
 

 

Next ZBA Meeting – August 15, 2024 

NEEDHAM 

ZONING BOARD OF APPEALS 

AGENDA   

          THURSDAY, July 18, 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 

  

         

 

Minutes    Review and approve Minutes from June 20, 2024 meeting.  
 

7:30PM 20 Alder Brook Lane – Amit Schwartz and Neta Levin Schwartz, owners, 

applied 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 9.1 feet; and the left setback from 11 feet 

to 9.9 feet. 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. 

7:45PM 277 Brookline Avenue – Needham Enterprise, LLC, owner, applied to the 

Board of Appeals for a Variance under 3.2.1 and any other applicable 

section of the Needham By-Law to seek a Plan Substitution and or further 

relief pursuant to a Variance issued January 18, 1951 for two-family use 

and any and all other relief necessary and appropriate to permit the 

demolition of an existing two-family dwelling and replacement to a new 

two-family structure. The property is located 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, June 20, 2024 - 7:30PM 

      

Charles River Room 

Public Services Administration Bldg.  

500 Highland Avenue 

Needham, MA 02492 

 

Also livestreamed on 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 in the Select Board Chambers, Needham Town Hall, 1471 Highland 

Avenue, Needham, MA  02492 on Thursday, June 20, 2024 at 7:30 p.m.   

 

BOARD MEMBERS PRESENT: Jonathan D. Tamkin, Chair; Nik Ligris, Member; and Peter 

Friedenberg, Associate Member 

BOARD MEMBER(S) ABSENT: Howard Goldman, Valentina Elzon 

STAFF PRESENT: Daphne M. Collins, Zoning Specialist 

_________________________________________________________________________ 

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

 

1. MINUTES OF MAY 16, 2024  

Mr. Ligris moved to approve the minutes of May 16, 2024.  Ms. Friedenberg seconded the 

motion.  The motion was unanimously approved. 

 

2. 37 MOSELEY AVENUE  

REQUEST TO WITHDRAW WITHOUT PREJUDICE    APPROVED 

Mr. Friedenberg moved to approve the request to withdraw without prejudice the application 

for a Variance for 37 Moseley Avenue.  Mr. Ligris seconded the motion.  The motion was 

unanimously approved. 

 

3. 45 FOURTH AVENUE  

SPECIAL PERMIT AMENDMENT      APPROVED 
Mr. Ligris moved to amend the existing Special Permit dated September 18, 2014 and amended 

October 16, 2024 pursuant to Sections 3.2.4.2 of the By-Law to permit a private school to adjust 

hours of operation to 7:00 a.m. to 9:00 p.m. seven days a week, increase limit on number of students 

to 50, increase limit on number of staff to 28, and allow “family swims” of no more than 50 people 

and birthday parties of no more than 50 people as a form of open swim without direct instruction or 

https://us02web.zoom.us/j/86964757241
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class and accessory to the main use; and to amend the existing Special Permit pursuant to Sections  

5.1.1.5, 5.1.2., 5.1.3 waiving strict adherence to the number of required parking conditioned on the 

submission of an annual report to the BOH, the Building Inspector and the Fire Department regarding 

staff, number of lifeguards, students, open swim/birthday party data. Mr. Friedenberg seconded the 

motion.  The motion was unanimously approved. 

4. 315 CHESTNUT STREET  

SPECIAL PERMIT        APPROVED 
Mr. Friedenberg moved to grant a Special Permit at 315 Chestnut Street (i) under Section 3.2.2 of the 

By-Law to permit the use of the second floor space for a private school tutoring children in the third 

to eighth grades, and to permit more than one non-residential use on a lot, and (ii) under Sections 

5.1.1.5, 5.1.2 and 5.1.3 of the By-Law waiving strict adherence to the number of parking spaces (of 

the 24 required spaces, 16 spaces are waived) and parking plan and design requirements. Mr. Ligris 

seconded the motion.  The motion was unanimously approved. 

5. 1257 HIGHLAND AVENUE  

SPECIAL PERMIT        APPROVED 

Mr. Ligris moved to grant a special permit under Section 3.2.2. for a restaurant serving meals 

for consumption on the premises and at tables with service provided by waitress or waiter; 

under Section 3.2.2 for a take-out operation accessory to a restaurant use; Section 3.2.2 for 

more than one non-residential use on a lot; and Section 5.1.1.5 for the waiving strict 

adherence with the requirements of Section 5.1.2 (required parking) and 5.1.3 (parking plan 

and design requirements) of the By-Law. Mr. Friedenberg seconded the motion.  The motion 

was unanimously approved.  

