
NEEDHAM PLANNING BOARD 
Tuesday January 18, 2022 

7:15 p.m. 

Virtual Meeting using Zoom 
Meeting ID: 826-5899-3198 

(Instructions for accessing below) 

1. Public hearings:

7:20 p.m. Amendment to Major Project Site Plan Special Permit No. No. 98-6: Town of Needham, 1471 
Highland Avenue, Needham, Massachusetts, Petitioner, (Property located at Existing 
Municipal Parking Lot on Chestnut and Lincoln Streets, Needham, Massachusetts). 

7:30 p.m. Amendment to Major Project Site Plan Special Permit No. 2006-04: Sol Soul Family Foods 
LLC, c/o Ivan Millan-Pulecio, Chef/Owner, d/b/a Hearth Pizzeria, 59 Mount Vernon Avenue, 
Needham, MA 02492, Petitioner (Property located at 974 Great Plain Avenue, Needham, MA). 

2. Appointment:

7:45 p.m. George Giunta, Jr.: Discussion of possible redevelopment at 888 Great Plain Avenue. 

3. Minutes.

4. Report from Planning Director and Board members.

5. Correspondence.

6. Executive session purpose 7:  Approve minutes of executive session held November 8, 2021.

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

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: 826-5899-3198 

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: 826-5899-3198 

Or to Listen by Telephone: Dial (for higher quality, dial a number based on your current location):  
US: +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592 or +1 346 248 7799 or +1 669 900 9128 or +1 
253 215 8782 Then enter ID: 826-5899-3198  

Direct Link to meeting: https://us02web.zoom.us/s/82658993198 

http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
https://us02web.zoom.us/s/82658993198
https://us02web.zoom.us/s/82658993198








From: Dennis Condon
To: Alexandra Clee
Subject: RE: Request for comment - amendment to Chestnut Street parking lot - outdoor dining
Date: Wednesday, January 5, 2022 4:29:50 PM
Attachments: image001.png

image002.png

Hi Alex,
The Fire dept. is okay with allowing this seasonal usage, provided that the safety elements, equal to
or superior than those used on a temporary basis (due to Covid), are continued to be utilized.
 
Thanks,
Dennis
 
Dennis Condon
Chief of Department
Needham Fire Department
Town of Needham
(W) 781-455-7580
(C) 508-813-5107
Dcondon@needhamma.gov

Follow on Twitter: Chief Condon@NeedhamFire

  Watch Needham Fire Related Videos on YouTube @ Chief Condon
 

 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, January 5, 2022 1:23 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Dennis Condon <DCondon@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>
Subject: Request for comment - amendment to Chestnut Street parking lot - outdoor dining
 
Dear all,
 
I have received the attached application materials for a proposed Amendment to the existing Special
Permit on the municipal parking lot on Chestnut Street.
 
The Town has easements on sections of the private property to use for municipal parking. The
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current permit does not presently contemplate or authorize the use of parking spaces within the
municipal parking lot for seasonal outdoor seating.    The requested amendment would allow
seasonal outdoor dining to occur within the Chestnut and Lincoln Street municipal parking lot,
provided that (a) such seasonal outdoor seating is conducted with the permission of the Select
Board and (b) the restaurants obtain the necessary permitting approval pursuant to Section 6.9.2 of
the Zoning Bylaw from either the Planning Board or the Select Board, as jurisdictionally appropriate.
 
The Planning Board hearing on this matter has been schedule for January 18, 2022. Please send your
comments by Wednesday January 12, 2022 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to 98-6 to seasonal outdoor dining to occur within the
Chestnut and Lincoln Street municipal parking lot.

 
2. Memorandum from Attorney Christopher Heep, dated December 20, 2021.

 
3. Plan entitled “Plan of Land, Chestnut Street,” last date January 15, 1999.

 
Thank you, alex.
 
 
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


From: Tara Gurge
To: Alexandra Clee
Subject: RE: Request for comment - amendment to Chestnut Street parking lot - outdoor dining
Date: Wednesday, January 12, 2022 4:28:17 PM
Attachments: image002.png

image003.png

Alex –
 
The Public Health Division conducted the review for a proposed Amendment to the existing
Special Permit for the municipal parking lot on Chestnut Street lot, re: outdoor dining, and we
have no comments to share at this time. 

Please let me know if you need any additional information from us on that. 

Thanks,

TARA E. GURGE, R.S., C.E.H.T., M.S. (she/her/hers)
ASSISTANT PUBLIC HEALTH DIRECTOR
Needham Public Health Division
Health and Human Services Department
178 Rosemary Street
Needham, MA  02494
Ph- (781) 455-7940; Ext. 211/Fax- (781) 455-7922
Mobile- (781) 883-0127
Email - tgurge@needhamma.gov
Web- www.needhamma.gov/health

P please consider the environment before printing this email
STATEMENT OF CONFIDENTIALITY

This e-mail, including any attached files, may contain confidential and privileged information for the sole use of the intended
recipient(s).  Any review, use, distribution or disclosure by others is strictly prohibited.  If you are not the intended recipient
(or authorized to receive information for the recipient), please contact the sender by reply e-mail and delete all copies of this

message.  Thank you.

Follow Needham Public Health on Twitter!
 
 
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, January 5, 2022 1:23 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Dennis Condon <DCondon@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>
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Subject: Request for comment - amendment to Chestnut Street parking lot - outdoor dining
 
Dear all,
 
I have received the attached application materials for a proposed Amendment to the existing Special
Permit on the municipal parking lot on Chestnut Street.
 
The Town has easements on sections of the private property to use for municipal parking. The
current permit does not presently contemplate or authorize the use of parking spaces within the
municipal parking lot for seasonal outdoor seating.    The requested amendment would allow
seasonal outdoor dining to occur within the Chestnut and Lincoln Street municipal parking lot,
provided that (a) such seasonal outdoor seating is conducted with the permission of the Select
Board and (b) the restaurants obtain the necessary permitting approval pursuant to Section 6.9.2 of
the Zoning Bylaw from either the Planning Board or the Select Board, as jurisdictionally appropriate.
 
The Planning Board hearing on this matter has been schedule for January 18, 2022. Please send your
comments by Wednesday January 12, 2022 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to 98-6 to seasonal outdoor dining to occur within the
Chestnut and Lincoln Street municipal parking lot.

 
2. Memorandum from Attorney Christopher Heep, dated December 20, 2021.

 
3. Plan entitled “Plan of Land, Chestnut Street,” last date January 15, 1999.

 
Thank you, alex.
 
 
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


 

Page 1 of  1 

January 13, 2022 
 
Needham Planning Board 
Needham Public Service Administration Building 
Needham, MA  02492 
 
RE: Amendment to Major Project Special Permit No. 98-06 
 974 Great Plain Avenue- Hearth Pizzeria 
 
Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced request 
amendment to a Special Permit.  The Needham Select Board, as the applicant, requests this 
amendment so that restaurants adjacent to the Chestnut and Lincoln Street parking lots may be 
granted seasonal outdoor seating provided that such permission is discretionary through the Select 
Board. 
 
The review was conducted in accordance with the Planning Board’s regulations and standard 
engineering practice.  The documents submitted for review are as follows: 
 

1. Application for the Amendment to 98-6 to seasonal outdoor dining to occur within the 
Chestnut and Lincoln Street municipal parking lot.  
 

2. Memorandum from Attorney Christopher Heep, dated December 20, 2021.  
 

3. Plan entitled “Plan of  Land, Chestnut Street,” last date January 15, 1999. 
 
Our comments and recommendations are as follows: 
 

• We have no comment or objection to the proposed amendment. 
 
If  you have any questions regarding the above, please contact our office at 781-455-7538. 
 
