
DESIGN REVIEW BOARD 
Monday, February 12, 2024 

7:30 p.m. 

Virtual Meeting using Zoom 
Meeting ID: 845-1987-6965 

(Instructions for accessing below) 

Under Governor Baker’s Act “Extending Certain COVID-10 Measures Adopted During the State of Emergency”, 
extending the “Executive Order Suspending Certain Provisions of the Open Meeting Law G.L. c. 30A, S20,”, 
issued June 16, 2021, and extended several times again through 2025, meeting of public bodies could be conducted 
virtually provided that adequate access is provided to the public.   

HEARINGS: 

Continued - Public notice is hereby given that Union Pharmacy to be located at 1004 Great Plain Avenue, 
has made application to the Design Review Board for a Special Permit pursuant to the Sign By-Law 
Section 5.5.3.1 seeking approval for 3 wall signs each being 24 square feet in area when only one sign is 
normally allowed and any other applicable sections of the By-Law. 

APPLICANTS: 

Lee Newman, presentation of Housing Needham (HONE) Advisory Group status. 

Lauren Cronin, Viewpoint Sign & Awning representing Middlesex Savings Bank located at 50 Chestnut 
Street and applying for signage. 

Kirsten Allen & Kathleen Krivak, of Blue Lotus Healing Arts, & Tom Taricano, FastSigns representing 
Blue Lotus Healing Arts located at 945 Great Plain Ave and applying for signage. 

REVIEW 
Minutes of 1/29/2024 meeting. 

Next Public Meeting – March 4, 2024 at 7:30pm via Zoom Webinar 

To view and participate in this virtual meeting on your phone, download the 
“Zoom Cloud Meetings” app in any app store or at www.zoom.us. At the above 
date and time, click on “Join a Meeting” and enter the following Meeting ID: 845-
1987-6965  Link: https://us02web.zoom.us/j/84519876965 

To view and participate in this virtual meeting on your computer, at the above date 
and time, go to www.zoom.us click “Join a Meeting” and enter the following ID: 845-
1987-6965 

http://www.zoom.us/
http://www.zoom.us/
https://us02web.zoom.us/j/84519876965
https://us02web.zoom.us/j/84519876965
http://www.zoom.us/
http://www.zoom.us/








Housing Needham (HONE) Update
Design Review Board

February 12, 2024



Needham MBTA Communities Process 2

MBTA Communities Act Overview 

HONE’s Charge & Community Engagement

What’s Next? 

Questions & Feedback 



MBTA Communities Act 
Overview
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What is the MBTA Communities Act? 
The law (MGL C.40A Section 3A) established a requirement that each of the 177 designated MBTA 
Communities must have zoning that: 

• Provides for at least 1 district of reasonable size in which multifamily housing is permitted as of right.

• Cannot have age-restrictions and shall be suitable for families with children.

• Must have a minimum gross density of 15 dwelling units per acre.

• A portion of the district must be located within 0.5 miles from a commuter rail station.

• Commuter rail communities, including Needham, have a deadline to comply of December 31, 2024.



HONE’s Charge & Community 
Engagement

Needham MBTA Communities Process RKG Associates & Innes Associates 5



Housing Needham (HONE) Advisory Group 

Purpose: The Housing Needham Advisory Group will lead the community engagement 
process to create multi-family zoning that complies with the MBTA Communities Act. The 
group will advise the Select Board and Planning Board on proposed zoning to bring to Town 
Meeting in 2024, informed by their individual expertise, group deliberations, and feedback 
received from the public. 

Members Appointed by the Select Board Members Appointed by the Planning Board 

Heidi Frail, Select Board Member (HONE Co-Chair) Natasha Espada, Planning Board Vice Chair (HONE Co-
Chair)

Kevin Keane, Select Board Vice Chair Jeanne McKnight, Planning Board Member

Liz Kaponya, Renter Ronald Ruth; Architect, Land Use Planner, Land Use 
Attorney, or Real Estate Developer

Michael Diener, Community Member At-Large William Lovett; Architect, Land Use Planner, Land Use 
Attorney, or Real Estate Developer

Josh Levy, member appointed by the Finance Committee



HONE’s Charge  

• Lead a broad public engagement effort for the Needham community to envision and shape
zoning to allow multi-family housing that complies with the MBTA Communities Act.

• Utilize the recommendations in the Town of Needham’s 2022 Housing plan as a starting point.

• Evaluate build-outs, projections, and analyses of fiscal, school enrollment, and infrastructure
impacts provided by staff and consultants.

• Consider related zoning elements that are allowed, but not required under the MBTA
Communities Act, including but not limited to inclusionary zoning (affordable housing
requirements) and parking minimums.

