olin Ln App
	19.1000 Olin Ln - Project Description
	19a 1000 Olin Ln Proj Desc
	20.1000 Olin Ln - Plans
	20a 1000 Olin Ln Plans
	21.1000 Olin Ln - Renderings
	22 PB 2-7-23 DRAFT MINUTES JSM redline
	NEEDHAM PLANNING BOARD MINUTES

	23.City of Newton Notice of Hearing