Truly yours, 
 
 
 
Thomas Ryder 
Acting Town Engineer 
 























From: Dennis Condon
To: Alexandra Clee
Subject: RE: Request for comment - amendment to Hearth Pizzeria - outdoor dining
Date: Wednesday, January 5, 2022 4:30:24 PM
Attachments: image001.png

image002.png

Hi Alex,
The Fire dept. is okay with allowing this year round usage, provided that the safety elements, equal
to or superior than those used on a temporary basis (due to Covid), are continued to be utilized.

Thanks,
Dennis

Dennis Condon
Chief of Department
Needham Fire Department
Town of Needham
(W) 781-455-7580
(C) 508-813-5107
Dcondon@needhamma.gov

Follow on Twitter: Chief Condon@NeedhamFire

 Watch Needham Fire Related Videos on YouTube @ Chief Condon

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, January 5, 2022 1:33 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Dennis Condon <DCondon@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>
Subject: Request for comment - amendment to Hearth Pizzeria - outdoor dining

Dear all,

I have received the attached application materials for a proposed Amendment to the existing Special
Permit Hearth Pizzeria at 974 Great Plain Avenue.
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The requested amendment would permit year-round 33 outdoor seats by Hearth Pizzeria abutting
the municipal parking lot and within the maneuvering space of the private parking lot.
 
The Planning Board hearing on this matter has been schedule for January 18, 2022. Please send your
comments by Wednesday January 12, 2022 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to 2006-04 and application under Section 6.9 of the Zoning
By-Law.

 
2. 2 sheets prepared by Scott Melching Architect, page 1, showing “Photos of Exterior Seating,”

dated December 9, 2021; page 2, showing “Exterior Seating Plan,” dated December 9, 2021
 
Thank you, alex.
 
 
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


From: John Schlittler
To: Alexandra Clee
Subject: RE: Request for comment - amendment to Hearth Pizzeria - outdoor dining
Date: Thursday, January 6, 2022 10:45:57 AM

Yes and it looks like they are in place and as long as they continue to use that set up and not alter it
will be fine. 
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Thursday, January 6, 2022 10:45 AM
To: John Schlittler <JSchlittler@needhamma.gov>
Cc: Lee Newman <LNewman@needhamma.gov>
Subject: RE: Request for comment - amendment to Hearth Pizzeria - outdoor dining
 
Thanks Chief. Just to be clear, when you mention safety measures, are you referring to jersey
barriers to separate diners and vehicles?
 
Thanks, alex.
 
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
www.needhamma.gov
 

From: John Schlittler <JSchlittler@needhamma.gov> 
Sent: Thursday, January 6, 2022 10:39 AM
To: Alexandra Clee <aclee@needhamma.gov>
Subject: RE: Request for comment - amendment to Hearth Pizzeria - outdoor dining
 
Police is ok with it if the safety measures remain as previously approved prior. Thanks
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, January 5, 2022 1:33 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Dennis Condon <DCondon@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>
Subject: Request for comment - amendment to Hearth Pizzeria - outdoor dining
 
Dear all,
 
I have received the attached application materials for a proposed Amendment to the existing Special
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Permit Hearth Pizzeria at 974 Great Plain Avenue.
 
The requested amendment would permit year-round 33 outdoor seats by Hearth Pizzeria abutting
the municipal parking lot and within the maneuvering space of the private parking lot.
 
The Planning Board hearing on this matter has been schedule for January 18, 2022. Please send your
comments by Wednesday January 12, 2022 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to 2006-04 and application under Section 6.9 of the Zoning
By-Law.

 
2. 2 sheets prepared by Scott Melching Architect, page 1, showing “Photos of Exterior Seating,”

dated December 9, 2021; page 2, showing “Exterior Seating Plan,” dated December 9, 2021
 
Thank you, alex.
 
 
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


From: Tara Gurge
To: Alexandra Clee
Subject: RE: Request for comment - amendment to Hearth Pizzeria - outdoor dining
Date: Wednesday, January 12, 2022 4:30:09 PM
Attachments: image002.png

image003.png

Alex –
 
The Public Health Division conducted the review for a proposed Amendment to the existing
Special Permit for Hearth Pizzeria at 974 Great Plain Avenue re: outdoor dining, and we have
no comments to share at this time. 

Please let me know if you need any additional information from us on that. 

Thanks,

TARA E. GURGE, R.S., C.E.H.T., M.S. (she/her/hers)
ASSISTANT PUBLIC HEALTH DIRECTOR
Needham Public Health Division
Health and Human Services Department
178 Rosemary Street
Needham, MA  02494
Ph- (781) 455-7940; Ext. 211/Fax- (781) 455-7922
Mobile- (781) 883-0127
Email - tgurge@needhamma.gov
Web- www.needhamma.gov/health

P please consider the environment before printing this email
STATEMENT OF CONFIDENTIALITY

This e-mail, including any attached files, may contain confidential and privileged information for the sole use of the intended
recipient(s).  Any review, use, distribution or disclosure by others is strictly prohibited.  If you are not the intended recipient
(or authorized to receive information for the recipient), please contact the sender by reply e-mail and delete all copies of this

message.  Thank you.

Follow Needham Public Health on Twitter!
 
 
 
 

From: Alexandra Clee <aclee@needhamma.gov> 
Sent: Wednesday, January 5, 2022 1:33 PM
To: David Roche <droche@needhamma.gov>; Thomas Ryder <tryder@needhamma.gov>; John
Schlittler <JSchlittler@needhamma.gov>; Dennis Condon <DCondon@needhamma.gov>; Tara Gurge
<TGurge@needhamma.gov>; Timothy McDonald <tmcdonald@needhamma.gov>; Carys Lustig
<clustig@needhamma.gov>
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Cc: Elisa Litchman <elitchman@needhamma.gov>; Lee Newman <LNewman@needhamma.gov>
Subject: Request for comment - amendment to Hearth Pizzeria - outdoor dining
 
Dear all,
 
I have received the attached application materials for a proposed Amendment to the existing Special
Permit Hearth Pizzeria at 974 Great Plain Avenue.
 
The requested amendment would permit year-round 33 outdoor seats by Hearth Pizzeria abutting
the municipal parking lot and within the maneuvering space of the private parking lot.
 
The Planning Board hearing on this matter has been schedule for January 18, 2022. Please send your
comments by Wednesday January 12, 2022 at the latest.
 
The documents attached for your review are as follows:
 

1. Application for the Amendment to 2006-04 and application under Section 6.9 of the Zoning
By-Law.

 
2. 2 sheets prepared by Scott Melching Architect, page 1, showing “Photos of Exterior Seating,”

dated December 9, 2021; page 2, showing “Exterior Seating Plan,” dated December 9, 2021
 
Thank you, alex.
 
 
 
 
Alexandra Clee
Assistant Town Planner
Needham, MA
781-455-7550 ext. 271
www.needhamma.gov
 

http://www.needhamma.gov/


 

Page 1 of  1 

January 13, 2022 
 
Needham Planning Board 
Needham Public Service Administration Building 
Needham, MA  02492 
 
RE: Amendment to Major Project Special Permit No. 2006-04 
 974 Great Plain Avenue- Hearth Pizzeria 
 
Dear Members of  the Board, 
 
The Department of  Public Works has completed its review of  the above referenced request to 
amendment to a Special Permit.  The applicant request permission for 33 outdoor seating year-round 
within the municipal parking lot easement.  
 
The review was conducted in accordance with the Planning Board’s regulations and standard 
engineering practice.  The documents submitted for review are as follows: 
 

1. Application for the Amendment to 2006-04 and application under Section 6.9 of  the Zoning 
By-Law.  
 

2. 2 sheets prepared by Scott Melching Architect, page 1, showing “Photos of  Exterior 
Seating,” dated December 9, 2021; page 2, showing “Exterior Seating Plan,” dated 
December 9, 2021 

 
Our comments and recommendations are as follows: 
 

• We have no general objection to the proposed plans.  However, as the seating will be located 
within the town’s municipal parking easement, a Select Board approval will need to be sought 
as well. 