. 

The meeting adjourned at 9:56 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


 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  

Bennie Ber
Amit Schwartz

Bennie Ber
(617) 678-9101

Bennie Ber
amit.schwartz@gmail.com

Bennie Ber
X

Bennie Ber
Benyamin Ber

Bennie Ber
617-285 1985

Bennie Ber
bber@nehkoodah.com

Bennie Ber
20 Alder Brook Lane, Needham , MA 02492

Bennie Ber
X

Bennie Ber
X

Bennie Ber
199/202.0-0016-0000.0

Bennie Ber
SR - B

Varda Koerner Lis
X

Varda Koerner Lis
X

Varda Koerner Lis
X

Bennie Ber
X

Bennie Ber
20 Alder Brook Lane
Needham, Massachusetts 02492

Bennie Ber
06/24/2024

Bennie Ber
2001 Beacon Street , Boston, Massachusetts 02135

Bennie Ber
X



 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 

 

Varda Koerner Lis
One story wood frame single family residence over a basement with a preexisting nonconforming side yard setback, with an unusual shape lot for SR-B District, with wetlands and riverfront restrictions.

Bennie Ber
Special Permit sought for changing and extending existing nonconforming side yard setbacks.

Bennie Ber
9.6’

Varda Koerner Lis
9.1’

Bennie Ber
72.61’+24.64’+30.88’=128.13’

Bennie Ber
Single Family Residence

Bennie Ber
No Change

Bennie Ber
One

Bennie Ber
No Change

Bennie Ber
±10,280 SF

Bennie Ber
No Change

Bennie Ber
29.5’

Bennie Ber
No Change

Bennie Ber
NA

Varda Koerner Lis
24.0%

Bennie Ber
20.3%

Varda Koerner Lis
0.20

Bennie Ber
No Change

Bennie Ber
11’

Varda Koerner Lis
1.4.6 Alterations. 

Varda Koerner Lis
No Change

Varda Koerner Lis
24.6%

Varda Koerner Lis
9.9’



 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 

about:blank
about:blank
Bennie Ber
1929

Bennie Ber
1952

Varda Koerner Lis
June 24 2024

Varda Koerner Lis
29 May 2024















































	 June 24, 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 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



June 24, 2024

	

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



June 24, 2024
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Building Permit dated March 6, 1976  (Addition); Shape of Lot has Changed (further 
subdivided)



June 24, 2024
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Existing Conditions Plan



June 24, 2024
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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



June 24, 2024

	

Proposed Work


Applicant proposes to construct an addition consisting of an attached 
One-car garage at grade and a primary bedroom suite 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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Proposed Site Plan
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Front Elevation - Proposed Addition

neh•koo•dah
B-25

Front Elevation - Existing Conditions
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Right Elevation - Existing Conditions

Right Elevation - Proposed Addition



June 24, 2024

	

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 Right Side Yard setback is 9.6’; proposed 9.1’.


Existing Left Side Yard setback is 11.0’; proposed 9.9’


 

Page  of 12 13

© 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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Proposed extension of non-conforming side yard 
(Orange). 
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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. 

Page  of 13 13
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                Town of Needham 

           Building Department 
                                      500 Dedham Ave. 

                    Needham, MA 02492 
 

Tel.781-455-7550 x 308 

 

 July 9, 2024 

 

Town of Needham / Zoning Board of Appeals 

500 Dedham Ave. 

Needham, MA. 02492 

 

Re: 20 Alder Brook Rd. 

 

Dear Board Members, 

 

This application proposes 2-story addition on the right side of the dwelling comprised of a first 

floor attached garage and a second-floor bedroom along with an expansion of the 1-story 

mudroom. The rear deck is also being expanded further along the right-side property line and, on 

the left side, an 8’ x 10’ unenclosed entry canopy is proposed. 

 

The existing home enjoys existing setback non-conformities along both the left and right-side 

property lines, 6.4 feet and 9.9’ respectively, when 14’ are normally required.  

