
 

 

Next ZBA Meeting – November 17, 2022 

NEEDHAM 

ZONING BOARD OF APPEALS 

AGENDA   

           WEDNESDAY, October 20, 2022 - 7:30PM 

Zoom Meeting ID Number: 869-6475-7241  

 

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 Meeting ID:  869-6475-7241 

Or join the meeting at link: https://us02web.zoom.us/j/86964757241 

    

AGENDA 
Minutes    Review and approve Minutes from September 15, 2022 meeting.  
 

Case #1 – 7:30PM 164 Broad Meadow Road– Arthur and Valentina Elzon, owners, applied 

to the Board of Appeals for a Special Permit under Sections 6.1.2, and any 

other applicable Sections of the By-Law to allow one additional garage 

space on the lot.  This request is associated with the demolition and 

reconstruction of a new single-family house with an attached three car 

garage. The property is located at 164 Broad Meadow Road, Needham, MA 

in the Single Residence B (SR-B) District. 

Case #2 – 7:30 PM 84 Fair Oaks Park– Roger N. Squire III and Quinby Y. Squire, owners, 

applied to the Board of Appeals for a Special Permit under Sections 1.4.3, 

3.15; 4.2.1, and any other applicable Sections of the By-Law to demolish 

an existing garage and construction of a new two-story detached garage with 

an ADU on the second floor.  An open breezeway connecting the principal 

unit and ADU shall also be constructed.  The property is located at 84 Fair 

Oaks Park, Needham, MA in the Single Residence B (SR-B) District. 

Case #3 – 7:45PM 150 Gould Street –Gordon’s Fine Wines of Needham, Inc, applicant, applied to 

the Board of Appeals seeking relief for the following: a) Special Permit 

Amendment under Sections 3.2.1 for a retail establishment serving the general 

public and containing 5,750 or more gross square feet of floor area; b) Special 

Permit pursuant to Section 3.2.1 for a lawful purpose or special use not enumerated 

elsewhere in the Zoning By-Law; c) Special Permit pursuant to Section 3.2.1 for 

more than one non-residential use on a lot; d) Special Permit pursuant to 5.1.1.5, 

5.1.2, 5.1.3 for waivers of strict adherence with parking and parking plan and 

design requirements; and any other applicable Sections of the By-Law.  This 

application is in connection with the applicant’s planned use of one-half of the 

building for its logistics and retail distribution and planning facility. 

. 

http://www.zoom.us/
https://us02web.zoom.us/j/86964757241


  

NEEDHAM 

ZONING BOARD OF APPEALS 

MINUTES 
THURSDAY, September 15, 2022– 7:30 PM 

 

Zoom Meeting ID Number: 869-6475-7241 

 

 

    

Pursuant to notice published at least 48 hours prior to this date, a meeting of the Needham Board of 

Appeals was held remotely on Zoom on Thursday, September 15, 2022 at 7:30pm.  Jon D. Schneider, 

Chair, presided and the following members were present: Jonathan D. Tamkin, Howard S. Goldman, and  

Nik Ligris.  Mr. Schneider opened the meeting at 7:30 p.m.   

 

Minutes - Mr. Tamkin motioned to approve the minutes of August 10, 2022.  Mr. Goldman 

seconded the motion. The Board unanimously approved the minutes.  

 

Case #1   150 Gould Street    Approved 

 

Case #2   377 Chestnut Street    Approved 

        

Informal Matter  1111 Highland Avenue    Approved* 

 

The Board granted a Special Permit on October 16, 1997 to Norfolk Lodge A.F. & A.M. allowing the 

selling of Christmas trees and related items during the holiday season based upon the submittal of a yearly 

letter of request with a letter from the Christ Episcopal Church allowing the selling on their premises.  

The requested sale period is from November 19 - December 24, 2021, Monday through Friday, 3:00 p.m.-

9:00 p.m.; Saturday 9:00 a.m. to 6:00 p.m., and Sunday Noon to 6:00 p.m.  

 

Mr. Tamkin moved to grant the Norfolk Lodge A.F. & A.M. permission to sell Christmas trees and 

related items at 1111 Highland Avenue as allowed by the 1997 Special Permit limited to the hours and 

period specified in the submitted letters.  Mr. Goldman seconded the motion.  The motion was 

unanimously approved. 

 

 

A summary of the discussions on each subject, a list of the documents and other exhibits used at the 

meeting, the decisions made, and the actions taken at each meeting, including a record of all votes, are set 

forth in a detailed decision signed by the members voting on the subject and filed with the Town Clerk.  

The hearings can be viewed at http://www.needhamchannel.org/watch-programs/ or at 

https://www.youtube.com/user/TownofNeedhamMA/playlists 
 

 

The meeting adjourned at 8:35 p.m. 

 

http://www.needhamchannel.org/watch-programs/
https://www.youtube.com/user/TownofNeedhamMA/playlists




























 
 

 
 
 
 
 
 
 
 
 
October 5, 2022 
 
Mr. Jon Schneider, Chairman and Members 
Zoning Board of Appeals 
Public Services Administration Building 
500 Dedham Avenue 
Needham, MA 02492         
 
Dear Mr. Schneider and Members of the Zoning Board of Appeals: 
 
At its meeting of October 3, 2022, the Planning Board reviewed the applications to be heard by the 
Board of Appeals on October 20, 2022, and made the following recommendations: 
 
1. 164 Broad Meadow Road– Arthur and Valentina Elzon, owners, applied to the Board of 

Appeals for a Special Permit under Sections 6.1.2, and any other applicable Sections of the By-
Law to allow one additional garage space on the lot.  This request is associated with the 
demolition and reconstruction of a new single-family house with an attached three car garage. 
The property is located at 164 Broad Meadow Road, Needham, MA in the Single Residence B 
(SR-B) District. 
 