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



From: Amy Haelsen
To: Lee Newman; Alexandra Clee
Subject: FW: Segaloff"s Jewelers
Date: Friday, January 14, 2022 1:55:33 PM
Importance: High

 
Hi Lee and Alex,
 
Bernie Segaloff, owner of Segaloff’s Jewelers, is very concerned about any additional public parking
behind his building being used for outdoor dining after seeing the public notice for the hearing for
Hearth Pizzeria at Tuesday night’s Planning Board meeting.  I have tried to explain what parking
spaces would be taken for outside dining to allay his concerns but he has requested that I forward
his comments to the Planning Board in advance of Tuesday’s meeting.  If you could please share this
email with members of the Board I would greatly appreciate it.
 
Thanks,
Amy
 
 
 

From: Segaloff <wallypug@aol.com> 
Sent: Thursday, January 13, 2022 5:55 PM
To: Amy Haelsen <ahaelsen@needhamma.gov>
Subject: Re: Segaloff's Jewelers
 
1-13-22
Amy
 
Once again I am sorry to bother you. I just had a conversation with a lawyer friend who read the same
legal notice and he got the same impression that I did that parking spaces may be taken. The wording is
very vague. Could I ask you to reach out to the planning board on my behalf and even forward my
concerns about losing parking space to them prior to the next meeting which believe is Tuesday. I would
greatly appreciate this. I am fine with them knowing that it is coming from me. I just want my concerns to
be known. If you can't handle this for me, please let me know who to send the email to and I will send it. I
prefer that you can do this so it gets into the right hands and my concerns are addressed. Once again I
thank you for your help. Please respond when you have a chance so I know this is taken care of. 
 
Thank you,
 
Bernie Segaloff
Segaloff's Jewelers
wallypug@aol.com
cell:339-206-3361

-----Original Message-----
From: Amy Haelsen <ahaelsen@needhamma.gov>
To: Segaloff <wallypug@aol.com>
Sent: Fri Jan 7, 2022 4:51 pm
Subject: RE: Segaloff's Jewelers

Hi Bernie,
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Yes, I can assure you that no other parking spaces – other than the spaces directly behind the 3
restaurants (Masala Art, Hearth and The Farmhouse) – will be taken for outdoor dining. The setups for
outdoor dining will be the same as they were this past season.
  
I hope you and Cheryl are well and please know that you are never bothering me. I am always happy to
hear from you and it’ s my job to make sure the businesses in town feel heard and are informed.
 
Many thanks,
Amy
 
 
Amy Haelsen
Economic Development Manager
Town of Needham
1471 Highland Avenue
Needham, MA 02492
Office: (781) 455-7500 ext 255
Cell:  (781) 514-0498
ahaelsen@needhamma.gov
 
 
 
 
 
From: Segaloff <wallypug@aol.com> 
Sent: Thursday, January 6, 2022 10:03 AM
To: Amy Haelsen <ahaelsen@needhamma.gov>
Subject: Segaloff's Jewelers
 
Happy New Year....
 
Amy....
 
Just checking again to make sure. This is the legal notice with regard to the Chestnut and Lincoln Street
parking lots and restaurants. It is separate from the Hearth restaurant request. 
I just want to make sure that we are not going to lose any more parking spots in the lots. Could you
please check this with the planning board and or Select board to make sure for me. 
We can't afford to give up any more parking. It would result in the end of business. 
 
Thank you in advance and I am sorry to bother you. 
 
This is in the Needham Times today on page 3B
 
Thanks again
 
Bernie Segaloff
wallypug@aol.com
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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                

 
November 10, 2021 

Lee Newman 
Planning Director 
Town of Needham 
1471 Highland Avenue 
Needham, MA 02492 
 
Re: J. Derenzo Properties, LLC 
 888 Great Plain Avenue 
 Proposed Zoning Change 
 
Dear Lee, 
 
As you know, I represent J. Derenzo Properties, LLC (hereinafter “Derenzo”) relative to the 
property at 888 Great Plain Avenue. That property is located immediately adjacent to the Center 
Business District and is between the Closet Exchange and the First Church of Christ Scientist. It 
contains approximately 23,111 square feet of land and was used and occupied for nearly 40 years 
by Hillcrest Gardens, a commercial landscape nursery, offering annuals, perennials, shrubs, and 
trees. Because the property is situated in the Single Residence B District and contains less than 
two and one-half acres of land, the nursery constituted a lawful, pre-existing, non-conforming 
use.1 Derenzo has continued the use but would prefer to redevelop the property for mixed use 
purposes, as that is more in keeping with the adjacent properties and surrounding area. 
 
Because of its location between a commercial block and two large, church buildings, across from 
another commercial block, a recreational field and the YMCA complex, and in front of a 
commercial parking lot, the property is better suited to a mixed-use building than a single-family 
residential house.2 Moreover, because the property is over twice the minimum area required for a 
single-family residential house, the size also makes it more suitable for a mixed-use building 
than for a single-family residential house. Considering the surrounding uses and properties, it 
seems a bit odd that this parcel is zoned single-family. 
 
Therefore, Derenzo asks that the parcel be rezoned, from Single Residence B to Center Business 
District, and that the Center Business Overlay also be extended to cover this parcel. This would 
extend the Center Business District to a more natural end; namely, the two large church 
buildings, and would be more consistent with the overall area than the current zoning. He also 

 
1 At the time the nursery began to operate, it was allowed as of right. But the Zoning By-Law was subsequently 
amended to require a minimum of two and one-half acres for such use, making the use lawful, pre-existing, non-
conforming. 
2 See Exhibit A and Exhibit B, excerpts from the Needham GIS and Assessor’s Map. 



asks that the side-yard setback applicable to commercial uses and buildings adjacent to 
residential district be amended, to allow for a setback of ten (10) feet, either by right or by 
special permit. 
 
To help the Board visualize what a mixed-use building could look like, with a ten foot side yard 
setback, and to show what Derenzo has in mind, provided herewith please find a conceptual 
design set by Design Resource Team, LLC, dated August 27, 2021. Note that this design features 
a three-story building with underground parking, commercial and residential uses on the first 
floor (there are two residential units in the back) and residential use on the second and third 
floors. This design complies with the Center Business Overlay requirements, taking into account 
the special permit provisions, except with respect to the ten foot side yard setback. 
 
Given the nature of the requested zoning change, how it fits into the downtown, and the need to 
address the side yard setback requirement, Derenzo would prefer if the Board would sponsor the 
necessary warrant article(s) if the memers agree that this rezoning makes sense and would be 
beneficial to the Town. To that end, we would like to discuss the request with the Board at the 
next available meeting. 
 
 
Sincerely, 
 

 
George Giunta, Jr 
 
 



EXHIBIT A 
GIS Excerpt 

 

 
 



EXHIBIT B 
Assessor’s Map Excerpt 
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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                

 
November 30, 2021 

Lee Newman 
Planning Director 
Town of Needham 
1471 Highland Avenue 
Needham, MA 02492 
 
Re: J. Derenzo Properties, LLC 
 888 Great Plain Avenue 
 Proposed Zoning Change 
 
Dear Lee, 
 
Please accept this letter as a follow up to the discussion at the recent Planning Board meeting 
relative to the request of my client, J. Derenzo Properties, LLC (hereinafter “Derenzo”) to rezone 
the property at 888 Great Plain Avenue (the “Premises”) to Center Business District, with the 
Center Business District Overlay, and to change the applicable side yard setback. In particular, 
this letter is intended to address some of the questions that arose relative to setbacks and clarify 
why relief is needed relative thereto. 
 
