
 

 

Next ZBA Meeting – August 17, 2023 

 

NEEDHAM 

ZONING BOARD OF APPEALS 

AGENDA   

          THURSDAY, July 20, 2023 - 7:30PM 

  

Charles River Room 

Public Service Administration Building  

500 Dedham Avenue 

Needham, MA 02492 

Also livestreamed on Zoom 

Meeting ID: 869-6475-7241 

To join the meeting click this link: 

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

  

         

 

Minutes    Review and approve Minutes from June 15, 2023 meeting.  
 

Case #1 – 7:30PM 165 Brookside Avenue – Deborah H. and Paul F. Anastas, owners, applied 

to the Board of Appeals for a Special Permit under Sections 1.4.6, 1.4.7.2 

and any other applicable sections of the By-Law to alter, enlarge and extend 

a pre-existing, non-conforming single-family to allow the addition of a new 

grand room and deck.  Applicant requesting a Withdrawal Without 

Prejudice. 

Case #2 – 7:30PM 673 Highland Avenue –669 Highland Ave, LLC, applicant, applied to the 

Board of Appeals for a Special Permit under Sections 3.2.1 for an eat-in or 

take-out restaurant or other eating establishment; 5.1.1.5, 5.1.2 to waive 

strict adherence with off-street parking requirements; 5.1.3 to waive strict 

adherence to parking plan and design requirements and any other applicable 

sections of the By-Law.  This request is associated with the renovation and 

reconfiguration of the existing building for Just Salad, a fast-casual 

restaurant.  

\ 

 

  

 

https://us02web.zoom.us/j/86964757241
https://us02web.zoom.us/j/86964757241
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NEEDHAM 

ZONING BOARD OF APPEALS 

MINUTES 
THURSDAY June 15, 2023– 7:30 PM 

 

Charles River Room 

Public Service Administration Building  

500 Dedham Avenue 

Needham, MA 02492 

Also livestreamed on Zoom 

Meeting ID: 869-6475-7241 

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

  

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

of Appeals was held at the Charles River Room, Public Services Administration Building, 500 Dedham 

Avenue, Needham and remotely on Zoom on Thursday, June 15, 2023 at 7:30 p.m.  Jon D. Schneider, 

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

Goldman, and Peter Friedenberg.  Absent: Nik Ligris.  Mr. Schneider opened the meeting at 7:30 p.m.   

 

Minutes - Mr. Tamkin motioned to approve the minutes of May 18, 2023.  Mr. Goldman seconded 

the motion. The motion was unanimously approved. 

 

Case #1   72 School Street    Approved 

 

ZBA Decision Process - Discussion 

 

After discussing the matter with Town Counsel, Mr. Schneider suggested the following ZBA Decision 

Process: 

• The Decision author sends the draft to staff only; 

• Staff circulates the draft Decision to the Board; 

• Members to review the Decision and submit any comments within 48 hours; 

• Any member comments are to be sent directly to staff without sharing comments with members.  

The submitted comment is to be identify as mechanical or substantive. 

• If the change is mechanical staff will revise the draft and indicate that the Decision is ready for 

signature; 

• The Chair will come to the Zoning Office to proofread and sign; and will gather the remaining 

signatures. 

• If the change is substantive, or identified by staff as substantive, the Decision will be held and 

scheduled for the next meeting to be discussed and finalized at an open public meeting.  Staff will 

prepare a redlined draft identifying the changes and distribute the draft at the next hearing.  

Copies will be available for the public at the meeting.  Copies will not be available prior to the 

meeting. 

 

Mr. Schneider noted that Town Counsel was concerned that the distribution of a draft with a substantive 

change may be perceived to be deliberations. 

 

Mr. Tamkin was supportive of the Decision process.  However, he thought the 48-hour review time was 

aggressive when working full time.  As a Decision author what day of the week he receives the Decision 

influences when he could get to it; and he required Facts in order to write a Decision. His timeline is for a 

https://us02web.zoom.us/j/86964757241
https://us02web.zoom.us/j/86964757241
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Decision to be filed before the next meeting.  He thought that Board members writing Decisions was 

unusual.  

 

Mr. Tamkin thought some applicants with representation familiar with the Board could be assigned to 

draft the Decision within a week of the close of the hearing.   

 

Mr. Friedenberg was flexible on the timeline of Decision production.  However, he questioned whether 

having applicant attorneys draft Decisions would save time especially with the editing involved. 

 

Mr. Goldman thought having applicant representatives draft Decisions would expedite the process. 

 

Mr. Tamkin would like to test this option. However, he would not accept a Decision submitted prior to 

the public hearing.  There was agreement that the Facts cannot be done ahead of time, and Conditions are 

unique to each case. 

 

Mr. Friedenberg was concerned that Conditions may be omitted or inaccurate when drafted outside of the 

Board’s control.  He thought that having the applicant’s representative draft the Decision invites 

renegotiation. 