• Update the Select Board, Planning Board and Finance Committee throughout the process on
group deliberations and community feedback.

• Recommend draft zoning to the Select Board and Planning Board to submit to DHCD and Town
Meeting.



Timeline to Date

Housing Plan Working Group Community 
Engagement and Adopted Housing Plan Housing 

Needham 
(HONE) 

Launches 

Community 
Meeting 

#1

Community 
Meeting 

#2

Updates to 
Planning & 

Select 
Boards

October 2021 – January 2023 

March 2022 – August 2023
February 

2024
Jan. 18, 

2024

Nov. 9, 
2023

Sept. 7, 
2023

Planning & Select Boards weigh in on State 
guidelines; create and appoint HONE; Town 
secures state grant, procures consultants. 



Community Engagement: Workshop #1 

• 2 postcards mailed to every
Needham resident

• Approximately 300
participants (in person and
online)

• Presented MBTA
Communities Overview

• Participants engaged at
stations to give feedback on
key zoning levers by district



Community Engagement: Workshop #2 

• Over 300 participants (in person and online)

• Presented Scenarios A, B, and C with varying
land area and unit capacity

• Issued survey to get feedback on scenario
preferences, boundaries, unit capacity

• Additional questions about:
• allowing 3 or 4 units per parcel in General

Residence district
• requiring commercial on the 1st floor in

commercial districts

• Open public comment session

• 595 survey responses



3 Scenarios: Maps and 
Zoning Parameters
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14MBTA Scenarios & Maps

Needham MBTA Communities Process RKG Associates & Innes Associates

Scenario A:  Base Compliance Scenario
• Utilizes existing zoning district boundaries.
• Utilizes Needham Housing Plan zoning suggestions

for height, dimensions, and density.
• Height Range: 2.5 – 3 stories.

• Floor Area Ratio (FAR) Range: 0.50 – 0.70.
• Keeps Center Business as a mixed-use district with

no stand-alone multifamily allowed.

Model Output Scenario A
Gross Acres 111.4 acres
Potential Maximum Unit Capacity 1,784
Dwelling Units per Acre 15.0



15MBTA Scenarios & Maps

Needham MBTA Communities Process RKG Associates & Innes Associates

Scenario B:  Housing Plan Scenario
• Utilizes Needham’s 2022 Housing Plan as the base 

for zoning boundaries and zoning suggestions for 
height, dimensions, and density.

• Height Range: 2.5 – 3 stories.
• Floor Area Ratio (FAR) Range: 0.50 – 1.00.
• Keeps some of the Center Business as a mixed-

use district but rezones some edges for stand 
alone multifamily.

Model Output Scenario B
Gross Acres 186.7 acres
Potential Maximum Unit Capacity 2,630
Dwelling Units per Acre 15.8



16MBTA Scenarios & Maps

Needham MBTA Communities Process RKG Associates & Innes Associates

Scenario C:  Increased Density + GR Scenario
• Utilizes Needham’s 2022 Housing Plan as the base for zoning

boundaries.

• Models increased height, FAR, lot coverage, and density based on
public feedback.

• Height Range (excluding General Residence): 4-5 stories.
• Floor Area Ratio (FAR) Range (excluding General Residence):

1.00 – 1.50.
• Incorporates General Residence (GR) allowing for up to 4 units per

parcel at a max height of 2.5 stories.
• Keeps some of the Center Business as a mixed-use district but

rezones some edges for stand alone multifamily.

Model Output Scenario C
Gross Acres 353.1 acres
Potential Maximum Unit 
Capacity

4,782

Dwelling Units per Acre 15.0



What’s Next? 
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Community Workshop #3 
**New Date: March 28 at 7 PM**
Town Hall, Powers Hall and Zoom

• Anticipate presenting two proposals, both recommended for EOHLC and Town Meeting:

• One with limited zoning changes to bring Town into compliance with MBTA Comts. 

• Second with additional zoning changes to authorize multi-family housing to a greater 
degree than is necessary to simply achieve compliance with MBTA Communities 

• Deliverables for workshop: 

• Maps and zoning parameters for each proposal

• Likely build out estimates 

• Fiscal impacts (including school enrollment, tax revenue, infrastructure, operating and 
capital expenses for Town Departments) 

• Economic Feasibility Analysis for inclusionary zoning % (affordable unit policy)

• Visualizations/3-D vignettes for select sites to illustrate potential build out 



Timeline Ahead

Community  
Meeting 

#3

HONE 
finalizes 

recommend
-ations, 

concludes 
work

State 
review of 

zoning 
(90 days)

Planning 
Board 

Finalizes 
Zoning 
Article

Town 
Meeting 

Votes

Final State 
Review 

March 28, 
2024

April 30, 
2024

April 
2024

(Proposed) 
Joint Board 

Meeting

Send 
proposed 
zoning to 

State

December 
2024

October 
2024

August – 
Sept 2024

May 1 – 
August 1

May 1, 
2024

New Date!