Assuming the Premises is rezoned as Center Business with the Center Business Overlay, the 
applicable setbacks would be as follows: 
 
Front – Pursuant to Section 4.4.4, properties in the Center Business District have a minimum 
front setback of “three (3) feet or a setback consistent with the average of the setbacks of the two 
adjacent buildings, whichever is smaller”.  
 
Pursuant to Section 3.4.8.1(c), under the Overlay, the minimum front setback is reduced to 0 and 
a maximum setback is imposed; “the lesser of 3 feet from the front property line, or the average 
setback of existing buildings within 100 feet on the same side of the street as the proposed 
development”. 
 
Side and Rear – Pursuant to Section 4.4.8.3, “where a lot in a Center Business District adjoins a 
residential district, no building or structure for business use shall be placed or constructed within 
fifty (50) feet of the residential district boundary, and within said strip, the twenty-five (25) feet 
closest to the district boundary shall be suitably landscaped per specifications outlined below, 
and there shall be no accessory use. The remaining twenty-five (25) feet may be used for an 
accessory use not including a building or structure” (emphasis added). Furthermore, because the 
use table at Section 3.2.2 only allows residential apartments on the second floor and in the half-



story directly above second floor, this means that under the “base” zoning in the Center Business 
District, the first floor for any new building at the Premises could not be closer than 50 feet to the 
left side line adjoining a residential district. 
 
Under the Overlay, the situation is much the same. Pursuant to Section 3.4.8.1(e), in the Overlay, 
the side and rear yard setbacks for properties adjoining a residential district are 50 feet, 
regardless of the use of the structure. As a result, assuming the Premises is rezoned Center 
Business with the Overlay, under both sets of requirements, the first floor of any new building 
would have to be located at least 50 feet from the left property line, as it would adjoin a 
residential district. The only difference would be that under the “base” zoning, the second floor 
and half story above could extend to 25 feet from the left property line, provided they were used 
solely for residential use. But as illustrated by the first design, this would result in a somewhat 
unusual building, out of character with the area and the design goals for the Center Business 
District. 
 
As a result, and after consultation with Planning staff and others, we propose a zoning change to 
allow for a reduction in the applicable setback down to 10 feet. This might be accomplished in 
two ways. First, with an outright change to the applicable setback requirements. Second, with the 
creation of a new special permit mechanism to allow for reduction of the setback requirements 
based on certain criteria, such as, the nature of adjacent properties, the surrounding area, and the 
proposed development. Given that changing the setback requirements outright might have 
unintended consequences in other zoning districts, a special permit mechanism might be simpler 
and could be limited to just the Center Business District.  
 
We look forward to continuing the discussion concerning the requested zoning change at the 
Board’s meeting on December 7. 
 
 
Sincerely, 
 

 
George Giunta, Jr 
 
 

 
  



From: Andrew McCollum
To: Planning
Cc: Lee Newman; Alexandra Clee
Subject: 888 Great Plain Avenue
Date: Monday, November 15, 2021 11:52:09 AM

Dear Planning Board:

As a neighbor of 888 Great Plain Avenue, I'm writing to express that I do not support the proposed re-zoning of the
property from residential to mixed use.

There is no benefit to the town of expanding the commercial district beyond its current boundaries. There has been a
surplus of commercial property in our downtown (empty store fronts) for many years. Therefore, it is hard to
understand the argument for adding more commercial zoning.

We should also consider the aesthetics of the area. The proposed design would remove trees and add yet another
three-story cement building. This would have a negative visual impact on Greene's field and the surrounding
neighborhood.

Regards,
Andrew McCollum
843 Great Plain Avenue
617-712-5799

mailto:andrewmccollum@yahoo.com
mailto:planning@needhamma.gov
mailto:LNewman@needhamma.gov
mailto:aclee@needhamma.gov


From: noreply@civicplus.com
To: Alexandra Clee; Lee Newman; Elisa Litchman
Subject: Online Form Submittal: Contact Planning Board
Date: Monday, November 15, 2021 1:27:30 PM

The following form was submitted via your website: Contact Planning Board

Full Name:: Samuel B Graves

Email Address:: graves@bc.edu

Address:: 94 Warren St

City/Town:: Needham

State:: MA

Zip Code:: 02492

Telephone Number:: 7818645902

Comments / Questions: To the Needham Planning Board:
We are very concerned about the potential rezoning of 888 Great Plain Avenue. We are nearby neighbors and feel this would have a negative impact on our neighborhood.

Please advise as to how we can voice our concerns about this proposal.

Sam and Florence Graves
94 Warren St

Additional Information:

Form submitted on: 11/15/2021 1:27:25 PM

Submitted from IP Address: 136.167.117.185

Referrer Page: https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.needhamma.gov%2f1114%2fPlanning-
Board&c=E,1,f45CfxLYK3_nPZrCoV08CaZBP5pUEYfUsbi1EF0_UVZw3zn8Pd5ZsovhvaXQW_ZKCvEg8AC63IyybMwvdOwLyikqJVsz_d2ZJLIyGLl2o_aV6eTxWk2H&typo=1

Form Address: https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,lwB3j1hbqKq0tjRztyCO7KK2K5VHL3--
E_PcpCMjQwPTw24CHPE7yh8VwPfPO73Ilw-dMhaOQK5mwWtUkmZU11aePuiGlwds-0u-CoY6fA,,&typo=1

mailto:noreply@civicplus.com
mailto:aclee@needhamma.gov
mailto:LNewman@needhamma.gov
mailto:elitchman@needhamma.gov
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.needhamma.gov%2f1114%2fPlanning-Board&c=E,1,f45CfxLYK3_nPZrCoV08CaZBP5pUEYfUsbi1EF0_UVZw3zn8Pd5ZsovhvaXQW_ZKCvEg8AC63IyybMwvdOwLyikqJVsz_d2ZJLIyGLl2o_aV6eTxWk2H&typo=1
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.needhamma.gov%2f1114%2fPlanning-Board&c=E,1,f45CfxLYK3_nPZrCoV08CaZBP5pUEYfUsbi1EF0_UVZw3zn8Pd5ZsovhvaXQW_ZKCvEg8AC63IyybMwvdOwLyikqJVsz_d2ZJLIyGLl2o_aV6eTxWk2H&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,lwB3j1hbqKq0tjRztyCO7KK2K5VHL3--E_PcpCMjQwPTw24CHPE7yh8VwPfPO73Ilw-dMhaOQK5mwWtUkmZU11aePuiGlwds-0u-CoY6fA,,&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,lwB3j1hbqKq0tjRztyCO7KK2K5VHL3--E_PcpCMjQwPTw24CHPE7yh8VwPfPO73Ilw-dMhaOQK5mwWtUkmZU11aePuiGlwds-0u-CoY6fA,,&typo=1


From: noreply@civicplus.com
To: Alexandra Clee; Lee Newman; Elisa Litchman
Subject: Online Form Submittal: Contact Planning Board
Date: Monday, November 15, 2021 6:20:51 PM

The following form was submitted via your website: Contact Planning Board

Full Name:: Barbara Ridge

Email Address:: barbararidge@gmail.com

Address:: 83 Fair Oaks Park

City/Town:: Needham

State:: MA

Zip Code:: 02492

Telephone Number:: 7812236990

Comments / Questions: As a neighbor, I am concerned about the proposal to rezone 888 Great Plain Avenue from
residential to mixed use building. This part of town will undergo significant change over the next few years with the
closing of The First Baptist Church. Neighbors must be involved in any decisions regarding any actions taken on these
properties.
I would appreciate knowing how we can become involved in the discussion. Thank you,

Additional Information:

