
 

 

Next ZBA Meeting – Wednesday, April 24, 2024 
Select Board Chambers, Town Hall, 1471 Highland Ave, Needham 

 

 

NEEDHAM 

ZONING BOARD OF APPEALS 

AGENDA   

          THURSDAY, March 21, 2024 - 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 

 

 

 

1. Minutes   Review and approve Minutes from January 18, 2024 meeting.  

 

2. 7:30PM – 20 Alder Brook Lane 
Amit Schwartz and Neta Levin Schwartz, owners, applied to the Board of Appeals for a Special 

Permit under section 1.4.6  and any other section of the Zoning By-Law to allow the change, 

extension, alteration and enlargement of a lawful, pre-existing, non-conforming structure for relief 

of a right setback from 9.6 feet to 8 feet; and a Variance under MGL 40A, Section 10, and Section 

7.5.3 and any other section of the Zoning By-Law to allow a front setback at 15.4” where 25 feet 

are required due to unusual soil, shape of topography of the land. This request is associated with 

the addition and alterations to an existing single-family home. The property is located at 20 Alder 

Brook Lane, Needham, MA in the Single Residence B (SRB) zoning district. 

 

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

ZONING BOARD OF APPEALS 

MINUTES  

          THURSDAY, January 18, 2024 - 7:30PM 

     Zoom Meeting ID: 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 on Zoom on Thursday, January 18, 2024 at 7:30 p.m.   

 

BOARD MEMBERS PRESENT: Jonathan D. Tamkin, Chair, Howard S. Goldman, Vice-Chair, 

Nikolaos M. Ligris, Peter Friedenberg and Valentina Elzon.   

 

STAFF PRESENT: Daphne M. Collins, Zoning Specialist; Joe Prondak, Building Commissioner. 

___________________________________________________________________________ 

Mr. Tamkin, Chair presided and opened the meeting at 7:30 p.m.   

 

1. MINUTES OF  DECEMBER 18, 2023 

Mr. Goldman moved to approve the minutes of  December 18, 2024.  Mr. Ligris seconded 

the motion.  The motion was unanimously approved. 

 

2. 460 HILLSIDE AVENUE       APPROVED 

Mr. Tamkin reported that there was a substantive change to the draft Decision to reflect that 

there will not be a generator installed in the parking lot as presented by the applicant at the 

December public hearing.  The associated conditions pertaining to the generator were also 

removed.  

 

Mr. Tamkin requested that documents requested at the public hearing – engineering reports, 

affidavits – be included in the documents section when submitted.   

 

There was agreement to adopt the modifications presented in the final draft Decision and to 

prepare the Decision for signature. 

 

There was a discussion about the Board’s practice of imposing conditions pertaining to sound 

testing of generators and back-up batteries.  In the upcoming months, the Board will review 

the By-Law Section 6.7.5(p) and the Board’s policy on this matter. 
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Mr. Tamkin and Mr. Ligris left the meeting at 7:37 PM prior to the opening of the next meeting. 
 

3. 1688 CENTRAL AVENUE        DENIED    

Mr. Goldman served as Chair.  The meeting was continued from December 14, 2023 for final 

deliberation and vote. 

Mr. Friedenberg moved to deny the Appeal of Building Inspector Decision and uphold the 

issuance of Building Permit #BC-23-10079 issued to Matthew Borrelli and Needham 

Enterprises, LLC dated September 19, 2023 for the construction of a childcare facility 

located at 1688 Central Avenue.  Ms. Elzon seconded the motion.  The motion was 

unanimously approved. 

 

The meeting adjourned at 8:04 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.  Copies of the Decisions are filed at the Board website linked here: 

https://needhamma.gov/Archive.aspx?AMID=141&Type=&ADID= 

or by contacting Daphne Collins, Zoning Specialist, dcollins@needhamma.gov or 781-455-

7550, ext. 261. 