 

It was agreed, that when an applicant’s attorney is asked to draft a Decision, they will be responsible for 

drafting the Findings and Decision sections within a week of the close of hearing.  Staff will add the 

Finding section.  An assigned Board member will edit the Decision. 

 

No non-lawyer applicants and only select attorneys familiar to the Board would be considered for this 

option. 

 

Mr. Schneider asked how this new option will be introduced to the public. He wondered who would sign 

up to do it.  Mr. Goldman thought applicant attorneys would be interested in this option for the time 

efficiency and the additional billable hours.  

 

Mr. Tamkin found Memos of Support included with some applications to be helpful in drafting Decisions. 

 

Mr. Friedenberg was concerned that professional representatives (engineers, architects) might be 

challenged by the technical aspects of drafting a Decision. Mr. Tamkin felt the option would be limited to 

a select few who would be invited to participate. 

 

Mr. Tamkin wanted to test the option for possible efficiency and would like the selection/invitation be 

based on the case, the applicant, the applicant’s representative and made at the meeting.   

 

Mr. Schneider deferred to the Board member author to determine who to offer the draft Decision option.  

He felt that out of 25 Decisions a year about 10% could be considered for this option. 

 

2023 ZBA Schedule – Discussion 

 

The ZBA Meetings will continue in person in the Charles River Room with Zoom livestream. 

 

The meeting adjourned at 8:48 p.m. 

 

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

https://www.youtube.com/@TownofNeedhamMA/videos 

 

 

http://www.needhamchannel.org/watch-programs/
https://www.youtube.com/@TownofNeedhamMA/videos
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                                               Town of Needham 
                                                Building Department 

                                                 500 Dedham Avenue 
                                                 Needham, MA 02492 

                                                           Tel: 781-455-7550 
 

  

 

July 11, 2023 

 

Town of Needham / Zoning Board of Appeals 

500 Dedham Ave. 

Needham, MA. 02492 

 

Re: Application review for the July Hearing 

 

165 Brookside Rd 

 

Dear Board Members, 

 

The applicant, Debbie Anastas is seeking Special Permit under section 1.4.6 (Non-

conformance/ alteration) of the bylaw to allow a single-story addition to the rear of 

her home at 165 Brookside Rd., located in an SRA District. A portion of the 

addition would be 14.9’ from the left side lot line when 15’ are normally required, 

pursuant to Table 4.2.1 (Table of Dimensional Regulations).  

 

The language of Section 1.4.6 refers to Section 1.4.7 in the case of a single or two-

family dwelling. The last sentence of Section 1.4.7.2 (For purposes of this section, 

the extension of an exterior wall within a required setback area shall be deemed to 

create a new non-conformity and shall require the grant of a variance by the Board 

of Appeals) seems to indicate that the applicant would need to apply for and 

receive a variance to allow the reduction in setback sought here. 

 

Given the minor nature of the setback deficiency of this proposal, I am currently 

working with the applicant to see if the plans can be adjusted in such a way that 

relief may not be needed. If successful, this application could be withdrawn. 
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Please contact my office with any questions.  

 

 

 

Joe Prondak 

Building Commissioner  

Town of Needham 
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July 11, 2023 

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

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced Special Permit for the 
proposed 1 story addition to the existing single-family and deck area with relief  to the nonconforming side 
setback. Project also include new septic system. 
 
The documents submitted for review are as follows: 

 
 Application for Special Permit dated 02/28/23;  
 Architectural Set prepared by Blackbird Architects Inc.  dated 3/4/23 consisting of  3-sheet. 
 Existing Condition Plot Plan dated 8/1/50 
 Proposed Plot Plan prepared by Christopher Charlton 3/14/23 
 Town Assessor Map 142B 
 Septic System Plan prepared by LAL Engineering May 2023 

 
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 addition 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 addition for infiltration. 
 

 New septic system plans must be stamped by a MA Lic. PE. Prior to issue of building permit.  
 
If  you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
Thomas A Ryder 
Town Engineer 













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

NEEDHAM, MASSACHUSETTS 02492 
*Also admitted in Maryland 

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

 
June 26, 2023 

 
 
Town of Needham  
Zoning Board of Appeals 
Needham, Massachusetts 02492 
 
Attn: Daphne M. Collins, Administrative Specialist 
 
Re: 669 Highland Avenue, LLC 
 673 Highland Avenue 
 Fast Casual Restaurant 
 
Dear Ms. Collins,  
 
Please be advised this office represents 669 Highland Avenue, LLC (hereinafter “669 Highland” 
and the “Applicant”) with respect to the property known and numbered 673 Highland Avenue, 
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 Mercedes Realty Trust, current owner of the 
Premises; 
 