Form submitted on: 11/15/2021 6:20:46 PM

Submitted from IP Address: 108.7.207.212

Referrer Page: No Referrer - Direct Link

Form Address: https://linkprotect.cudasvc.com/url?
a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,-8blDUiTmcqnvnu8TGWrnprINlD7WsT-
UfmDzQv0k8TNff9_NBQQT7dwIKfL8nb4uzVk83d1tsTeFYeYiW_7nbgylJi-P0Q4ZPjihFQFaNe-
PHtcEUxkONQA&typo=1

mailto:noreply@civicplus.com
mailto:aclee@needhamma.gov
mailto:LNewman@needhamma.gov
mailto:elitchman@needhamma.gov
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,-8blDUiTmcqnvnu8TGWrnprINlD7WsT-UfmDzQv0k8TNff9_NBQQT7dwIKfL8nb4uzVk83d1tsTeFYeYiW_7nbgylJi-P0Q4ZPjihFQFaNe-PHtcEUxkONQA&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,-8blDUiTmcqnvnu8TGWrnprINlD7WsT-UfmDzQv0k8TNff9_NBQQT7dwIKfL8nb4uzVk83d1tsTeFYeYiW_7nbgylJi-P0Q4ZPjihFQFaNe-PHtcEUxkONQA&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,-8blDUiTmcqnvnu8TGWrnprINlD7WsT-UfmDzQv0k8TNff9_NBQQT7dwIKfL8nb4uzVk83d1tsTeFYeYiW_7nbgylJi-P0Q4ZPjihFQFaNe-PHtcEUxkONQA&typo=1
https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.needhamma.gov%2fForms.aspx%3fFID%3d229&c=E,1,-8blDUiTmcqnvnu8TGWrnprINlD7WsT-UfmDzQv0k8TNff9_NBQQT7dwIKfL8nb4uzVk83d1tsTeFYeYiW_7nbgylJi-P0Q4ZPjihFQFaNe-PHtcEUxkONQA&typo=1




From: Amy Snelling
To: Planning
Subject: Perspective regarding 888 Great Plain Ave
Date: Wednesday, November 17, 2021 7:58:47 AM

Good morning,

I was able to listen to the meeting last night and wanted to voice my concerns regarding the re-
zoning of the parcel at 888 Great Plain Ave. I grew up in Concord MA, a town with a very
clear perspective on the role of the town center, and how that needs to function, as well as
what it needs to look like. I feel before we jump to arbitrary decisions on if it should be
commercially zoned or not, we should step back and ask ourselves what we want our town
center to look like, and how we want it to function. If that is written down somewhere I'd
appreciate being pointed to it. If not, I propose we take a moment to get clear on that first. 

Secondly, there was also a comment made that we need more housing. I'd like to better
understand that. From my perspective we are packed in this town, our lots getting smaller and
smaller and our schools bursting at the seams. Why do we "need" more housing? Is it for tax
reasons? If so let's solve that other ways, Or is it really that we need diversity of housing in
which case I'd argue any residential elements we consider for that space be specifically low
income. We do not need more $1M+ housing options and the current guid of 10% low income
in new development is not enough to offset that overall problem.

Lastly, without the clarity on the role of our town center etc, my initial reaction is I'd like to
see that land re-zoned for commercial use -- BUT ONLY with the understanding that the
house that is on that land be restored and used as part of the commercial endeavor. The
drawings that were submitted are out of character with his town and we have a lot to be gained
in beautifying something that is already there. I understand this is limiting the profit potential
for various parties and so perhaps the town could find a way to help with that. I am very
concerned about that garage entrance and what that does to the feeling of that part of town. No
other buildings have that, and that's part of what makes our center a place you can stroll
with your ice cream. I think a drawing like that opens us up to future, more commercial
properties in town and paves the way for us to erase our character, our humble roots and the
soul of this town. 

Happy to talk further if that's helpful.
Best,
Amy

mailto:amyclymersnelling@gmail.com
mailto:planning@needhamma.gov


From: Kimberly McCollum
To: Planning
Subject: Development of 888 Great Plain Ave
Date: Wednesday, November 17, 2021 6:42:58 PM

Dear Planning Board,
 
I write to express my opposition to the development of the property at 888 Great Plain
Ave as it was proposed at the Planning Board meeting of November 16, 2021. Before
moving ahead with any development of the project feedback should be solicited widely,
with particular attention given to the immediate neighbors and abutters.
 
The primary reason I am opposed to the current proposal is that the entryway/driveway
is on Great Plain Avenue. With 39 spaces underground we should expect vehicles
entering and exiting throughout the day. In a high (pedestrian and auto) traffic area such
a driveway is extremely dangerous. The proposed entryway crosses a high-traffic
sidewalk. Indeed, with two churches and a highly used field directly across the street,
pedestrian traffic is heavy. (Visit Greene’s Field on any weekend between March and
November and there are literally hundreds of people on the field. These folks cross the
street to Needham House of Pizza and Abbott’s Ice Cream, to name but two popular
businesses, on a consistent basis.) Visibility at the existing crosswalks is already limited
given the on-street parking. Adding a busy driveway to Great Plain Avenue increases the
danger to drivers and pedestrians. I encourage the owner/designer to work to develop a
plan that puts the entry/driveway BEHIND THE BUILDING.
 
This addresses my second point regarding the entryway: such a design is inconsistent
with the current commercial district. No other business on that or the adjoining block
(including the churches zoned Residential) has a driveway/vehicle entrance on Great
Plain Avenue. (This is true for both sides of the street.) This was undoubtedly done
because entrances on Great Plain increase the danger to people and drivers. Furthermore,
vehicle entrances on Great Plain are an eyesore. Given that more than two hours was
given to discussing the beautification of town center (Needham’s “front door”, to quote
Needham Parks and Forestry’s Mr. Olsen at the meeting of Nov 16), it would seem that
any plan for 888 Great Plan ought to consider the bigger picture. Is the proposed plan for
888 GPA in line with the town’s goals regarding visual appeal?
 
No.
 
The “front door” that Needham is working hard to build will be marred by a building that
is three stories tall and set too close to the sidewalk and abutting church.
 
In short, the proposed design for 888 GPA is dangerous and inconsistent with Needham’s
beautification goals.
 

mailto:kimberlyjmccollum@gmail.com
mailto:planning@needhamma.gov


Sincerely,
 
Kimberly Bartlett-McCollum
843 Great Plain Ave
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Planning Board                                 November 18, 2021 
c/o Alexandra Clee, Assistant Town Planner 
Town of Needham 
1471 Highland Avenue 
 
Thank you for the opportunity to provide input about the proposed zoning change regarding 
the property at 888 Great Plain Avenue and about the proposed structure. 
 
We are the owners/residents of the residence located at 94 Dedham Avenue. Ours is one of five 
residential units (The Miller Green Condominiums). Our unit sits on the edge of the municipal 
parking lot, and is the closest of the five units to the proposed structure. We are, in essence, 
abutters, since our unit is separated from the proposed building only by the town parking lot. 
We will be affected by the occluded view, the noise, the lighting, the pollution and the loss of 
sunlight and open, green space. We are opposing several features in this proposal not only 
because of its impact on us personally, but also how it affects the quality of life in the 
downtown area. 
 
We are in favor of providing additional housing (especially affordable housing) close to the 
center of Needham. However, we have several concerns about this project, which we 
enumerate below:  
 
1) The proposed structure would fill the entire space with a three-story cube structure with no 
“green” features, occluding both airflow and sunlight, casting shadows on the adjacent 
buildings. There is no permeable ground cover, thereby increasing storm water run-off and heat 
generation. Further, there is no green or open space in the plan; no oxygen-replenishing trees, 
shrubbery or other planted areas. The plan eliminates all current sources of food, protection 
and nesting space for the birds and small mammals that live and reproduce in this area. A 
variance that would allow a 10-foot setback only intensifies these concerns, and is 
unacceptable. In other projects, the town planners have indicated that they value light, open, 
airy spaces, and this project is antithetical to that ideal. 
 