 

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

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

 

 

  

 

https://needhamma.gov/Archive.aspx?AMID=141&Type=&ADID=
mailto:dcollins@needhamma.gov
http://www.needhamchannel.org/watch-programs/
https://www.youtube.com/@TownofNeedhamMA/videos


















































	 March 1, 2024

neh•koo•dah

Memorandum

The applicants, Amit Schwartz & Neta Levin Schwartz (“Applicant” or 
“Petitioner”), seek zoning relief for an addition and alterations to a 
single-family residential dwelling located at 20 Alder Brook Lane. 
Specifically, Applicant requests a Variance, pursuant to Section 7.5.3 
of the Town of Needham Zoning By-Law, and a a Special Permit, pursuant 
to Section 1.4.6 of the By-Law.


Existing Conditions Descriptions


The lot Area is ±10,280 square feet. 


The existing house was constructed ca. 1929, according to Town of 
Needham Assessors’ Database. The lot was created ca. 1952, according 
to Town of Needham Engineering Division. Both the construction of the 
structure and the creation of the lot predated the current dimensional 
regulations of Town of Needham Zoning By-Law.


The structure was relocated ca. 1951-1952.


An addition was constructed ca. 1976.


Currently, the residence is three bedroom and two bathrooms, with a 
total of 2,025 square feet.


There exists a water easement on the property per Assessors’ map; it 
is documented on Existing Conditions Plan prepared by Peter Nolan & 
Associates LLC.


The property is located in proximity to vegetated wetlands; the 
project team is preparing materials for review and approval by the 
Town of Needham Conservation Commission.


The lot is a corner lot with a highly unusual shape. it has a front 
yard and two side yards.


There are two paved driveways for open-air parking of vehicles in the 
front yard; one in front of the entry door, and another on the right 
side of the house.


The structure is a lawful pre-existing non-conforming use. It is non-
conforming in regards to required side yard setbacks on both right and 
left sides.


To: Zoning Board of Appeals


Town of Needham

Proj.#: 20032

From: Bennie Ber Proj. 
Name

Addition and Alteration to 
20 Alder Brook Lane, Needham




Bennie Ber AIA LEED AP bber@nehkoodah.com 617 285 1985 
Varda Koerner Lis, Design Director varda@nehkoodah.com 617 584 5109 
2001 Beacon Street #211 
Boston, Massachusetts 02135
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The existing house has no garage. Members of the household usually 
park their cars on the right side of the house, near the side door to 
the kitchen. The existing driveway is paved and positioned in a way 
that in entering and exiting the driveway, cars must drive over land 
owned by the abutter at 34 Alder Brook Lane.  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Building Permit dated 2/19/51 Indicating Structure being Moved
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Subdivision Plan recorded Feb 13, 1952



March 1, 2024

	

Page  of 5 14

Building Permit dated March 6, 1976  (Addition); Shape of Lot has Changed (further 
subdivided)



March 1, 2024
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Existing Conditions Plan
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View of 20 Alder Brook Lane from corner of lot, September 2020

View of 20 Alder Brook Lane, showing driveway proposed to be 
removed
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Proposed Work


Applicant proposes to construct an addition consisting an attached 
two-car garage at grade and a primary bedroom suite directly above it, 
half a story above the existing first floor. 


The proposed project is subject to review and approval by the Town of 
Needham Conservation Commission, due to its proximity to vegetated 
wetlands and riverfront. It has been designed with sensitivity to 
resource areas on site.
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Existing Conditions

Proposed Addition
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Page  of 9 14

Proposed Site Plan
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Front Elevation - Proposed Addition

Front Elevation - Existing Conditions
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Right Elevation - Existing Conditions

Right Elevation - Proposed Addition
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Zoning Relief Sought


Special Permit for extension of pre-existing non-conforming side yard 
setback per Section 1.4.6 of the Town of Needham Zoning By-Law: 
Existing Side Yard setback is 9.6’; proposed 8.0’.