 

The second-floor cantilever has a small portion of the cantilever that will be set back from the 

right-side line 11.5’. The expanded mudroom will be setback 9.5’. The deck will be expanded 

along its current setback of 6.4’. 

 

The unenclosed entry canopy extends along the existing 9.9’ left -side setback. 

 

None of these proposed additions extend into the required front or rear setbacks. 

 

This proposal does increase the non-conforming nature of the premises and can only be 

permitted upon the issuance of a Special Permit by the Zoning Board of Appeals pursuant to 

section 1.4.6 of the Zoning Bylaw. 

 

Sincerely, 

 

Joseph Prondak 

Building Commissioner 
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July 9, 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.  
 
The documents submitted for review are as follows: 

 
 Application for Special Permit dated 06/24/24. 
 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 rev 6/27/24. 
 Architectural Elevation Views of  Existing and Proposed Addition by Neh-

Koo-Dah dated 6/23/2024 
 

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 









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 24, 2024 
 
 
Town of Needham  
Zoning Board of Appeals 
Needham, Massachusetts 02492 
 
Attn: Daphne M. Collins, Zoning Specialist 
 
Re: Needham Enterprises, LLC 
 277 Brookline Avenue, Needham, MA 
 
Dear Mrs. Collins,  
 
Please be advised this office represents Needham Enterprises, LLC (hereinafter, the “Applicant”) 
with respect to its property at 277 Brookline Avenue, Needham, MA 02492 (hereinafter the 
“Premises”). In connection therewith, submitted herewith please find: 
 
1. Seven copies of a completed Application for Hearing  
 
2.  Seven copies of architectural plans, prepared by Scott Melching Architect, LLC, consisting of 
seven (7) sheets as follows: Sheet A-1, Foundation Plan, dated June 21, 2024, Sheet A-2 Ground 
Floor Plan, dated June 21, 2024, Sheet A-3, Second Floor Plan, dated June 21, 2024, Sheet A-4, 
Attic Floor Plan, dated June 21, 2024, Sheet A-5, Roof Plan, dated June 21, 2024, Sheet A-6, 
Front & Right Exterior Elevations, dated June 21, 2024, and Sheet A-7, Rear & Left Exterior 
Elevations, dated June 21, 2024; 
 
3. Seven copies of “Zoning Board of Appeals Plan of Land, 277 Brookline Street” Dated June 
21, 2024, prepared by Field Resources, Inc.; and 
 
4.  Check no. 9157 in the amount of $200 for the applicable filing fee. 
 
The Premises is currently occupied by a two-family house, authorized by variance dated January 
18, 1951, issued to Rally and Jospehone Pandlof. The original house appears to have been built 
in 1915, with an addition added in 1951, when it was converted to two family use, pursuant to 
the said variance. The Applicant now desires to demolish the existing two-family dwelling and  
 
 



replace it with a new two-family house, conforming in all respects to dimensional and density 
requirements. In as much as the use was authorized by a variance, interpretation of same by the 
Board of Appeals is required for the Applicant to proceed, consistent with other, prior, similar 
cases.1 
 
Please schedule this matter for the next available hearing of the Board, If you have any 
questions, comments or concerns relative to the foregoing, please do not hesitate to contact me 
so that I may be of assistance. 
 
Your courtesy and attention are appreciated. 
 
 
Sincerely, 
 

 
 
George Giunta, Jr. 
 

 
1 See for example, prior decisions of the Board concerning 460 Central Avenue, 114 Hillside Avenue, and 70-72 
Marshall Street. 



 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  

Needham Enterprises, LLC 6/24/24

105 Chestnut Street, Suite 28, Needham, MA 02492

617-435-1090 mborrelli@borrellilegal.com

George Giunta, Jr., Esq.

281 Chestnut Street, Needham, MA 02492

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

277 Brookline Street, Needham, MA 02492
Map 55 / Parcel 4 Single Residence B

(SRB)



 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 two and one-half story, two-family dwelling, originally built  

approximately 1915 and expanded and converted to two-family use pursuant to 

Variance issued by Zoning Board of Appeals in 1951. 

Plan substitution and/or further relief pursuant to Variance dated January 18, 1951, issued to 

Rally and Josephine Pandolf, authorizing use of the Premises for two-family purposes; 

and any and all other relief necessary and appropriate to permit the demolition of the existing two family 

dwelling and replacement thereof with a new two family structure.