2) this plan will Increase the number of cars in town, which increases noise and pollution. (A 
single typical passenger vehicle emits about 4.6 metric tons of carbon dioxide per year.) 
Traffic entering and exiting the property will further congest traffic on Great Plain Avenue. 
Vehicles must cross a sidewalk in the process, which endangers pedestrians and bikers.   
Delivery trucks will undoubtedly use the lot behind the property to deliver their goods, adding 
to the noise, pollution and traffic. We’ve repeatedly witnessed this problem at the relatively 
new combined-use building located two doors from us at 50 Dedham Avenue. Fewer units and 
fewer cars would reduce this problem. 
 
3) It was not clear at the Tuesday night (Nov. 16th) meeting or in the documents if there was a 
provision for affordable housing, or for units with handicapped access, or accessible spaces for 
vehicles used by residents with disabilities. 
 
4) We have concerns about introducing many more exterior lights to the neighborhood, and the 
probability that these will be high intensity, bright white bulbs which are visually intrusive. In 
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the interests of safety, these lights will probably burn throughout the night, not only shining 
into our windows, but also contributing to light pollution that causes disruptions in patterns of 
bird migration. We encourage the developers to consider mitigation strategies (e.g., no flood 
lights, warm light bulbs at the lowest lumens possible to achieve the goals of the lighting; 
motion-generated lighting, down-lighting vs. up-lighting to reduce the impact of artificial night 
lights on birds, etc.).   
 
In summary, we encourage the Board not to allow this project to move forward unless and until 
the issues raised above (as well as those concerns raised by other citizens) are addressed and 
resolved. We strongly urge you not to allow a zoning change that would reduce the side setback 
to 10 feet. Further, the developers should be asked to submit a landscaping plan that would 
address the issues raised above in item #1. 
 
Respectfully, 
 
Marlene and Jerome Schultz 
94 Dedham Avenue 
Needham, MA 
  
 
  
 
 
 
 



From: Rochelle Goldin
To: Planning
Subject: 888 Great Plain Avenue
Date: Wednesday, December 8, 2021 11:17:02 AM

> Dear Planning Board,
> I am writing to express my strong opposition to the proposed plans at 888 Great Plain Avenue.  I am against
changing  the zoning as I feel it should remain residential. I am also opposed to the request for a variances to reduce
the set backs to the sides, front and back of the lot.  I have read the studies regarding planning for NeedhamTown
Center.  A recurrent theme is to keep the town pedestrian friendly.  A driveway with extremely limited visibility to
pedestrians and car traffic exiting onto a Great Plain Avenue sidewalk is not pedestrian friendly and is in fact
dangerous. There are several child friendly businesses in the area, a park and a school that would make this
driveway even more dangerous for our children. In addition, the existing driveway next to The Closet
Exchange,currnetly has limited visibility in one direction.  With the proposed design to 888 Great Plain Avenue, that
driveway would have limited visuality to pedestrian and cars in both directions, making it even more dangerous.
>
> Many of my neighbors on Great Plain Avenue, Fair Oaks Park and Warren Street have discussed their concerns
with me regarding the plans for 888 Great Plain Avenue and are also in opposition with the proposed plans. 
>
> Please keep me informed as the discussions continue. 
>
> Thank you for your attention to this matter.
>
> Sincerely,
> Rochelle Goldin
> 68 Warren Street

mailto:rochellegoldin@gmail.com
mailto:planning@needhamma.gov


From: Jim Flanagan
To: Planning
Subject: Proposed development at 888 Great Plain Ave (formerly Hillcrest Gardens)
Date: Tuesday, December 21, 2021 10:01:25 AM

Dear Needham Planning Board Members - 

Thank you for your service to our community. I am writing on behalf of my fellow members 
of the Housing Working Group of Equal Justice Needham. We are an informal group with a 
mission to Remedy past discrimination and current housing crisis by increasing housing 
choice & accessibility of affordable housing in Needham.  In service of the mission, we seek 
to better understand challenges and opportunities by collaboratively working with town 
leadership and other representative groups. It is in that spirit that I write today. 

The purpose of the letter is to share some ideas and feedback related to the proposed 
development at 888 Great Plain Ave. Here is our current understanding based on 
documents and discussion shared at the 11/16/21 Planning Board meeting: 

All ideas presented are preliminary and were shared by the new property owner to 
inform the community and encourage input.

J. Derenzo Properties, LLC, the new owner of the property at 888 Great Plan Ave. 
shared preliminary interest in 1) developing the property for mixed use purposes and 
2) seeking approval for the zoning to be changed from single family to central 
business district or a special permit to allow for such a development.

A concept was shared of a mixed use development to include “a three-story building 
with underground parking, commercial and residential uses on the first floor (there 
are two residential units in the back) and residential use on the second and third 
floors.”  The initial estimate is for 3 retail units; 24 residential units (mix of one to three 
bedrooms); and 39 below grade parking spaces. 

We strongly support development of additional housing units in the CBD but only if they add 
significant numbers of truly affordable units. At first blush, the preliminary proposal does 
neither. Based on the current affordable housing unit target of 12.5%, only 2-3 units would 
be available and it is doubtful they’d be truly affordable. For example, a recent presentation 
by housing experts hosted by the Needham League of Women Voters highlighted how few 
of Needham public employees and school personnel can afford to live here without 
spending significantly more than 30% of household income. And market rents for Chapter 
40B developments range from $2,600-$4,200 for Charles River Landing and $2,200-$5,000 
at The Kendrick.  The one-and two-bedroom units at the Modera Needham are starting at 
$3,200 and $3,600, respectively.  Two-bedroom units in older buildings are at least $1,900 
which would require an income of approximately $84,000.  

mailto:jimdflanagan@gmail.com
mailto:planning@needhamma.gov
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We believe that at least 10 units of affordable housing should be created at the 888 
Great Plain sight with an affordability index that is more realistic and accurate such 
as 65% of AMI. We also ask the Planning Board to consider that site in the context of 
nearby properties such as the First Baptist Church which recently voted to develop a plan 
to close. Alternatively, you might encourage a development similar to the 6 townhomes built 
at 17 High Street (but made more affordable for rent or purchase.) We are also asking the 
Housing Plan Working Group to consider this type of property as part of the new affordable 
housing plan and suggest that the Planning Board not act on this property without sufficient 
input from that group.  
  
Thank you for considering our initial input.  We look forward to working with you on this and 
other planning/zoning considerations in support of your responsibilities to guide the physical 
growth and development of Needham in a coordinated and equitable manner.    

Sincerely, (and wishing you all safe, happy and restful holidays!) 

Jim Flanagan (in collaboration with the EJN Housing Working Group) 
863 Webster Street
jimdflanagan@gmail.com
978-994-9451

Cc: 
Lee Newman, Director of Planning & Community Development 
Alex Clee, Assistant Planner
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From: Douglas Simon
To: Planning
Subject: 888 Great Plain Avenue
Date: Wednesday, December 22, 2021 11:55:34 AM

Planning Board
c/o Lee Newman, Planning Director
Town of Needham
1471 Highland Avenue
Needham, MA 02492

Members of the Board,

My wife and I live at 90 Dedham Avenue in town. We recently became aware of the
development proposal at 888 Great Plain Avenue and wanted to express our concern over the
scope of this project.

Although we are in favor of the town's attempt to produce more affordable housing, we feel
the proposed plan is too big for the given lot size and will in effect eliminate all of the existing
green, open space. 

We are also concerned with the traffic generated from this new, mixed-use, especially with the
proposed crossing of a heavily-trafficked walkway. 

We hope that it's not too late for you to consider our concerns.

Thank you for caring for our neighborhood.