The Planning Board makes NO COMMENT. 
 

2. 84 Fair Oaks Park– Roger N. Squire III and Quinby Y. Squire, owners, applied to the Board of 
Appeals for a Special Permit under Sections1.4.3, 3.15; 4.2.1, and any other applicable Sections 
of the By-Law to demolish an existing garage and construction of a new two-story detached 
garage with an ADU on the second floor.  An open breezeway connecting the principal unit and 
ADU shall also be constructed.  The property is located at 84 Fair Oaks Park, Needham, MA in 
the Single Residence B (SR-B) District. 
 
The Planning Board comments that this ADU is not compliant with the By-Law because it is not 
contained within the primary residential structure and is in fact located in a second detached 
structure above the garage.  The Board does not find that the breezeway connection between the 
primary residential dwelling unit and the detached garage/accessory dwelling unit to be sufficient 
to meet the By-Law requirement and underlying intent as relates the provision for accessory 
dwelling units to be placed in the primary residential structure.  Accordingly, the Board 
recommends that the application be denied. 
 

3. 150 Gould Street –Gordon’s Fine Wines of Needham, Inc, applicant, applied to the Board of 
Appeals seeking relief for the following: a) Special Permit Amendment under Sections 3.2.1 for a 
retail establishment serving the general public and containing 5,750 or more gross square feet of 
floor area; b) Special Permit pursuant to Section 3.2.1 for a lawful purpose or special use not 
enumerated elsewhere in the Zoning By-Law; c) Special Permit pursuant to Section 3.2.1 for 
more than one non-residential use on a lot; d) Special Permit pursuant to 5.1.1.5, 5.1.2, 5.1.3 for 
waivers of strict adherence with parking and parking plan and design requirements; and any other 

PLANNING & COMMUNITY DEVELOPMENT 
PLANNING DIVISION 
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applicable Sections of the By-Law.  This application is in connection with the applicant’s planned 
use of one-half of the building for its logistics and retail distribution and planning facility. 

The Planning Board recommends that prior to acting on this permit the Board of Appeals confirm 
with the Select Board that any relevant liquor license rules and regulations have been met. 

 
 
NEEDHAM PLANNING BOARD 
 
 Lee Newman 
 
Lee Newman 
Director of Planning and Community Development  
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October 11, 2022 

Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Case Review-Special Permit 
 164 Broad Meadow Road- Special Permit 

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced Special 
Permit to allow the demolition of  the existing structures and build a new residential home 
on the property. 
 
The documents submitted for review are as follows: 

 
• Application for Special Permit dated 9/23/22.  
• Existing Condition Plan and Building Permit Plan prepared by Peter J Nolan 

dated March 31, 2022, and September 26, 2022.  
• Architectural plans prepared by McKay Architects date September 22, 2022, 

consisting of  7-sheets. 
 
Our comments and recommendations are as follows: 
 

• In accordance with the Town of Needham Stormwater Bylaw, the proposed new 
structure requires a minimum combined volumetric capacity of 1 inch over the 
entire impervious area of the property to be recharged.  The plans should be 
revised, prior to receiving a building permit, showing the calculations that the 
infiltration system is sized to contain a minimum of 1-inch of the total 
impervious area of the site for infiltration. 

 
If  you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
 
Thomas A Ryder 
Town Engineer 
 
tryder 
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October 5, 2022 
 
Mr. Jon Schneider, Chairman and Members 
Zoning Board of Appeals 
Public Services Administration Building 
500 Dedham Avenue 
Needham, MA 02492         
 
Dear Mr. Schneider and Members of the Zoning Board of Appeals: 
 
At its meeting of October 3, 2022, the Planning Board reviewed the applications to be heard by the 
Board of Appeals on October 20, 2022, and made the following recommendations: 
 
1. 164 Broad Meadow Road– Arthur and Valentina Elzon, owners, applied to the Board of 

Appeals for a Special Permit under Sections 6.1.2, and any other applicable Sections of the By-
Law to allow one additional garage space on the lot.  This request is associated with the 
demolition and reconstruction of a new single-family house with an attached three car garage. 
The property is located at 164 Broad Meadow Road, Needham, MA in the Single Residence B 
(SR-B) District. 
 
The Planning Board makes NO COMMENT. 
 

2. 84 Fair Oaks Park– Roger N. Squire III and Quinby Y. Squire, owners, applied to the Board of 
Appeals for a Special Permit under Sections1.4.3, 3.15; 4.2.1, and any other applicable Sections 
of the By-Law to demolish an existing garage and construction of a new two-story detached 
garage with an ADU on the second floor.  An open breezeway connecting the principal unit and 
ADU shall also be constructed.  The property is located at 84 Fair Oaks Park, Needham, MA in 
the Single Residence B (SR-B) District. 
 
The Planning Board comments that this ADU is not compliant with the By-Law because it is not 
contained within the primary residential structure and is in fact located in a second detached 
structure above the garage.  The Board does not find that the breezeway connection between the 
primary residential dwelling unit and the detached garage/accessory dwelling unit to be sufficient 
to meet the By-Law requirement and underlying intent as relates the provision for accessory 
dwelling units to be placed in the primary residential structure.  Accordingly, the Board 
recommends that the application be denied. 
 