3.2.1, 7.5.3 and any other applicable Section or By-Law



 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 

the Applicant has
on 6/24/24

6/24/24

Needham Enterprises, LLC
by Its Attorney, George Giunta, Jr., Esq.



















 
TO: THE MEMBERS OF THE BOARD OF APPEALS 
 TOWN OF NEEDHAM, MA      June 24, 2024 
 

 
MEMORANDUM IN SUPPORT OF 

APPLICATION OF 
NEEDHAM ENTERPRISES, LLC 

277 Brookline Street, Needham, MA 
 
 

 The applicant, Needham Enterprises, LLC (hereinafter, interchangeably, the “Applicant” 

and “Enterprises”), has made application for Plan substitution and/or further relief pursuant to 

Variance dated January 18, 1951, issued to Rally and Josephine Pandolf, authorizing use of the 

property at 277 Brookline Street (hereinafter the “Premises”) for two1-family purposes, as well 

as any and all other relief necessary and appropriate to permit the demolition of the existing two 

family dwelling and replacement thereof with a new two family structure. 

 

FACTS / HISTORICAL USE 

 The Premises is shown as parcel 4 on sheet 55 of the Assessor’s Map for the Town of 

Needham. It consists of approximately 13,560 square feet of land, with approximately 146.04 

feet of total frontage on Brookline Street.  The Premises is currently occupied by a two and one-

half story, two-family residential dwelling, which is nonconforming as to use. The house, which 

appears to have been built in 1915 and expanded in 1951, consists of approximately 2,460 square 

feet of interior finished living area on the first and second floor. It contains a total of 10 rooms, 

including 5 bedrooms and 2 full baths.1  

 The use of the Premises for two-family purposes was first authorized by variance, dated 

January 18, 1951, issued to Rally and Josephone Pandolf (hereinafter, the “Decision”).2 

Following such Decision, pursuant to Building Permit No. 8828, dated March 23, 1951, the 

existing house was enlarged and converted to two-family use.3 Thereafter, only somewhat 

 
1 See Exhibit A, Assessor’s information, attached hereto. 
2 See Exhibit B, Decision, attached hereto. 
3 See Exhibit C, Building Permit, attached hereto. 



limited work was done to the house, the most substantive change being enclosure of the two 

existing porches.4 

 Enterprises is now proposing to demolish the existing structure and replace it with a new 

two and one-half story, two-family dwelling. The proposed replacement dwelling will conform 

in all material respects with applicable density and dimensional regulations. Moreover, while not 

technically applicable, the proposed new two-family also complies with the density and 

dimensional requirements of Section 1.4.7, applicable to non-conforming two-family dwellings. 

In particular, the replacement house is setback 21.1 feet from Brookline v. 20’ minimum 

required; 14.3 and 28.4 feet from the sides v. 12 feet required, and 44.4 feet from the rear lot line 

v. 20 feet required. It has a lot coverage of 2,355, or 17.4% pursuant to Section 1.4.7 and 2,777, 

or 20.5%, pursuant to Section 4.2.3, v. 18% and 25%, respectively.5 The height is 2 ½ stories and 

32.42 feet v. 2 ½ stories and 35’. 

 

ANALYSIS / ARGUMENT 

 The use of the Premises for two-family purposes has been authorized by variance, which, 

by law, runs with the land in perpetuity. Notwithstanding such perpetual application, the use 

authorized by the variance technically does not constitute a lawful, pre-existing, non-conforming 

use, as defined by the By-Law. As a result, the standard test of whether the proposed replacement 

structure is substantially more detrimental to the neighborhood than the existing structure would 

not apply. However, in three nearly identical prior applications, the Board applied essentially that 

same standard to whether or not plan substitution was appropriate.6 In particular, in all those 

cases, the Board found that the new construction would be “less detrimental to the neighborhood 

than the existing two family dwelling and use and the reconstruction is consistent with  the use 

Variance that runs with the land, will not overburden the Variance and is in harmony with the 

general purposes and intent of the By-law”. 