Sincerely,

Anna and Douglas Simon

mailto:douglassimon44@gmail.com
mailto:planning@needhamma.gov


From: John Lally
To: Planning
Subject: Proposed site for 888 Great Plain Ave
Date: Tuesday, December 28, 2021 10:55:14 AM

To The Planning Board of the Town of Needham,

My name is John Lally, owner of 80 Pickering Street, Needham MA.

I'm am totally opposed to the proposed development of 888 Great Plain Ave under these current plans in
front of your Board.

 This proposal would be detrimental to the Neighborhood's character and aesthetics by granting this
Special permit or Variance!!!   Your Board should consider Social and Community needs, Traffic flow and
Safety, and Impact to the Character of this neighborhood.  Why are you changing the Zoning of this
parcel??
 By granting this permit/ Variance, The Planning Board would be nullifying and substantially derogating
from the intent and purpose of the Bylaws of the Town of Needham.

Sincerely,  John Lally

120 Lakeshore Drive
Westwood Ma 02090

mailto:jflsummer@yahoo.com
mailto:planning@needhamma.gov


From: Ronald Waife
To: Planning
Subject: Great concern re 888 Great Plain Avenue
Date: Tuesday, December 28, 2021 6:22:30 PM
Importance: High

Dear Needham Planning Board,
 
I am writing with great concern about proposed plans for development of the Hillcrest
Gardens property at 888 Great Plain Avenue.
 
This location is a prime, pivotal spot in the heart of our Town, where I have lived for 41 years.
Many of the changes in the town center have been for the good, but some have backfired.
Adding a 3-story plain box filling such an important lot, edge to edge, is exactly what we do
NOT need in Town. We are not the Seaport or Manhattan – and although the comparison may
seem laughable, what the plans here have in common is building out of scale to the
neighborhood, blocking views and light, being unwelcome to walking, and creating a closed-in,
urban feel to a Town whose charm needs to be enhanced, not undermined.
 
While I am sorry to see the wonderful open, landscaped green space of Hillcrest Gardens
disappear, I understand this is private property and valuable. Your job as the Planning Board is
to protect the Town from development which is counterproductive. Increased property tax
revenue is fine, but it must always be balanced with the social-environmental impact.
 
If you do nothing else, I urge you to focus on preserving street setback and lines of sight
through the parcel. Building setback preserves the New England Town feel which Needham
desperately needs to preserve and enhance. Indeed, too many houses have been approved
and built in the last few years which, while perhaps meeting technical code standards, have
flouted neighborhood norms for setback, openness, trees, and green space. We do not want
to repeat this on an egregious scale in the heart of Town.
 
I hope the footprint of the proposed construction can be reduced overall, but definitely in
regards to street setback and height, and I hope you will have this guide you in the
development and approval of construction at 888 Great Plain Avenue.
 
Thank you,
 
Ron
 
--

Ronald S. Waife
62 Warren Street

mailto:ronwaife@gmail.com
mailto:planning@needhamma.gov
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From: Keller Scholl
To: Planning
Cc: neighborsfor888gpa@gmail.com
Subject: Proposed development at 888 Great Plain Ave
Date: Friday, December 31, 2021 9:30:57 AM

Dear planning board,

I want to write to you with my enthusiastic support for the development. Adding residential
development close to transit (the 59 and the Needham center stops are less than a five minute
walk away) is an important intervention to fight climate change, and I am excited to see
Needham supporting it. Mixed use development is even better at enabling people to live car-
free or at least not car-dependant lives. Furthermore, expanding the business district will help
Needham's tax base and make it more attractive for small businesses.

I grew up just a few blocks away from Hillcrest Gardens, at 115 Fair Oaks Park. They were
always lovely to walk by, but even lovelier would be new housing for new neighbors to enjoy
the same space I do. I participated in the fight to save Greene's Field, and I'm thrilled that new
people will be able to enjoy easy access to it, because this is great development. I want all to
be welcome here.

I've cc'ed NeighborsFor888GPA@gmail.com to thank them for letting me know of this
opportunity to support your good work.

mailto:keller.scholl@gmail.com
mailto:planning@needhamma.gov
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From: Jackie Scholl
To: Planning
Cc: NeighborsFor888GPA@gmail.com
Subject: Proposed Development at 888 Great Plain Ave
Date: Friday, December 31, 2021 10:00:20 AM

Hello all,

I was so excited to hear about the development plan for 888 Great Plain Ave! My name is
Jackie Scholl, and I live down the road at 115 Fair Oaks Park. I frequently walk by this lot on
my way to Needham house of pizza, Abbot’s, and Harvey’s. It’s been sad to see this vibrant
lot, so close to the downtown, go dormant lately.

I was so excited, then, when I heard there was a possibility that housing could be built on the
site! I would love having more neighbors around, and the idea of twenty four more families
living near me. I’m also excited by the idea that these residents, like me, could drive less than
most Needhamites, because of close access to the 59 bus and the commuter rail, and by virtue
of being within easy walking distance to many restaurants and churches and the playground
and hospital, and a further walk from two grocery stores. Allowing more people to live as
close to town as I do, then, encourages environmentally friendly modes of transport and
supports our climate goals.

Hillcrest Gardens have always been a commercial retail enterprise, even if they were legally
zoned as residential. I look forward to new retail being established in the same lot, and I
support the rezoning to allow this to happen.

My one concern is the excessive amount of parking included in this plan. Why do 24
residential units need 39 parking spaces? Too much of our downtown is already covered by
parking, and more parking simply encourages more driving and more carbon, harming the
planet we share. Needham should develop a formula to cap the maximum amount of parking a
building should have. I do like, however, that this parking is hidden underground, and not on
above-ground lots like so much of our downtown.

Some have raised concerns about the elimination of green space, but Hillcrest Gardens were
always a private commercial enterprise, not a public good. I have fought hard to protect
Greene’s Field and supported the construction of the playground there, which is a public good
and true green space. I am excited to have more neighbors that can enjoy Greene’s Field.

Finally, I wanted to thank Kimberly McCollum and Rochelle Goldin for sending me a letter
letting me know about this opportunity.

Best,
Jackie Scholl

mailto:jackie.h.scholl@gmail.com
mailto:planning@needhamma.gov
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From: CHRIS THOMAS
To: Planning; CHRIS THOMAS
Subject: Proposed use of Hillcrest Gardens Site
Date: Thursday, January 6, 2022 3:57:40 PM

Hope you are well and happy 2022.  I am writing to express great concern regarding
the proposal being considered for the previous location of the Hillcrest Garden as
presented in document 9179 at the November 16th 2021 meeting.

My concerns are many - a few of which I have included here.  The site itself is zoned
Residential and I don't see the justification of changing that zoning, effectively
changing from a single family home to a completely different usage.  Additionally and
just as disturbing is the incredibly out of scale and proportion of the proposal being
consider as presented in document 9179 at the November 16th 2021 meeting.  

The building would be very oversized for the lot, requires changes in setbacks in
addition to zoning use, would create traffic across a busily used walkway and has no
green space. In addition it would create an eyesore as an entrance to Needham
downtown, completely out of character with the other building on that side of the
street and demean the character of what is one of the nicest downtowns in the
western suburbs.  

As a longtime resident of Needham who has been involved with several community
efforts and projects and a close neighbor to the location I find it hard to see any
justification of allowing this site to be used in this way and feel obliged to reach out
and express my concerns.  

Please let me know status of this proposal and any next steps in the process.  I can
be reached at this e-mail or my cell at 781-258-7912.  Thanks for your attention in this
matter.   