3. 150 Gould Street –Gordon’s Fine Wines of Needham, Inc, applicant, applied to the Board of 
Appeals seeking relief for the following: a) Special Permit Amendment under Sections 3.2.1 for a 
retail establishment serving the general public and containing 5,750 or more gross square feet of 
floor area; b) Special Permit pursuant to Section 3.2.1 for a lawful purpose or special use not 
enumerated elsewhere in the Zoning By-Law; c) Special Permit pursuant to Section 3.2.1 for 
more than one non-residential use on a lot; d) Special Permit pursuant to 5.1.1.5, 5.1.2, 5.1.3 for 
waivers of strict adherence with parking and parking plan and design requirements; and any other 
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applicable Sections of the By-Law.  This application is in connection with the applicant’s planned 
use of one-half of the building for its logistics and retail distribution and planning facility. 

The Planning Board recommends that prior to acting on this permit the Board of Appeals confirm 
with the Select Board that any relevant liquor license rules and regulations have been met. 

 
 
NEEDHAM PLANNING BOARD 
 
 Lee Newman 
 
Lee Newman 
Director of Planning and Community Development  
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October 11, 2022 

 
Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Gordon’s Fine Wines of  Needham Inc. 
 150 Gould Street- Special Permit  

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced Special 
Permit to allow relief  with Gordon’s planned use of  one -half  of  the building for planned 
logistics and retail distribution.  
 
The documents submitted for review are as follows: 

 
• Application for Special Permit dated 9/22/22;  
• Letter to ZBA from George Giunta Jr., Esq. dated 9/22/22; 
• Letter to ZBA from RENCO Investment Associates dated 9/22/22 
• Letter to ZBA from Baker’s Best, Michael Baker dated June 22, 2022 
• Architectural Plan Set Prepared by Conise Design dated 05/02/22 
• No. 150 Gould Street Interior Layout Plan prepared by The Jillson Company 

dated July 5th 2019 
 
Our comments and recommendations are as follows: 
 

• We have no comment or object to the change in use of Special Permit 
 

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



GEORGE GIUNTA, JR. 
ATTORNEY AT LAW* 
281 CHESTNUT STREET 

NEEDHAM, MASSACHUSETTS 02492 
*Also admitted in Maryland 

 
TELEPHONE (781) 449-4520       FAX (781) 465-6059                

 
September 22, 2022 

 
 
Town of Needham  
Zoning Board of Appeals 
Needham, Massachusetts 02492 
 
Attn: Daphne M. Collins, Administrative Specialist 
 
Re: Gordon’s Fine Wines of Needham, Inc. 
 150 Gould Street 
 Logistics and Retail Distribution and Planning Facility 
 
Dear Ms. Collins,  
 
Please be advised this office represents Gordon’s Fine Wines of Needham, Inc. (hereinafter 
“Gordon’s”) with respect to the property known and numbered 150 Gould Street, Needham, MA 
(hereinafter the “Premises”). In connection therewith, submitted herewith, please find the 
following: 
 
1. Seven copies of a Completed Application for Hearing; 
 
2. Seven copies of authorization letter from Renco Investment Associates Limited Partnership, 
current owner of the Premises; 
 
3. Seven copies of authorization letter from Bakers’ Best, Inc.; 
 
4. Seven copies of plans, consisting of floor plans and site plan; 
 
5. Check in the amount of $500 for the applicable filing fee. 
 
The Premises is situated in an Industrial-1 (Ind-1) Zoning District and is occupied by an existing 
commercial structure.  From 2006 through 2019, Bakers’ Best, Inc. (hereinafter, “Bakers’”) used 
and occupied approximately one-half of the existing building and a portion of the exterior area at 
the Premises for commercial catering and commissary purposes. Then, by Decision dated July 
11, 2019, filed with the Town Clerk on August 19, 2019 (the “2019 Decision”), the Board of 
Appeals authorized the expansion of such use into the entire building. 
 



 
However, Bakers’ business was dramatically and substantially reduced due to the Covid-19 
pandemic, and the additional space approved pursuant to the 2019 Decision was no longer 
required. As a result, some time ago, Bakers’ entered into an agreement with Gordon’s pursuant 
to which Gordon’s would use and occupy the half of the building that was the subject of the 2019 
Decision and Bakers’ would remain in the half of the building it had occupied since 2006. 
Initially, the parties contemplated that Gordon’s would sub-lease from Bakers’. However, over 
the intervening months, things changed and evolved, and now Gordon’s is in the process of 
acquiring not only the entire property, but also the Bakers’ business. 
 
The Board has already approved transfer of the Bakers’ special permits to Gordon’s and no 
zoning relief is required or necessitated by the transfer of the property. However, additional 
zoning relief is required in connection with Gordon’s planned use of one-half of the building for 
its planned logistics and retail distribution and planning facility. That is the purpose of the 
application submitted herewith. 
 
The logistics and retail distribution and planning facility will have two main functions. First, 
remote orders will be packaged and delivered. In connection therewith, two large warehouse 
areas (shown as storage A and storage B on the plans submitted herewith) for storage of product 
are proposed. Second, consultation and planning services will be provided with respect to 
beverage selection for events and activities. In connection therewith, a few offices are proposed, 
as well as a small retail area. The retail area will allow clients to purchase samples of the 
suggested or recommended beverages. While technically open to the general public, the small 
retail area will not function as a regular store; it is only intended to support the consultation and 
planning activities.  
 
