
 

DESIGN REVIEW BOARD 

Monday, June 15, 2020 

7:30 p.m. 

 

Virtual Meeting using Zoom 

Meeting ID: 845-1987-6965 

(Instructions for accessing below) 
  

 

 

HEARINGS begin at 7:30pm. 

1. Public notice is hereby given that The McDonalds Restaurant, located at 340 Chestnut 

Street, has made application to the Design Review Board for a Special Permit 

pursuant to the Sign By-Law Section 5.3.4, and any other applicable sections of the 

By-law.  The application is for installation of a freestanding electronic menu board 

sign on the rear corner of the building.   
 

 

 

APPLICANTS: 

(Items for which a specific time has not been assigned may be taken out of order.) 

2. Bryan Vasser (Archer Signs) applying for signage at William Raveis, 168 Garden 

Street. 

 

3. Dana Thomases, (BeautyMuse) applying for signage at BeautyMuse, 117 Chapel 

Street. 

 

4. Walter Bonola (Doosan Fuel Cell America, Inc.) applying for fuel cell project at 

TripAdvisor, 400 First Avenue. 

 

 

 

 

 

 

 

 

                                                                                                                                                                                     

 

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


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 

- preliminary

- final

Flexible Subdivision 

Planned Residential Development 

Residential Compound 

TOWN OF NEEDHAM 

DESIGN REVIEW BOARD 

Public Service Administration Building 

500 Dedham Avenue 

Needham, MA 02492 

Application and Report 

340 Chestnut Street

R.H.C. Associates c/o The McCoy Restaurant Group

10 Jean Avenue, Unit 2 Chelmsford        MA 01824

McDonald's Corporation

110 Carpenter Street, Chicago  IL        60607

c/o Hinckley Allen & Snyder, Leah Rubega: (617) 378-4358

X

Brief description of sign or project:   

McDonald's is requesting to update its drive-through menu board by replacing the existing internally illuminated

 menu board with a digital menu board, as further described in the Attachment to this application form. 

Sue Medeiros, Spencer Technologies

508-635-2122

10 Trotter Drive, Medway, MA 02053

5/28/2020



Attachment to Sign Design Review Application 
McDonald’s Corporation 

340 Chestnut Street, Needham, MA   
 
 
McDonald’s Corporation (“McDonald’s”) proposes to replace its existing drive through menu 
board with a digital menu board at its drive through restaurant located at 340 Chestnut Street, 
Needham, Massachusetts (the “Property”). This Addendum is being submitted in support of 
McDonald’s Application to the Sign Design Review Board (collectively, this “Application”).   
 

I. Existing Conditions 
 
The existing McDonald’s restaurant is located in a 2,668 square foot building (the “Building”) 
on the Property, and the Property is located in the Chestnut Street Business district, with a Lower 
Chestnut Street Overlay.  The existing drive-through configuration includes one drive-through 
lane with one menu board and speaker located at the back portion of the Property, followed by 
one payment window and one pick up window on the north side of the Building.  The existing 
menu board is approximately 42 square feet.   

II. Proposed Digital Menu Board 

 McDonald’s is updating their menu boards at all their locations nationally to digital menu 
boards. The proposed change is consistent with updated technology and is necessary because 
repairs on the existing internally illuminated boards are becoming increasingly difficult and 
inefficient as the illuminated boards have become obsolete, and therefore, replacing and 
repairing parts is becoming increasingly difficult. The menu board at this location is essential to 
the operation of a fast service food drive through operation and it is imperative that it is fully 
functioning for McDonald’s to continue the use of the Property. 

The proposed digital menu board will be located at the back of the Property where the drive-
through lane is located, and will contain static menu images.  The menu board will not include 
flashing images or flashing lights and will not involve moving images.  The content on the menu 
board will change up to three times a day for the change of menu for breakfast, lunch and dinner.  
Additionally, the menu items may change based on promotional or specialty items.  The 
proposed digital menu board is also more energy efficient, as it uses LED technology and adjusts 
in brightness as it gets darker out.  In addition, the digital menu board is a reduction in size from 
the existing menu board, as the existing menu board is approximately 42 square feet and the 
proposed digital menu board is approximately 27.4 square feet.   