3. Seven copies of the following plans: 

a. Plans titled “Just Salad, Store #TBD, Needham, Boston, MA”, consisting of five sheets 
as follows: (i) Site Plan, dated 5/23/23, (ii) Trash Details, dated 5/23/23, (iii) Proposed 
Signage, d. 5/15/23, (iv) Proposed Signage Elevations, d. 4/21/23, and (v) Proposed Floor 
Plan, d. 5/16/23; 
b. Existing Conditions Plot Plan, d. June 9, 2023; 
c. Proposed Renovation(s) Plot Plan, d. June 21, 2023; and 

 
5. Check in the amount of $500 for the applicable filing fee. 
 
The Premises is situated in an Industrial (Ind) Zoning District and is occupied by an existing 
commercial structure and associated parking area.  From approximately 1967 until a couple of 
years ago, the Premises was used and occupied for a few different food services uses, including 



International House of Pancakes, Bickford’s, and 3 Squares. Since the closure of 3 Squares a 
couple of years ago, the building has remained equipped and ready for food services use, while 
the parking lot has been used on a temporary basis by Temple Beth Shalom, across the street. 
 
669 Highland Avenue, LLC now desires to renovate and reconfigure the existing building for 
further food service use as Just Salad location. Just Salad is a fast-casual restaurant concept, 
founded in 2006, with a mission to make everyday health and sustainability possible. Their menu 
features over 15 chef-designed salads, wraps, warm bowls, avocado toast, soups and smoothies, 
made with prepped-daily produce, homemade dressings and fresh, flavorful ingredients. Just 
Salad is home to the world’s largest restaurant reusable program and the first U.S. restaurant 
chain to carbon label its menu. As of 2022, there were over 50 Just Salad locations across New 
York, New Jersey, Florida, Illinois, Pennsylvania, North Carolina and Dubai. 
 
While no significant changes are proposed for the site, the use nevertheless requires a special 
permit pursuant to Section 3.2.1. Moreover, the parking lot, which has been in existence since 
the late 1960s, does not meet current design requirements and because of the take-out station 
requirement in the parking table at Section 5.2.1, a waiver from the number of parking spaces is 
also required. 
 
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 669 Highland Avenue, LCC  

Date: 
6/26/23 

Applicant 
Address 663 Lexington Avenue, 2nd Floor, New York, New York 10022 

Phone (314) 277-3575 (Jennifer Richter) email jrichter@justsalad.com 

Applicant is   £ Owner;  X Tenant;  £ 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 673 Highland Avenue, Needham, MA 02494 

Map/Parcel 
Number 

Map 77 / Parcel 10 Zone of 
Property Industrial (Ind) 

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 £ Amendment £ Appeal Building Inspector Decision  



 ZBA Application For Hearing 
 

  

 

 

Existing Conditions: 

Commercial building, previously used for food service use, and associated 
parking area which is pre-existing, non-conforming as to design requirements. 

 

Statement of Relief Sought: 

a. Special Permit pursuant to Section 3.2.1 for an eat-in or take-out restaurant 
or other eating establishment; 
b. 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 
c. Any and all other relief as may be necessary for the use of the Premises for a 
fast casual restaurant with dine-in, take-out and outdoor seating. 

 

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)   

Rear Setback (feet)   

Left Setback (feet)   

Right Setback (feet)   

Frontage (feet)   

Lot Coverage (%)   

FAR (Floor area divided by the lot area)   



 ZBA Application For Hearing 
 

  

 

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.   

 

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: June 26, 2023  Applicant Signature   
       669 Highland Avenue, LCC 

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



Mercedes Realty Trust 
68 Harvard Street 

Brookline, MA 02445 
 

June 21, 2023 
 

Town of Needham  
Zoning Board of Appeals 
Needham, Massachusetts 02492 
 
Attn: Daphne M. Collins, Administrative Specialist 
 
Re: 669 Highland Avenue, LLC d/b/a Just Salad 
 673 Highland Avenue 
 Application for Zoning Relief 
 
Dear Mrs. Collins, 
 
Please accept this letter as confirmation that Mercedes Realty Trust, owner of the property 
known and numbered 673 Highland Avenue, Needham, MA (the “Premises”), has authorized 
669 Highland Avenue, LLC and Just Salad, LLC, tenant, through their attorney George Giunta, 
Jr., Esquire, to make application for special permits and any and all other zoning, planning, 
general by-law and other relief that may be required or appropriate in connection with the use of 
the Premises for a Just Salad food service location, including, without limitation, eat-in and take-
out service.  In connection therewith, Attorney Giunta is specifically authorized to execute, sign, 
deliver and receive all necessary documentation related thereto, including, without limitation, 
Application for Hearing. 
 