Kindly schedule this matter for the next hearing of the Board of Appeals. I will submit additional 
information prior to the hearing. In the meantime, if you have any comments, questions or 
concerns, or if you require any further information, please contact me so that I may be of 
assistance.   
 
Sincerely, 
 

 
 
George Giunta, Jr.  



 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 Gordon’s Fine Wines of Needham, Inc. 

Date: 
9/22/22 

Applicant 
Address 894 Main Street, Waltham, MA 02453 

Phone 617-642-1728 email dgordon@gordonswine.com 

Applicant is   £ Owner;  £ Tenant;  X Purchaser;  £ Other    

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

Representative 
Name George Giunta, Jr., Esq. 

Address 281 Chestnut Street, Needham, MA 02492 

Phone 617-840-3570 email george.giuntajr@needhamlaw.net 

Representative is X Attorney;  £Contractor; £Architect;  £Other_____________________ 

Contact X Me and X Representative in connection with this application. 

 

Subject Property Information 
Property 
Address 150 Gould Street, Needham, MA 02494 

Map/Parcel 
Number 

Map 79 / Parcel 10 Zone of 
Property Industrial-1 (Ind-1) 

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

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

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



 ZBA Application For Hearing 
 

  

 

 

Existing Conditions: 

Lawful, pre-existing, commercial building, which is non-conforming as to side-
yard setbacks, used for commercial catering and commissary purposes pursuant 
to special permits and associated zoning relief previously issued by the Board of 
Appeals. 

 

Statement of Relief Sought: 

a. Special Permit pursuant to Section 3.2.1 for a retail establishment serving the 
general public and containing 5750 or more gross square feet of floor area; 
b. Special Permit pursuant to Section 3.2.1 for a lawful purpose or special use 
not enumerated elsewhere in the Zoning By-Law; 
c. Special Permit pursuant to Section 3.2.1 for more than one non-residential 
use on a lot; 
d. Special Permit pursuant to Section 5.1.1.5, waiving strict adherence with the 
off-street parking requirements of Section 5.1.2 (Required Parking) and Section 
5.1.3 (Parking Plan and Design Requirements); and 
e. any and all other relief as may be necessary for the use of approximately one-
half of the Premises for an alcohol related Logistics and Retail Distribution and 
Planning Facility. 

 

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

3.2.1, 5.1.1.5, 5.1.2, 5.1.3, 7.5.2 and any other applicable Section or 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)   



 ZBA Application For Hearing 
 

  

 

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 

 

 
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.   

!!!! 



 ZBA Application For Hearing 
 

  

 

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: September 19, 2022  Applicant Signature   
       Gordon’s Fine Wines of Needham, Inc. 

       By its attorney, George Giunta, Jr., Esq. 

An application must be submitted to the Town Clerk’s Office at 
townclerk@needhamma.gov and the ZBA Office at dcollins@needhamma.gov 
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TO: THE MEMBERS OF THE BOARD OF APPEALS 
 TOWN OF NEEDHAM, MA      October 11, 2022 
 

MEMORANDUM IN SUPPORT OF 
APPLICATION FOR SPECIAL PERMITS 

Gordon’s Fine Wines of Needham, Inc. 
150 Gould Street, Needham, MA 

 
  The applicant, Gordon’s Fine Wines of Needham, Inc. (hereinafter, interchangeably, the 

“Applicant” and “Gordon’s”), seeks a Special Permit pursuant to Section 3.2.1 for a retail 

establishment serving the general public and containing 5,750 or more gross square feet of floor 

area, a Special Permit pursuant to Section 3.2.1 for a lawful purpose or special use not 

enumerated elsewhere in the Zoning By-Law, a Special Permit pursuant to Section 3.2.1 for 

more than one non-residential use on a lot, a Special Permit pursuant to Section 5.1.1.5, waiving 

strict adherence with the off-street parking requirements of Section 5.1.2 (Required Parking) and 

Section 5.1.3 (Parking Plan and Design Requirements), and any and all other relief as may be 

necessary for the use of approximately one-half of the property known and numbered 150 Gould 

Street (hereinafter the “Premises”) for an alcohol related Logistics and Retail Distribution and 

Planning Facility. 

BACKGROUND 

 The Premises is situated in the Industrial-1 Zoning District.  It is identified as Parcel 10 

on Town of Needham Assessor’s Map No. 79 and is occupied by an existing building and 

associated off-street parking.  The building is one story in height and consists of approximately 

20,450 square feet of area in total, divided into two tenant spaces of approximately equal size, 

with a small common entry vestibule area.  

 By Decision dated March 23, 2006, filed with the Town Clerk on April 14, 2006, as 

modified and amended1 (the “Bakers’ Best Decision”), the Board of Appeals authorized Bakers’ 

Best, Inc. (hereinafter “Bakers”) to use and occupy one-half of the Premises, consisting of 

approximately10,000 square feet of space, for commercial catering and commissary purposes, as 

a use not enumerated elsewhere in the Zoning By-Law; and waived strict adherence with the off-

street parking requirements. At that time, the building was divided into two tenant spaces of 

 
1  See Amendment dated August 17, 2006 relative to substitution of plans concerning interior layout; Amendment 
dated October 19, 2006, relative to placement of new electrical transformer and change to parking layout; 
Amendment dated December 21, 2006, relative to installation of landing and steps; and Amendment dated February 
26, 2007, relative to change in location of electrical transformer.  



approximately 10,000 square feet each. The remaining half of the building was used by United 

Refrigeration for a combination retail and wholesale operation for the sale and distribution of 

refrigeration, air conditioning and heating parts and equipment and related items.2 

 From 2006 through 2019, Bakers operation was successful and grew appreciably. And in 

2019, when United Refrigeration vacated its portion of the building, Bakers sought and received 

zoning relief to expand into that space, taking over the entire building.3 Unfortunately, not long 

thereafter, the Covid-19 pandemic occurred, causing Bakers’ business to decline considerably. 