III.  Applicable Provisions of the Sign By-Laws 

Under Article 5 of Needham’s General By-laws, the Needham Sign By-Laws (the “By-laws”), a 
sign is defined as: “Any device designated to inform or attract the attention of persons who are 
not on the premises on which the device is located.”  While menu boards are not included in the 
the list of displays that are not considered signs under Section 5.2, we believe that the 
McDonald’s menu board does not qualify as a sign under the definition of a sign under the By-



laws.  The digital menu board would be located in the rear of the Property, facing away from 
Chestnut Street, and is smaller than the current internally illuminated menu board and therefore, 
the information contained on the menu board is not visible to persons traveling by the Property.  
The menu board is not intended to attract persons who are not on the Property, but instead, are 
meant to be viewed by those customers who have already entered the Property and have entered 
the drive through lane.    

In the event the Board determines that a menu board is a sign under the By-laws, McDonald’s 
proposed digital menu board is not an animated or revolving sign, which are prohibited under 
Section 5.4.2.3(c) of the By-laws.  In addition, the proposed digital menu board will not include 
flashing images or flashing lights.  The proposed digital menu board will have static images of 
the menu items, which are subject to change based on set times of day (for example, breakfast 
and lunch/dinner) and during times in which the menu items are updated.  Under the current 
conditions, every time the menu board needs to be changed, an employee has to walk out to the 
drive through and manually change the menu board.  With the digital menu board, the changes 
can be activated from within the store.  Additionally, due to the updated technology of the digital 
menu board, the digital menu board is more efficient than the existing internally illuminated 
menu board.  The digital menu board uses energy efficient LED technology and also self-adjusts 
in brightness based on the time of day, and dims during darker hours. The existing menu board 
has one standard display brightness, and is the same brightness regardless of whether it is noon 
or midnight.  Additional information about the digital menu board is attached hereto as Exhibit 
A.     

Additionally, Section 5.4.2.3(d) of the By-laws addresses “sandwich boards”: 

Sandwich boards are also permitted provided they meet the following 
requirements: one sign per business; 2 feet by 3 feet maximum sign panel 
in a black or white colored frame; they are comprised of permanent 
printed sign panels or handwritten sign panels; they are located on the site 
of the advertised business’ street front on private property, or if on public 
property, do not block or interfere with the 48” width of the pubic 
sidewalk; they are on display during the business’ operating hours only; 
they may advertise short term sales, daily menus, sign-up periods up to 
three weeks ahead of end date, and similar special events; they are not 
internally illuminated; and they do not contain any alcohol or cigarette 
advertisements. 

Therefore, McDonald’s menu board does not qualify as a sandwich board, as the existing menu 
board greatly exceeds the 2 feet by 3 feet maximum square footage permitted, are internally 
illuminated, and are not located on the Property’s street front. In the event this Board determines 
that McDonald’s menu board qualifies as “sandwich bards”, then the existing menu board is 
prior non-conforming, as they do not comply with the standards for a sandwich board as stated 
above.  The proposed digital menu board is smaller than the existing menu board, as the existing 
menu board is 42 square feet and the proposed digital menu board is approximately 27.4 feet, 
and therefore would result in a reduction in the non-conformity.   



 

 

IV. Conclusion 

This request for a digital menu board at the Property is part of a nation-wide effort for 
McDonald’s to upgrade its drive through operations, as the existing internally illuminated menu 
board is outdated, and aging out of existence for the McDonald’s operation.  The digital menu 
board will not be clearly visible from the roadway, and is not meant to advertise or attract 
customers passing by on the adjacent street, and will not have flashing or moving images.   The 
proposed digital menu board should not be deemed an animated sign, as the prohibition of 
animated signs in the by-laws clearly seems to be aimed at road-side signs with flashing and 
moving images that are distracting and dangerous to passersby.  McDonald’s, which we believe 
is the only business in Needham that has a drive through with a menu board, is simply requesting 
to replace its existing menu board with a menu board that reflects the current times and 
technology.  McDonald’s proposed digital menu board will result in increased efficiency and 
safety and overall improved aesthetics to the drive through operation at the Property compared to 
the existing outdated and less efficient menu board.   

  



EXHIBIT 

SIGNAGE PACKAGE 

 





340 Chestnut Street, Needham, MA



Benefits of ODMB:

• The proposed menu boards are smaller in size than the existing menu boards and would
provide for an overall reduction in sign area.

• The proposed menu boards would reduce the carbon footprint as they use energy
efficient LED technology, the old menu boards are fluorescent.

• The menu boards will no longer require ballast or bulb replacement which makes them
environmentally friendly to our landfills.