Variance per Section 7.5.3 of the Town of Needham Zoning By-Law for 
Front Yard setback for attached garage: Required 25’; Proposed 15.4’.
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© Neh•Koo•Dah 2020

CAD File Name

20032

Drawing No.

Project ID

Date

B-21

20032

00/00/00
Project Title

Design Firm

Neh•Koo•Dah

2001 Beacon Street #211
Boston, Massachusetts 02135
 

Addition and Alterations

 to 20 Alder Brook Lane.

Needham

Pre-existing non-conforming side yards (Yellow);
Driveway access encroachment shown in 
Magenta
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CAD File Name
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Drawing No.

Project ID

Date

B-22

20032

00/00/00
Project Title

Design Firm

Neh•Koo•Dah

2001 Beacon Street #211
Boston, Massachusetts 02135
 

Addition and Alterations

 to 20 Alder Brook Lane.

Needham

Proposed extension of non-conforming side yard 
(Orange); 
Proposed non-conforming front yard (Red)
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Argument for Special Permit


20 Alder Brook Lane is a lawful, pre-existing  use. The proposed work 
would change and extend the non-conforming use, and it would 
structurally alter and enlarge it. 


The proposed work:


1. Is 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.


2. Would not be substantially more detrimental than the existing non-
conforming use to the neighborhood.


3. will not result in conditions that unnecessarily add to traffic 
congestion or the potential for traffic accidents on the site or in 
the surrounding area.


4. The proposed work would not adversely impact the surrounding area 
resulting from: 

a. excessive noise, level of illumination, glare, dust, smoke, or 
vibration which are higher than levels now experienced from 
uses permitted in the surrounding area, 

b. emission or discharge of noxious or hazardous materials or 
substances, or 

c. pollution of waterways or groundwater. The proposed work would 
remove existing driveway paving in portions of the site nearest 
to identified wetland and to (perennial) Alder Brook, and 
replace it with native vegetation. 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Argument for Variance


The current use of the property is permitted in the SR-B zoning 
district, and no change is proposed.


The shape of the lot at 20 Alder Brook Lane is highly unusual and 
quite uncommon compared to the majority of properties located within 
the SR-B zoning district. Additionally, its proximity to wetlands and 
riverfront, plus an existing water easement on the property result in 
constraints on where on the lot an addition may be constructed. These 
constraints represent a hardship to the Petitioner.


The requested relief would enable Petitioner to correct the existing 
situation where in entering and exiting their parking spaces they 
technically encroach on an abutter’s land. Denial of the requested 
relief would cause Petitioner hardship in continuation of this 
encroachment, with all the future uncertainty that it entails. 


The desired relief for the proposed work would not nullify or 
substantially derogate from the intent of the Town of Needham Zoning 
By-Law, and it may granted without substantial detriment to the public 
good. 
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March 12, 2024 

Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Case Review-Special Permit 
 20 Alder Brook Lane 

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced Special 
Permit for the proposed garage addition with permission sought for changing and extending 
existing nonconforming side lot setbacks. Also, there is a variance sought for front yard 
setback of  15.4 feet where 25 feet is required for attached garage addition.  
 
The documents submitted for review are as follows: 

 
 Application for Special Permit dated 03/06/24. 
 Cover letter Memorandum by Bennie Ber dated 3/1/24. 
  Building Permit plan dated 2/19/1951, Indicating structure being moved. 
 Subdivision Plan recorded 2/13/1952. 
 Proposed building permit plot plan dated 3/6/1976. 
 Certified Existing Conditions plan dated 6/26/23 by Peter J Nolan 
 Pictures of  Existing Home dated September 2020 
 Existing and Proposed Renderings of  project 
 Proposed Plot Plan by Peter J Nolan dated 2/22/24. 
 Architectural Elevation Views of  Existing and Proposed Addition 

 
Our comments and recommendations are as follows: 
 

 We have no comment or objection to the relief.  
 

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