As a result, the former United Refrigeration space was no longer necessary and Bakers was 

forced to add an accessory take-out business, first on a temporary basis pursuant to permission 

from the Select Board, and then on a longer-term basis pursuant to zoning relief from the Board 

of Appeals.4  

 Sometime thereafter, Gordon’s approached Bakers concerning use of the former United 

Refrigeration space for an alcohol related Logistics and Retail Distribution and Planning Facility. 

With the space no longer of use to Bakers, the two parties were able to come to an understanding 

pursuant to which Gordon’s would sublease the space from Bakers’. As a result, Gordon’s made 

application to the Select Board for the necessary liquor license. That license was approved by the 

Board in May, 2021 and was subsequently approved by the ABCC and issued. However, 

thereafter, the arrangement relative to the Premises evolved, and Gordon’s entered into separate 

agreements for the purchase of the Premises, on the one hand, and for the Bakers business on the 

other.5  

 The purchase of the Premises was recently consummated, and by deed filed with the 

Norfolk County Registry District of the Land Court as Document No. 1510948 on September 30, 

2022, the Premises is now owned by G4 150 Gould Street, LLC, a Massachusetts limited liability 

company owned and controlled by the Gordon family, being the same real party in interest that 

 
2  See Decision dated March 4, 2003, filed with the Town Clerk on March 25, 2003 issued to United Refrigeration, 
Inc. relative to use (the “United Decision”), and Decision dated July 22, 2003, filed with the Town Clerk on August 
19, 2003, issued to Renco Investment Associates, LLP (owner of the Premises), relative to parking waivers (the 
“Renco Decision”). 
3 See Decision dated July 11, 2019, filed with the Town Clerk on August 19, 2019. 
4 See Decision dated September 17, 2020, filed with the Town Clerk on October 13, 2020. 
5 While no zoning relief was required relative to conveyance of the Premises, pursuant to the 2019 Bakers Decision, 
transfer of the Bakers special permits required approval of the Board, which was recently granted pursuant to 
Decision dated August 10, 2022, filed with the Town Clerk on August 31, 2022. 



owns and controls Gordon’s Fine Wines of Needham, Inc. The purchase of the Bakers business 

remains pending but is expected to be completed in the next 30-60 days. 

 

PROPOSED USE 

 

 Gordon’s business began in 1934 when Milton Gordon opened his first package store in 

Waltham on Main Street. A second store in Waltham, on Moody Street, and one in Watertown 

were added in the 1940s and 1950s. In the 1970s, the business further expanded and began 

selling at wholesale. In the 1980s, the business made a commitment to “fine wine”, publishing 

one of the first fine wine newsletters, “The Daily Flash”.  In 2000, the flagship store on Main 

Street moved across the street. Since then, the business has added a Newton location, and for a 

time, operated a location at Downtown Crossing in Boston. 

 From the fine wine newsletter mentioned above to the culinary center in the flagship 

Waltham location, to their constantly evolving selection, Gordon’s has always been a forward-

looking business. The proposed Logistics and Retail Distribution and Planning Facility is their 

newest venture. This facility will consist of three general, physical areas: offices, warehouse and 

retail / consultation space, as shown on the plans submitted with the Application. These areas 

will support two general activities: remote order and delivery on the one hand, and fine wine and 

event beverage consultation on the other.  

 The remote order and delivery operation is relatively straight-forward. Orders will be 

received remotely, whether via website ordering, facsimile or otherwise. They will then be 

shipped from the warehouse area direct to customer locations via four delivery vans. The vans 

will depart at approximately 9:30-10:00 AM, Monday through Saturday, to make deliveries and 

will be expected to return by approximately 3:00 PM each day. In general, deliveries will be 

scheduled to avoid multiple trips, and each van will be expected to be out for the duration of the 

day. 

 Unlike the order and delivery part of the business, which will be handled remotely, the 

fine wine and event beverage part of the business will be built on interpersonal interactions. 

Gordon’s staff will educate and provide guidance and suggestions relative to wine and beverage 

selection for events, meals and more, to both individuals and businesses. Some of these 

consultations may take place remotely, over the phone, via video conference or otherwise, but 



some will take place in person at the Premises. All in person consultations will be by 

appointment only, starting around 3 PM, with the majority expected to occur between 4 and 6 

PM, Monday through Saturday. As a part of the consultation business, a small tasting and retail 

area, consisting of approximately 624 square feet of space is proposed, where clients will be able 

to sample selections and buy small quantities to evaluate at home or elsewhere. This space is not 

intended to be and will not be operated as a regular retail alcohol business. Rather, it will only 

provide retail sales as an accessory to the consultation side of the business.  