 
Sincerely, 
 
 
 
Zachary Tuck, Trustee 
Mercedes Realty Trust 
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STORE #TBD, NEEDHAM, BOSTON, MA
669 Highland Ave,

Boston Massachusetts
PROPOSED SITE PLAN
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EXISTING FACADE

PROPOSED FACADE

EXISTING PYLON

PROPOSED PYLON

STORE #TBD, NEEDHAM, BOSTON, MA
669 Highland Ave,

Boston Massachusetts
PROPOSED SIGNAGE

05/15/23

1
2

1

2
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3
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DESIGN ATRIBUTES
DESIGN PLATFORM
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                                               Town of Needham 
                                                Building Department 

                                                 500 Dedham Avenue 
                                                 Needham, MA 02492 

                                                           Tel: 781-455-7550 
 

      

 

 
 

 

 

May 9, 2023 

 

Town of Needham / Zoning Board of Appeals 

500 Dedham Ave. 

Needham, MA. 02492 

 

Re: Application review for the July 20 Hearing, 673 Highland 

Ave. 

 

 

Dear Board Members, 

 

The applicant, 669 Highland Avenue LLC, by their attorney, 

George Giunta Jr, is seeking a Special Permit pursuant to 

Section 3.2.1 of the Zoning Bylaw to re-establish the use of the 

site as a restaurant. The prior restaurant use was discontinued 

(likely) just over 2 years ago and can now be considered 

abandoned pursuant to Section 1.4.5(b). Additionally, relief is 

sought 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 is seeking parking waivers under sections 

5.1.1.5; 5.1.2; 5.1.3; 7.5.2.  
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The applicant shows 40 proposed parking spaces on a certified 

plot/site plan dated 6-21-2023. However, the space shown which 

lies in between the 2 accessible spaces near the front entrance of 

the building must be eliminated as this is required as an 

accessible loading zone for vans transporting persons with 

access needs. Therefore, the number of parking spaces will be 

39, not 40.  

 

The parking study indicates that peak demands occur between 

the hours of noon and 1pm and 6pm and 7pm and that only 25 

spaces would be adequate to satisfy those demands. 

 

It appears that the parking study is reasonable. This office has no 

objection to this proposal. 

 

Please contact my office with any questions. 

 

 

Joe Prondak 

Building Commissioner  
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July 11, 2023 

 
Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Case Review-Special Permit 
 673 Highland Ave- 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 continued use of  the previous Special Permit with the property to 
operate as a Just Salad restaurant and allow relief  to the parking requirements with relief  on 
5 spaces.  
 
The documents submitted for review are as follows: 

 Cover Letter Prepared by George Giunta Jr dated 6/26/23 
 Application for Special Permit dated 6/26/23 
 Just Salad Plan Set & Renderings consisting of  5 Sheets dated 4/21/23-

5/23/23 
 Existing Survey Plan Prepared by Christopher Charlton PLS. dated 6/9/23 
 Proposed Site Plan Prepared by Christopher Charlton PLS. dated 6/21/23 
 Memo in Support of  Application by 669 Highland Ave LLC dated 6/30/23 

 
Our comments and recommendations are as follows: 
 

 We have no comment or objection to the Special Permit for the parking relief. 
 We have a plan for a proposed infiltration system that should be coordinated with 

the downstream abutter before replacing asphalt pavement in the parking lot. 
  

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





 

 

 

 

 

 

 

 

 

 

 

 

July 11, 2023 

 

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 July 11, 2023, the Planning Board reviewed the applications to be heard by the 

Board of Appeals on July 20, 2023, and made the following recommendations: 

 

1. 165 Brookside Avenue – Deborah H Anastas, applicant, applied to the Board of Appeals for a 

Special Permit under Sections 1.4.6, 1.4.7.2 and any other applicable sections of the By-Law to 

alter, enlarge and extend a pre-existing, non-conforming single-family to allow the addition of a 

new grand room and deck.   

 

The Planning Board wishes to comment that there appears to also be lot area and frontage non-

conformities, and notes that those nonconformities should also be disclosed in the application, so 

that any decision made on the subject application considers this additional information.  

 

2. 673 Highland Avenue – 669 Highland Ave, LLC, applicant, applied to the Board of Appeals for 

a Special Permit under Sections 3.2.1 for an eat-in or take-out restaurant or other eating 

establishment; 5.1.1.5, 5.1.2 to waive strict adherence with off-street parking requirements; 5.1.3 

to waive strict adherence to parking plan and design requirements and any other applicable 

sections of the By-Law.  This request is associated with the renovation and reconfiguration of the 

existing building for Just Salad, a fast-casual restaurant.  

 

 The Planning Board makes NO COMMENT. 

 

 

NEEDHAM PLANNING BOARD 

 

 Lee Newman 
 

Lee Newman 

Director of Planning and Community Development  

PLANNING & COMMUNITY DEVELOPMENT 
PLANNING DIVISION 

 




