 Enterprises asserts both that the same test should be applied in this case and that the 

proposed replacement two-family meets the test. The new structure meets or exceeds all 

 
4 See Exhibit D, Building Department Field Card, attached hereto. 
5 Note that lot coverage is calculated different pursuant to the two sections and that Section 1.4.7.4 excepts the 
detached two car garage from the calculation. 
6 Namely, 460 Central Avenue (2021), 114 Hillside Avenue (2016) and 70-72 Marshall Street (2008) – copies of the 
decisions provided herewith. 



applicable dimensional and density regulations, including those applicable to lawful, pre-

existing, non-conforming two-family dwellings. Moreover, if a single-family dwelling were to be 

constructed at the Premises, it could easily be materially larger than the house the Applicant is 

proposing. And, given that the Premises contains more than the minimum lot size, Enterprises 

asserts that the proposed replacement dwelling is appropriate in scale and mass for the 

neighborhood.  

 Therefore, based on all the above, Enterprises asserts that the further relied pursuant to 

the Decision, to allow for the reconstruction of the two-family dwelling at 277 Brookline Avenue 

is both appropriate and proper, and should be granted. 

 
      Respectfully submitted, 
      Needham Enterprises, LLC 
      by its attorney, 

       
      ____________________________________ 
      George Giunta, Jr., Esq. 
      281 Chestnut Street 
      Needham, Massachusetts 02492 
      617-840-3570 
      george.giuntajr@needhamlaw.net 
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Page datalets/datalet.aspx?mode=agriculture not registered
PARID: 1990550000400000 MUNICIPALITY: NEEDHAM LUC: 104
FABBRI, PAULINE & 277 BROOKLINE ST PARCEL YEAR: 2024

Property Information

Property Location: 277 BROOKLINE ST

Class: R-RESIDENTIAL

Use Code (LUC): 104-TWO-FAMILY

District: MA199 - NEEDHAM

Deeded Acres: .2910

Square Feet: 12,676

Owner

Owner Co-Owner City Address State Zip Code Deed Book/Page

FABBRI, PAULINE & FABBRI, LEE NEEDHAM 105 CHESTNUT ST, SUITE 28 MA 02492 11317/224

Sales

Sale Date (D/M/Y) Book/Page Sale Price Grantee: Grantor: Cert Doc #

29-03-1971 11317-224 $1 FABBRI, PAULINE & HYDREN

Owner History

Tax Year 2024

Owner: FABBRI, PAULINE &

Co-Owner: FABBRI, LEE

Sale Care Of NEEDHAM ENTERPRISES, INC

State: MA

City NEEDHAM

Address: 105 CHESTNUT ST, SUITE 28

Zip Code: 02492

Deed Book/Page 11317/224

Land

Land

Line #
Land Type Land Code Class

Square

Feet
Acres Suppressed CH61B % Infl % Infl Reason Infl 2 % Infl 2 Reason

Base

Rate

Chap

Market

Value

Assessed

Value

1 S-SQUARE FOOT P-PRIMARY 104-TWO-FAMILY 10,000 .23 N 59 589,200

2 A-ACREAGE R-RESIDUAL 104-TWO-FAMILY 2,657 .06 N 4,565 4,565

Total: 0 593,765

Printed on Saturday, June 22, 2024, at 2:38:24 PM EST

Public Search https://mapublicaccess.tylerhost.net/Datalets/PrintDatalet.aspx?pin=19...

1 of 1 6/22/24, 3:38 PM



Assessor Information 
P2 of 2 

 

 

PARID: 1990550000400000 MUNICIPALITY: NEEDHAM LUC: 104
FABBRI, PAULINE & 277 BROOKLINE ST PARCEL YEAR: 2024

Residential Card Summary

Card/Building: 1

Stories: 2.5

Condition: 3 - GOOD

Grade: B- - AVERAGE/GOOD

CDU: GD - GOOD

Exterior Wall: ST - STUCCO

Style: 2F - 2 FAMILY

Year Built: 1915

Effective Year: 1998

Square Feet of Living Area: 2460

Total Rooms: 10

Bedrooms: 5

Full Baths: 2

Half Baths: 0

Additional Fixtures: 2

Roofing Material: AS - ASPHALT-SHNG

Heating: D - HOT WATER

Fuel Type: G - GAS

Dwelling Value: $239,600

Sections

Card # Addition # Lower First Second Third Area RCNLD

1 0 984 0

Public Search https://mapublicaccess.tylerhost.net/Datalets/PrintDatalet.aspx?pin=19...