 While the actual retail area will consist of only 624 square feet, the size of the entire 

space is larger than 5,750 square feet and some consultation selections may be pulled from the 

warehouse area. Moreover, the remote order and distribution portion of the business is, 

effectively, a retail business. Therefore, a special permit for retail sales in a space greater than 

5,750 square feet is required. Furthermore, while the uses are all retail in nature, they are not 

necessarily consistent with traditional, brick and mortar retailing. Therefore, to the extent 

required, a special permit for a use not otherwise enumerated in the By-Law has been requested. 

Finally, because the Logistics and Retail Distribution and Planning Facility will only occupy 

approximately one-half of the building, and the other half will continue to be occupied and used 

by Bakers, a special permit for more than one non-residential use is required.  

 

PARKING 

 

 There are currently a total of 33 parking spaces at the Premises, divided between a front 

parking area containing 26 parking spaces, and a rear parking area containing 7 spaces.  In 

addition, Bakers previously arranged for the lease of 29 parking spaces at the adjacent property 

known and numbered 140 Gould Street, and such arrangement currently remain in place. As a 

result, the total number of parking spaces available on site is 33 with an additional 29 spaces 

available to Bakers, off-site.  

 Pursuant to the calculation required by the By-Law, the new alcohol related Logistics and 

Retail Distribution and Planning Facility requires a total of 19 parking spaces as follows:  
7,500 square feet warehouse @ 1 space / 850 square feet = 8.82 = 9 spaces rounded up 

2,950 retail, storage, and offices @ 1 space / 300 square feet = 9.83 spaces = 10 spaces, rounded up. 

Total: 9 +10 = 19 total spaces 



However, actual demand is expected to be less. The maximum number of employees on site at 

any given time will not exceed 6. As a result, between the hours of 9 AM and 3 PM, the 

maximum number of employees on site at any one time will be 10, being 6 staff plus 4 van 

drivers. However, such maximum will only be for very short periods of time, as once the vans 

leave, there will be no more than 6 staff on site. Then, after 3 PM, when the consultation 

appointments will be scheduled, the number of employees will remain the same, and the average 

number of customers is expected to be between 4 and 6. As a result, after 3 PM, the maximum 

number of staff and customers on site is expected to range between 10 and 12, but often less.  

 Bakers parking demand can be calculated a number of different ways, and, in 2019, it 

was calculated to range from 42 to 46 to 71 spaces, depending on methodology.6 Following this 

multi-modal approach, and taking into account the reduction in staff at Bakers due to the impact 

of the Covid-19 pandemic7, its current parking demand ranges from 28 to 33 to 38 spaces as 

follows: 
Method 1:  
Office -  1,420 square feet @ 1/300 = 4.73 = 5, rounded up;  
Storage / Warehouse – 3,262 square feet @ 1/850 = 3.84 = 4, rounded up;  
Assembly – 5,318 square feet @ 1/400 = 13.29 = 14, rounded up;  
One Take-out Station @ 10 spaces; 
Total: 5 + 4 + 14 + 10 = 33 total spaces required 
 
Method 2:  
Office -  1,420 square feet @ 1/300 = 4.73 = 5, rounded up;  
Storage / Warehouse – 3,262 square feet @ 1/850 = 3.84 = 4, rounded up;  
Assembly - 1 space per every 2 employees based on average number of employees: 18 ÷ 2 = 9; 
1 Take-out Station @ 10 spaces; 
Total: 5 + 4 + 9 +10 = 28 total spaces required 
 
Method 3:  
Office -  1,420 square feet @ 1/300 = 4.73 = 5, rounded up;  
Storage / Warehouse – 3,262 square feet @ 1/850 = 3.84 = 4, rounded up;  
Assembly - 1 space per every 2 employees on largest maximum shift on busiest day of the week: 37 ÷ 2 = 
18.5 = 19, rounded up;  
1 Take-out Station @ 10 spaces; 
Total: 5 + 4 + 19 + 10 = 38 total spaces required 

 

 
6 In the Renco Decision in 2003, the Board previously found that the parking demand for the Premises, was 69 
parking spaces, based on both the prior, historical use of the Premises as well as the possible anticipated future use 
for office purposes, and granted parking waivers for such demand. 
7 When Bakers first began its operation, the average number of employees on site at any given time was 22. But as 
of 2019, with the growth of the business, that number had increased to 35. Due to the impact of the pandemic, it is 
currently around 18, with a maximum number of employees at any one time of around 37. 



Adding the parking demand for Gordon’s and Bakers together results in a total overall parking 

demand ranging between 47 at the lowest end and 57 at the highest, depending on methodology. 

While this is a substantial reduction in overall parking demand at the Premises at even the high 

end (down 14 from the 71 spaces required in 2019 when Bakers was at peak operation), it still 

exceeds the number of spaces on site. Therefore, a parking waiver is required and has been 

requested. 

LAW 

 

 Massachusetts General Laws, Chapter 40A, Section 9 states as follows: “Special Permits 

may be issued only for uses that are in harmony with the general purpose and intent of the 

ordinances of the by-law, and shall be subject to general or specific provisions set forth therein; 

and that such permits may also impose conditions, safeguards, and limitations on time and use.” 