Questions & Feedback 
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Revised 2/2020 

 
Property Location:________________________________________________ Date: __________ 

Owner: 

Address:     
Street City State Zip 

Telephone:  

Applicant:  

Address: _                  
Street  City State Zip 

Telephone:  

Designer/Installer:  

Address:         
Street  City State Zip 

Telephone:  

Type of Application 
 Sign 

Minor Project 
Exterior Alterations 
Major Project (Site Plan Review) 
- preliminary 
- final 
Flexible Subdivision 
Planned Residential Development 
Residential Compound 

Brief description of sign or project:    
 

 

 
Please email completed application to elitchman@needhamma.gov 

TOWN OF NEEDHAM 

DESIGN REVIEW BOARD 
Public Service Administration Building 

500 Dedham Avenue 
Needham, MA 02492 

Application and Report 

945 (935) Great Plain Ave. 1/22/24
935 Great Plain Ave LLC (Sullivan & Company)

78 Hancock St Braintree MA 02184

781-849-1090

Blue Lotus Healing Arts

FASTSIGNS of Needham

Secondary sign (per sections 5.5.3.1 and 5.5.3.2 of the General By-Laws) - (45”x32” oval) 

double sided 1/4” ACM panel blade sign, mounted to building facade with a 50” projecting sign

bracket and galvanized steel hardware. Similar to (smaller than) former Three Crown Jewlers’ sign.

15 Kearney Rd Needham MA 02494

617-610-5660

781-444-4889

x

945 Great Plain Ave Needham MA 02492



Proposed Secondary Signage

Sign width = 45in
Sign height = 32in

Blue “B” height = 3.35in
Healing “H” height = 3.35in

Square footage = 10sqft 
Bottom of sign to grade = 8ft

Double sided ACM (dibond) panel blade sign
with digitally printed vinyl graphics & gloss laminate

CMYK = 0 / 2 / 10 / 0

CMYK = 78.4 / 35.3 / 0 / 0

45”

32”

Blue Lotus Healing Arts
ACM (dibond) panel blade sign

945 Great Plain Ave
Needham, MA

02492

945 Great Plain Ave

CMYK = 61 / 70 / 0 / 0



Mounting Detail

50” bracket

Sign protrudes 47”

2.5” gap between wall
Bottom

 of sign to grade = 96”

Top of bracket to grade = 140”

45”x32”

sidewalk



945 Great Plain Ave, Needham, MA 02492

Existing Signage & Additional Information

Tenant location in building

Primary
sign

Tenant
entrance

Proposed
secondary

sign location
(replacing Three

Crown Jewlers’ sign)

NOT
tenant

entrance
(causes confusion)



945 Great Plain Ave, Needham, MA 02492

Neighborhood View

Tenant
entrance

Three Crown Jewlers’ sign has been
removed. Proposed sign will be

installed on left side of Three
Crown Jewlers’ former storefront



Aerial View

945 Great Plain Ave, Needham, MA 02492
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Design Review Board Meeting Minutes 2 
Monday, January 29, 2024 3 

7:30 p.m. 4 
 5 
Board Members: 6 
Mark Gluesing, Board Chair (P) 7 
Bob Dermody, Board Member (P) 8 
Steve Dornbusch, Board Member (P) 9 
Felix Zemel, Board Member (P) 10 
Clay Hutchinson Conservation Specialist (P)  11 
 12 
Applicants & Attendees:  13 

1. Mehmet Sahin – Falcon Graphics, representing Union Pharmacy 14 
2. Marie Mercier, SignDesign representing Clear Steps Recovery 15 