1 of 1 6/22/24, 3:39 PM
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EXHIBIT C 
Building Permit 

 

 
 

 

PLOT AND BUILDING

Plans must be submitted and approved by this Department before a permit for

erection will be granted. application required

for every building

APPLICATION

Needham, Mass., 23.19 S7/

No. ers

TO THE INSPECTOR OF BUILDINGS:

The undersigned hereby applies for permit to build, according to the following specifications:

Purpose of Building 2 wey. Conversion. from single. Te.double

First-class ._. - - .

Zoning District

Location, St. and No. 227 AP”_ Nearest St.rst St
 

Owner ode Address 277 AA! Tel. Net 2.660
Builder th: 293 AY Te

Architect . . ._ Address — Tel.

Size of Bullding— Front ay fT Rear 29 FT _ Depth -pinNo. of Feet Level of Ground to Highest Point of Roof __30 FI.

Set Back from Street 257 £Z____Right Side FT Left Sidede
Area of Lot —/2,e04.FT of

Material of Foundation Cemwen/__8£ec45 Material of Underpinning

Size of Girder _6 X 57 Kina HARD PRE.

Size of Sills IA.

First Floor Timbers __A XS Second -2X3° Third ZII

Size of Corner Braces .3.X%__.______Outside Window and Door Studs _3

Size of Bridging _/ . Rafters _2. Kf

Roof Covering ASPHALT Wall Covering

Is the Roof to be Flat, Pitch, Mansard or Hip 4

Heated by Steam, Furnace, Hot Water, Air diti

Of Burner ___ Gas Fired Coal

Plumbing Wiring

Estimated Value. “4499,27-

Plans Submitted _ __.

to the foregoing statement this buildin will be constructed under the Build-In addition

ing anda Zoning By-Laws of the Town of Needham. Pi t card to be displayed until work is
complete

Fee,g S140

Signstore A

Address #77

 



 
EXHIBIT D 

Building Department Field Card 
 

Front 

 
 

Back 

 

  
 

  

PT. NO. FEE DATE

Locus 277 Brookline Street

BLDG. bio
.

RMS

OWNER VALUE

BLDR. ree

—

ELECT. PT. NO.

PLBR. PT. NO.

GAS FTR. PT. NO.

SEPTIC TANK SEWER

HEAT GRADESCOMPLETE
OCC. PT

TOWN OF NEEDHAMWHOXcesINSPECTION DEPARTMENT

W 39828 3/23/51 Peter Ricciardelli, bldr. Fee $5.00 Convertsingle family dwelling to two Est. Val. $5,000 Owner:RallyPandolph
#3059 3/13/59 Rally Pandolf, alt. bldr. Fee $3.00 Enclosing twoexisting porches, up and downstairs. Est. Val. $1800. Owner:Rally Pandolf

#2073 8/10/59 Ateo Riccardelli, elect. Fee $4.50 Relocating 8outlets, Installing 15 new outlets Owner: Rally Pandolf

#2436 9/2/80 Blake Munson ,Gasfitter Fee $8.00

2 heating boilers, 2 dom. water heaters Owner: Liberio Fabbri

~~
" #5287 972780 Blake TTT Fee $8.00

2 hot water tanks, 2 water piping er: Liberior Fabbri

2(7 Brookline St.

#2436 9/2/80 Blake Munson,Gasfitter
f
e Fy 40 Fee $8.00heating boilers,2 dom. water heate Liberior Fabbri
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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) 465-6059                
 

June 26, 2024 

 

 

Town of Needham  

Zoning Board of Appeals 

Needham, Massachusetts 02492 

 

Attn: Daphne M. Collins, Zoning Specialist 

 

Re: Needham Enterprises, LLC 

 277 Brookline Avenue, Needham, MA 

 

Dear Mrs. Collins,  

 

In connection with the application of Needham Enterprises, LLC (hereinafter, the “Applicant”) 

with respect to its property at 277 Brookline Avenue, Needham, MA 02492 (hereinafter the 

“Premises”), submitted herewith please find letter dated June 21, 2024 of Scott H. Melching 

AIA, LLED AP, GRP, of Scott Melching Architect, LLC. Said letter sets forth the calculation of 

floor area for the proposed replacement two-family dwelling at the Premises, as well as the floor 

areas for each floor of each unit. Same is provided to supplement the materials previously 

submitted. 