 Pursuant to Section 3.2 of the By-Law, the request for special permits for (a) a retail 

establishment serving the general public and containing 5750 or more gross square feet of floor 

area; (b) a lawful purpose or special use not enumerated elsewhere in the Zoning By-Law; and 

(c) more than one non-residential use on a lot; are all to be evaluated pursuant to the standards of 

Section 7.5.2 of the By-law.  That Section requires that the use related aspects: 

 
(a)  comply with such criteria or standards as may be set forth in the section of the By-Law which refers to 
the granting of the requested special permit; 
 
(b)  are consistent with: 1) the general purposes of the By-Law as set forth in subparagraph 1.1,  and 2) the 
more specific objectives and purposes applicable to the requested special permit which may be set forth 
elsewhere in the By-Law, such as, but not limited to, those at the beginning of the various sections; and 
 
(c)  are designed in a manner that is compatible with the existing natural features of the site and is 
compatible with the characteristics of the surrounding area 

 

 Section 5.1.1.5 authorizes and empowers the Board to waive strict adherence with the 

requirements of Sections 5.1.2 and 5.1.3 where a particular use, structure or lot, owing to special 

circumstances, does not warrant the application of the parking requirements of Section 5.1.2 or 

the design requirements contained in Section 5.1.3.  In addition, pursuant to Section 5.1.1.5 the 

Board is directed to consider whether the issuance of the special permit would be detrimental to 

the Town or to the general character and visual appearance of the surrounding neighborhood and 

abutting uses and is further consistent with the intent of the Zoning By-Law. 



ARGUMENT / ANALYSIS 

I. USE 

 The proposed use of approximately one-half of the Premises for an alcohol related 

Logistics and Retail Distribution and Planning Facility is consistent with both the general and 

specific purposes of the By-Law.  Gordon’s delivery service will make it easier and more 

convenient for residents of the Town to purchase beer, wine and liquor. It will also serve those 

that are not able to make a trip to a store. Furthermore, the consultation and planning service will 

serve individuals, businesses and entities in planning, arranging and executing top notch 

alcoholic beverage service in connection with weddings, parties, corporate events, dinners, 

celebrations and more. These valuable services will promote the welfare and interests of both the 

businesses and residents of the Town of Needham.    

 The Premises is located in a highly developed area, in the Industrial-1 zoning district 

where wholesale distribution and other, far more intense uses are allowed by right. While the 

proposed use serves retail customers, in execution it functions much more like a commercial or 

industrial activity than a retail activity.  Therefore, it is compatible with the spirit and intent of 

the Zoning District as well as the characteristics of the surrounding area.  Finally, because 

Gordon’s is acquiring Bakers and because there is substantial overlap in the customer base and 

methods of operation, the two uses are expected to work very well together. Therefore, Gordon’s 

asserts that its Logistics and Retail Distribution and Planning Facility complies with the 

applicable provisions of both Chapter 40A and the By-Law and should be allowed. 

 

II.  PARKING  

 

 There are 33 parking spaces on site and the calculated high parking demand applicable to 

the Gordon’s and Bakers uses combined is 57 spaces. As a result, a parking waiver of 24 spaces 

is required. However, in practice, the actual parking demand is anticipated to be less, for several 

reasons. First, the number of staff and customers on site at Gordon’s at any given time is not 

expected to exceed 12 people (as opposed to the high of 19 pursuant to the calculation). Second, 

the parking calculation for Bakers includes 10 spaces for a take-out station. This is an arbitrary 

number imposed by the By-Law, and vastly overstates the number of spaces required for Bakers 

limited take-out operation, based on both actual and projected business. Third, a substantial 



number of Bakers employees utilize public transportation, and Bakers has consistently 

maintained an active effort to promote carpools in addition to public transportation. In fact, based 

on their own internal monitoring and record keeping, at its absolute busiest peak in 2019, Bakers 

determined that it would require no more than 60 parking spaces to account for employee 

vehicles, 11 less than the peak demand calculated. Fourth, while Gordon’s does not plan to make 

any significant changes to the overall Bakers business model, it does intend to enact a work from 

home policy for sales personnel to reduce the number of staff on site at any given time. Fifth, and 

last, the current special permit for Bakers requires that 29 parking spaces be maintained off-site. 

Gordon’s has already acknowledged and agreed to such requirement going forward. As a result, 

there will be a total of 62 parking spaces available to serve the Gordon’s and Bakers businesses; 

5 more than the calculated high demand.   Finally, it is worth noting that since 2006 when Bakers 

first opened, despite the high calculated parking demand, there have been no issues or problems 

related to parking. Given the nature of the two uses, none is anticipated moving forward. 

 Therefore, Gordon’s asserts that, owing to the special circumstances applicable to its 

proposed use and to the Bakers operation, the application of the parking requirements of Section 

5.1.2 are not warranted and a waiver is appropriate. Furthermore, issuance of such waiver will 

not be detrimental to the Town or to the general character and visual appearance of the 

surrounding neighborhood and abutting uses, and will be consistent with the intent of the Zoning 

By-Law. 

 Finally, because the parking area on site is fully developed and laid out, and no changes 

are proposed, a parking waiver from the applicable design requirements contained in Section 

5.1.3 is also appropriate. If the parking area were forced to comply with current design 

requirements, a substantial portion of the spaces would be eliminated. 

 

CONCLUSION 

 Bakers has been using one-half of the existing building for commercial catering and 

commissary purposes for approximately 16 years without significant issue. While they had 

intended to use and occupy the entire building, due to the Covid-19 pandemic, that was no longer 

feasible. As a result, they entered into an arrangement whereby Gordon’s would take over the 

other half of the building for a similar use; but delivering alcohol instead of prepared food. 