 16 
Chair Gluesing called the meeting to order on January 29, 2024, at 7:30 p.m. He reviewed the 17 
remote meeting procedures.  18 
 19 
HEARINGS: 20 
Public notice is hereby given that Union Pharmacy to be located at 1004 Great Plain Avenue, 21 
has made application to the Design Review Board for a Special Permit pursuant to the Sign By-22 
Law Section 5.5.3.1 seeking approval for 3 wall signs each being 24 square feet in area when 23 
only one sign is normally allowed and any other applicable sections of the By-law. 24 
 25 
Mehmet Sahin, Falcon Graphics, explained that the proposal is for a box sign, 24”x140”, with a 26 
blue background with white letters. This will be smaller than the existing sign. The same size, 27 
materials, and colors are also proposed for a sign at the front entrance. 28 
 29 
Chair Gluesing explained that the proposal is for three signs in similar locations as existing signs 30 
on the property. By right, the applicant is allowed two signs, one for each street the property is 31 
on. 32 
 33 
Mr. Dornbusch asked if lights will be incorporated. Mr. Sahin stated that the signs will not be 34 
illuminated at all.  35 
 36 
Mr. Dermody questioned the need for the word “Needham” to be incorporated below the signs. 37 
The signs on Great Plain Avenue and Chestnut Street should both be centered over the existing 38 
windows. The top of the sign should align with the soldier course. Chair Gluesing noted that the 39 
signs may not fit if they are aligned with the top solider course. Mr. Dermody suggested leaving 40 
a standard horizonal course below the signs above to the window. 41 
 42 
Mr. Zemel agreed with the comments made by his colleagues.  43 
 44 
Mr. Sahin stated that the height of the lettering is 12.” 45 
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 46 
The Board reviewed the proposed over the front door sign. Chair Gluesing questioned the need 47 
for this sign, as the other signs are visible from this location and the traffic volume is not high at 48 
this spot. Mr. Dornbusch stated that, if a third sign is approved, he would like for it to be smaller. 49 
Mr. Dermody suggested that simple graphic lettering could be contained within the glass span 50 
above the door, eliminating the need for a third sign. There was agreement that, if approved, the 51 
sign should be smaller than the other two. Mr. Sahin suggested a smaller sign at this location 52 
without a logo. He expressed concern with placing this on the glass above the door due to it 53 
being a recessed entrance area. Chair Gluesing stated that he is unclear if this proposed location 54 
does anything more than the other two proposed signs. He believes the lighting in the portico 55 
area would make a sign on the glass appropriate.  56 
 57 
Mr. Sahin suggested that the two by right signs be the Chestnut Street sign and the sign over the 58 
entrance. 59 
 60 
Mr. Zemel suggested continuing this item in order for the representative to speak with the 61 
business owner. 62 
 63 
The Board agreed to continue this item to February 12, 2024. 64 
 65 
Agenda Item 1: 66 
Marie Mercier, SignDesign representing Clear Steps Recovery located at 392 Chestnut Street 67 
and applying for signage. 68 
 69 
Marie Mercier, SignDesign, explained that the main entrance for this applicant is at the rear of 70 
the building. The proposal is to add vinyl graphic letters for Clear Steps Recovery on the front 71 
door to the street under the Elliot Physical Therapy sign, indicating that the entrance is to the rear 72 
of the building. The main door at the rear of the building is proposed to have vinyl graphic letters 73 
for Clear Steps Recovery on the right window side of the entrance. To the front left of the 74 
building, there is a 19.66 s.f. non-illuminated pan sign proposed. The existing Elliot Physical 75 
Therapy sign on the front right of the building is 120”x24”, slightly smaller than the proposed 76 
sign.  77 
 78 
Mr. Dermody asked that the proposed sign be centered similarly to the Elliot Physical Therapy 79 
sign. He asked about the contrast between the word “Recovery” and the sign background. Ms. 80 
Mercier stated that she would speak to the applicant regarding potentially darkening the word 81 
color.  The applicant noted the size of the sign is essentially the same as the Elliot sign. 82 
 83 
Upon motion duly made by Mr. Dermody and seconded by Mr. Zemel, it was voted to approve 84 
the wall sign on Chestnut Avenue and the three window graphics, as submitted. Bob Dermody – 85 
aye; Steve Dornbusch  - aye; Felix Zemel – aye; Chair Gluesing – aye. Motion passed 5-0. 86 
 87 
Minutes: 88 
Minutes from the 01/08/2024 meeting 89 
 90 
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Upon motion duly made by Mr. Dermody and seconded by Mr. Zemel, it was voted to approve 91 
the meeting minutes of January 8, 2024, as presented. Bob Dermody – aye; Steve Dornbusch  - 92 
aye; Felix Zemel – aye; Chair Gluesing – aye. Motion passed 4-0. 93 
 94 
Upon motion duly made by Mr. Dermody and seconded by Mr. Zemel, it was voted to adjourn at 95 
8:10 p.m. Bob Dermody – aye; Steve Dornbusch  - aye; Felix Zemel – aye; Chair Gluesing – 96 
aye. Motion passed 4-0. 97 
 98 
Next Public Meeting – February 12, 2024 at 7:30pm via Zoom Webinar  99 
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