• The old menu boards used paper copies of menus and the new menu boards will
eliminate the waste of paper overall.

• Content only changes 3 times a day – breakfast, lunch & dinner
• Lumens on boards can be adjusted, if visible from a ROW
• The main menu boards are smaller in size (Approximately 27.4 sq. ft versus 42 Sq. ft)
• Cleaner visuals, easier to read products, price and items
• Smaller & Streamlined menus, simplified for the customer



Drive Through at Property



Drive Through at Property



Existing Drive Through Menu Board at Property



Example of Digital Menu Board



Example of Digital Menu Board



Example of Digital Menu Board
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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 
 - preliminary 
 - final 
 Flexible Subdivision 
 Planned Residential Development 
 Residential Compound 

 
Brief description of sign or project:    
 
 
 
 
 
 
 
 

 

TOWN OF NEEDHAM 

DESIGN REVIEW BOARD 
Public Service Administration Building 

500 Dedham Avenue 
Needham, MA 02492 

Application and Report 

117 Chapel Street, Needham, MA 02492 May 26th, 2020

Betsy Heffernan

781-223-7156

Natick MA

Dana Thomases

617-312-3036

New store sign, composed of individual letters, mounted to the brick face of the building, spelling the name of the business.

18 Gannett Road 01760

53 Hawthorn Avenue Needham MA 02492

Fast-Shapes

(617) 909-6008

1200 Concord Road Marlborough MA 01752
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 Sign 
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TOWN OF NEEDHAM 

DESIGN REVIEW BOARD 

Public Service Administration Building 

500 Dedham Avenue 

Needham, MA 02492 

Application and Report 

400 First Avenue June 2, 2020

US Realty Advisors, LLC

1370 Avenue of the Americas, New York, New York.  10019 

212.581.4540

Doosan Fuel Cell America, Inc. 

101 East River Drive, East Hartford, CT 06074

860.250.3776

Willdan Genesys Engineering

628 Fifth Ave. Bldg. 3 Suite 111 Pelham, NY 10803 

914.633.6490

Installation of a Doosan Model 400 fuel cell power plant on a structural steel platform over the loading

dock area. powerplant and associated equipment to be fully screened with screening painted 

to match building envelope. 



 
Doosan Fuel Cell America, Inc. 

101 East River Drive 

East Hartford, CT 06108 

 

June 2, 2020 

 

Needham Design Review Board Members 

500 Dedham Ave 

Needham, MA 02492 

Attn: Elisa Lichtman 

 

Via Email  

 

Re: Trip Advisor Fuel Cell Project  

              400 First Avenue 

              Needham, MA 02492 

 

Dear Design Review Board Members: 

 

The purpose of this letter is to provide the Design Review Board with additional information in 

connection with the above described project. 

 

The proposed project will install a combined heat and power fuel cell at the TripAdvisor offices.  

The proposed installation consists of one Model 400® Fuel Cell produced by Doosan Fuel Cell 

America, Inc. in South Windsor, CT.  The proposed Fuel cell project will supply the Trip Advisor 

building with 460 kw of clean renewable power along with up to 1.6 MMBTU of available hot water 

that will be used to preheat the buildings boiler return water for an overall total efficiency of up to 

78% (HHV basis). The fuel cell will be installed in full compliance with NFPA 853 and all applicable 

state and local building codes. 

 

The proposed fuel cell will be placed on a structural steel platform spanning the loading dock area 

and will be screened with an aluminum louver material to allow for proper ventilation for the fuel 

cell.  All structural and screening materials will be painted to match adjacent building envelope color. 

The platform will be reached by way of a stairway with restricted access. A small equipment crane 

will be placed in the Southeast corner of the platform to allow for lifting tools and small equipment to 

the platform. The cooling module which measures Approx. 7’ x 12’ will be placed on 12” concrete 

piers on the ground level directly adjacent to the fuel tank for the existing backup generator along 

with Nitrogen purge gas manifold and tanks and will be screened with the same fencing materials to 

provide a continuous screening scheme. 

 

 The addition of the fuel cell combined heat and power system will have a positive impact on the 

town by reducing emissions and providing an economic benefit to a local business. 



 
 

 If you have any questions, please do not hesitate to contact me. 

 

 

Sincerely, 

 

 

Walter Bonola 

Installation Project Manager 

Doosan Fuel Cell America, Inc. 
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