Because of the nature of the two uses, they are extremely compatible, and Gordon’s recognized 



the potential synergy. As a result, they will be acquiring Bakers in the very near future, having 

already acquired the Premises. Thereafter, the same family / real party in interest will control the 

operation of both halves of the building as well as the overall property. This will make it easier 

and far more likely that both businesses will be run smoothly, in a way that works with the 

limitations of the property.  

 Furthermore, both Bakers existing use and Gordon’s proposed use are compatible with 

the underlying purpose of the Industrial-1 zoning district and are consistent with the 

characteristics of the surrounding area. Therefore, Gordon’s asserts that its proposed use is 

permissible and should be allowed.  Moreover, while a new parking waiver is required pursuant 

to the Zoning By-Law, the actual parking demand associated with the two uses is expected to be 

less than both the calculated demand and the previous demand, and is adequately addressed with 

both on-site and off-site parking.  Moreover, both entities have been in business for many years; 

Bakers for over 35 years, including 16 years at the Premises, and Gordon’s for approximately 88 

years. Therefore, both have demonstrated the experience and ability to regulate any parking 

issues that might arise in the future.  Therefore, Gordon’s asserts that the relief it has requested is 

both proper and appropriate, and should be granted. 

 

 

      Respectfully submitted, 
      Gordon’s Fine Wines of Needham, Inc.  
      by its attorney, 
 

       
      ____________________________________ 
      George Giunta, Jr., Esquire 
      281 Chestnut Street 
      Needham, Massachusetts 02492 
      781-449-4520 
      617-840-3570 





 
 

 
 
 
 
 
 
 
 
 
October 5, 2022 
 
Mr. Jon Schneider, Chairman and Members 
Zoning Board of Appeals 
Public Services Administration Building 
500 Dedham Avenue 
Needham, MA 02492         
 
Dear Mr. Schneider and Members of the Zoning Board of Appeals: 
 
At its meeting of October 3, 2022, the Planning Board reviewed the applications to be heard by the 
Board of Appeals on October 20, 2022, and made the following recommendations: 
 
1. 164 Broad Meadow Road– Arthur and Valentina Elzon, owners, applied to the Board of 

Appeals for a Special Permit under Sections 6.1.2, and any other applicable Sections of the By-
Law to allow one additional garage space on the lot.  This request is associated with the 
demolition and reconstruction of a new single-family house with an attached three car garage. 
The property is located at 164 Broad Meadow Road, Needham, MA in the Single Residence B 
(SR-B) District. 
 
The Planning Board makes NO COMMENT. 
 

2. 84 Fair Oaks Park– Roger N. Squire III and Quinby Y. Squire, owners, applied to the Board of 
Appeals for a Special Permit under Sections1.4.3, 3.15; 4.2.1, and any other applicable Sections 
of the By-Law to demolish an existing garage and construction of a new two-story detached 
garage with an ADU on the second floor.  An open breezeway connecting the principal unit and 
ADU shall also be constructed.  The property is located at 84 Fair Oaks Park, Needham, MA in 
the Single Residence B (SR-B) District. 
 
The Planning Board comments that this ADU is not compliant with the By-Law because it is not 
contained within the primary residential structure and is in fact located in a second detached 
structure above the garage.  The Board does not find that the breezeway connection between the 
primary residential dwelling unit and the detached garage/accessory dwelling unit to be sufficient 
to meet the By-Law requirement and underlying intent as relates the provision for accessory 
dwelling units to be placed in the primary residential structure.  Accordingly, the Board 
recommends that the application be denied. 
 

3. 150 Gould Street –Gordon’s Fine Wines of Needham, Inc, applicant, applied to the Board of 
Appeals seeking relief for the following: a) Special Permit Amendment under Sections 3.2.1 for a 
retail establishment serving the general public and containing 5,750 or more gross square feet of 
floor area; b) Special Permit pursuant to Section 3.2.1 for a lawful purpose or special use not 
enumerated elsewhere in the Zoning By-Law; c) Special Permit pursuant to Section 3.2.1 for 
more than one non-residential use on a lot; d) Special Permit pursuant to 5.1.1.5, 5.1.2, 5.1.3 for 
waivers of strict adherence with parking and parking plan and design requirements; and any other 
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applicable Sections of the By-Law.  This application is in connection with the applicant’s planned 
use of one-half of the building for its logistics and retail distribution and planning facility. 

The Planning Board recommends that prior to acting on this permit the Board of Appeals confirm 
with the Select Board that any relevant liquor license rules and regulations have been met. 

 
 
NEEDHAM PLANNING BOARD 
 
 Lee Newman 
 
Lee Newman 
Director of Planning and Community Development  
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October 11, 2022 

 
Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Gordon’s Fine Wines of  Needham Inc. 
 150 Gould Street- Special Permit  

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced Special 
Permit to allow relief  with Gordon’s planned use of  one -half  of  the building for planned 
logistics and retail distribution.  
 
The documents submitted for review are as follows: 

 
• Application for Special Permit dated 9/22/22;  
• Letter to ZBA from George Giunta Jr., Esq. dated 9/22/22; 
• Letter to ZBA from RENCO Investment Associates dated 9/22/22 
• Letter to ZBA from Baker’s Best, Michael Baker dated June 22, 2022 
• Architectural Plan Set Prepared by Conise Design dated 05/02/22 
• No. 150 Gould Street Interior Layout Plan prepared by The Jillson Company 

dated July 5th 2019 
 
Our comments and recommendations are as follows: 
 

• We have no comment or object to the change in use of Special Permit 
 

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