 

Please let me know if you have any questions, comments or concerns. 

 

Sincerely, 

 

 
 

George Giunta, Jr. 
 



Scott Melching Architect llc 
AIA LEED GRP  
 

1 | 1 
 

21 June 2024 
 
 
Matt Borrelli 
Needham Enterprises 
1175 Great Plain Avenue 
Needham, MA 02492 
 
RE : 277 Brookline – Floor Area Calculation 
 
Dear Mr Borrelli, 
 
Below is a summary of the floor area for the two-family structure located at 277 Brookline Street in 
Needham Massachusetts.  
 
Floor Area Calculation 
Lot Area = 13,560 SF * .36 = 4,881.6 SF 
  
Front Unit (A) 
Second Floor  1,079 SF  
Ground Floor  1,089 SF 
Total   2,168 SF  
Half Story (Attic ) ( 574 SF )                                                                            
  
Rear Unit (B) 
Second Floor  1,147 SF  
Ground Floor  1,157 SF 
Total   2,304 SF 
Half Story (Attic ) ( 650 SF )                                                                            
  
Free Standing Shared Two Car Garage  
24’-0” * 23’-6” = 564 SF < 575 SF 
not included in floor area calculation  
 
Floor Area Calculation 
2,168 SF + 2,304 SF = 4,472 SF < 4,881.6 SF ( DELTA = 409.6 SF) 
 
 
Regards, 
 

 
 
Scott H Melching AIA, LEED AP, GRP 
116 Arch Street 
Needham MA 02492 



 1 

                Town of Needham 

           Building Department 
                                      500 Dedham Ave. 

                    Needham, MA 02492 
 

Tel.781-455-7550 x 308 

 

 April 2, 2024 

 

Town of Needham / Zoning Board of Appeals 

500 Dedham Ave. 

Needham, MA. 02492 

 

Re: 277 Brookline Ave. 

 

Dear Board Members, 

 

Needham Enterprises, LLC, through its attorney, George Guinta, seeks to demolish an exiting 2-

family dwelling and rebuild a new 2-family dwelling. 

 

For the following reasons, I am of the opinion that no Zoning relief is required for this proposal: 

 

1. This property was granted a Use Variance in 1951, allowing the conversion of a single-

family dwelling to a 2-family dwelling in a Single Residence Zoning District where, at 

that time, 2-family dwellings were not normally allowed (Use Regulations, Section 3, at 

that time. The current Zoning District is now known as SRB). 

2. This Use Variance effectively varied the terms of the Zoning Bylaw, thereby allowing a 

2-family use in the Single Residence Zoning District, specific only to this property. 

3. Variances are considered to run with the land/ property. 

4. The variance contained no conditions which further limited the disposition of the 

structure. 

5. The proposal shows that the new structure will comply, dimensionally, with the terms of 

the current Zoning Bylaw. 

 

 

I do believe the Board can take no action on this application and the applicant can proceed to the 

normal Building Permit process. However, I will consider any opinions of the Board members 

that differ from this opinion. 

 

 

Sincerely, 

 

 

Joe Prondak 

Building Commissioner  

 



 

Page 1 of  1 

July 9, 2024 

Needham Zoning Board of  Appeals 
Needham Public Safety Administration Building 
Needham, MA  02492 
 
RE:  Case Review-Special Permit 
 277 Brookline Street 

Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced Special 
Permit for the proposed demolition of  the existing and new construction of  a two-family 
house pursuant of  the variance dated 1/18/1951. 
 
The documents submitted for review are as follows: 

 
 Application for Special Permit dated 06/24/24. 
 Cover Letter by George Giunta dated 6/24/24 
 Letter by George Giunta dated 6/26/24 with FAR calculation by Scott 

Melching 6/24/24 
  Memorandum of  support of  application by Needham Enterprises dated 

6/24/24 
 Existing & Proposed building permit plot plan dated 6/21/2024. 
 Building Department Plan 3/23/51 
 Architectural Plans by Scott Melching Architects dated 6/21/24 consisting 

of  7 sheets 
 

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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