Christopher (Chris) and Nancy Thomas  
130 Warren Street, Needham MA 02492 

mailto:cgthomas@comcast.net
mailto:planning@needhamma.gov
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Town of Needham 

Planning Board 

500 Dedham Ave. 

Needham MA 02492 

 

January 10, 2022 

 

Dear Director Newman, Chairman Alpert, Needham Planning Board Members and neighbors,  

I wanted to express my support toward the effort being made for the proposal of 

additional rental with some affordable housing in Needham at the former location of Hillcrest 

Gardens.   I am a lifelong resident of Needham and I was raised on Great Plain Ave just outside 

Needham Center. I stayed in town to raise my four now grown children, though I have 

exclusively rented for my adult life.  My oldest and her husband are expecting their first and also 

renting in Needham.  They have both made their careers working with special needs children in 

therapy and education, and hope to stay in Needham to raise their children.   

There is a real shortage of rentals in Needham, as well as a very high demand for them. 

The center is an ideal location since the traffic patterns there have already been forged, and 

because it is not in anyone’s direct “back yard”. 

The residents of Needham are, by and large, wonderfully kind and compassionate people 

but sometimes those traits retreat when proposals such as this come up.  A big pushback against 

rentals and affordable housing is met with a fear of the unknown, and concern about what may 

negatively impact the individual neighbors and their property values.   



It’s important to say that the qualified affordable unit renters and 40B eligible families 

like my own are already here, and many have always been here.  They are your friends, 

classmates, neighbors and Town employees, such as myself.  

I am hopeful that the Board will also be pleased to see that an invested existing Needham 

builder, who has historically constructed gorgeous homes, is eager to create attractive housing 

for a broader cross section of Needham’s families and future families than the typical builder 

looks to accomplish.  It is both valuable and important to embrace the diverse housing 

opportunities beyond the “minimum requirement”.  At the end of the day, I don’t believe 

Needham is a town who aspires to doing “the least required”, as opposed to the right thing for 

many as opposed to the few who can easily afford it and moreover, most benefit from it.  

Sincerely,  

 

Lynn Palmatier 

700 Greendale Ave, Needham MA 02492 

















Mary MacMahon 
89 Warren Street 

Needham, MA  02492 
 
 
 

January 17, 2022 
 
Dear Chairman Alpert, Mr. Block, Mr. Jacobs, Ms. McKnight, and Ms. Espada: 
 
I am writing regarding the proposed zoning change for 888 Great Plain Avenue – the former site of 
Hillcrest Gardens.  I understand the symmetry that would occur in changing the zoning for this property 
from “residential” to “commercial.  However, I would like to bring forward the following concerns: 
 

1.  I do not support the accommodation to the applicant of changing the side setback to 10 feet, 
from 50 feet.  Side setbacks are in place for a reason, and in this situation, I feel that a minimum 
50 foot side setback is appropriate.  The two churches on this block provide a beautiful gateway 
into Needham Center.   It would be a shame to have a large residential building with storefronts 
overshadow and crowd these churches.  I am sorry that the existing side setback requirement 
makes the applicant’s plans for this site more difficult to achieve, but I don’t believe this is a 
reason to grant this exception, particularly since this setback requirement was known, or should 
have been known when the property was purchased. 

 
2.  I am looking forward to hearing the findings and recommendations of the Housing Plan Working 

Group.  I believe the intent of this group is to take a big picture approach to addressing housing 
needs in Needham, rather than making changes on an individual or piecemeal basis.  I believe 
that making zoning changes to individual parcels of land just before this committee has had the 
opportunity to make their recommendations should be done only under extraordinary 
conditions, which I don’t believe this situation qualifies for.  Once again, the applicant knew, or 
should have known that this property was zoned “residential” when it was purchased, and likely 
even knew about the work being done by the Housing Plan Working Group.  To expect to vault 
over this process does not seem appropriate to me. 
 

I believe that there is the potential for other concerns with this development.  Specifically the 
impact on traffic and parking on Great Plain Avenue and surrounding areas, the preservation of 
green space, and the impact on the surrounding community.  However, I will wait to address these 
when more definitive plans have been established.  I understand that there will be a public hearing 
regarding these zoning changes, but I would suggest that the solicitation of public input may be 
helpful in this process before the board makes a recommendation based exclusively on meeting 
with the applicant.   
 
I appreciate your time and attention to this matter. 
 
Sincerely, 
 
Mary MacMahon 
TMM Precinct 
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          NEEDHAM PLANNING BOARD MINUTES 
 

September 21, 2021 
 
The Needham Planning Board Virtual Meeting using Zoom was remotely called to order by Adam Block, Vice-Chairman, 
on Tuesday, September 21, 2021, at 7:15 p.m. with Mr. Jacobs and Mmes. McKnight and Espada, as well as Planning 
Director, Ms. Newman. 
 
Mr. Block took a roll call attendance of the Board members and staff.  He noted this is an open meeting that is being held 
remotely because of Governor Baker’s executive order on March 12, 2020 due to the COVID Virus.  All attendees are 
present by video conference.  He reviewed the rules of conduct for zoom meetings.  He noted this meeting does include a 
public hearing and there will be public comment allowed.  If any votes are taken at the meeting the vote will be conducted 
by roll call.  All supporting materials are posted on the town’s website. 
 
Public Hearing: 
 
7:20 p.m. – Major Project Site Plan Special Permit: 2021-03: Needham Nutrition LLC, 915 Great Plain Avenue, 
Needham, MA, Petitioner (Property located at 915 Great Plain Avenue, Needham, MA).  Regarding proposal to 
occupy approximately 864 square feet of existing first floor commercial space to operate a business selling Smoothies, 
Protein Shakes, Energy Drinks, Immune Booster Drinks, Collagen Drinks, Fitness Drinks, and similar items for 
consumption on and off the premises. 
 
Upon a motion made by Mr. Jacobs, and seconded by Ms. McKnight, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to waive the reading of the public hearing notice. 
 
Evans Huber, attorney for the applicant, noted this is a 3 unit building at the corner of Great Plain Avenue and Pickering 
Street.  The applicant proposes to occupy the left side and they are here to seekfor a parking waiver.  The previous occupant 
was retail and required 3 parking spaces.  The applicant proposes to open retail that serves protein, energy drinks and such.  
Take- out requires 10 spaces.  There will be a small retail component that would require 3 spaces.  There will be 7 seats 
inside which would require 3 spaces for a total of 16 spaces.  This is an increase of 13 spaces over the previous use.  There 
will only be interior renovations and no façade change.  Mr. Huber noted the other 2 tenants received waivers for parking.  
There are 2 or 3 spaces in back but there is not sufficient parking for any tenant occupants. 
 
Mr. Huber stated the starting hours of operation would be Monday through Friday 10:00 a.m. to 6:00 p.m. and Saturday 
10:00 a.m. to 2:00 p.m.  There may be longer hours to 6:00 p.m. on Saturday as it grows.  There will be 2 to 3 staffstaff, but 
the business may need 4 if successful.  He wouldis requesting 10:00 a.m. to 6:00 p.m. on Saturday with 4 staff to prevent 
having to come back if the business is successful.  The applicant will get municipal parking stickers for his staff.  Mr. Huber 
reviewed the reliefwaivers being requested – a Special Permit for further Site Plan Review, a Special Permit to allow a 
business in the Center Business District most closely described as retail sales of ice cream, frozen yogurt, etc., a Special 
Permit to allow more than one use on a lot and a Special Permit to waive strict adherence to the off-street parking 
requirements. 
 
The applicant anticipates most patrons will already be in Needham Centerthere shopping or working and the business will 
be mostly pedestrian oriented.  There is no proposed signage yet.  There is substantial on street parking on Great Plain 
Avenue, Pickering Street, and the municipal parking lots.  Mr. Huber stated he believes the criteria for the waiver requests 
has been met.  Mr. Block noted the following correspondence for the record: 2 letters from Attorney Huber dated 8/13/21 
and 8/20/21, emails from the Fire Department and Police Department with no comments and an email from the Board of 
Health with comments.  She asked Mr. Huber if he had seen them.  He has, and he noted the Health Department comments 
were relating to dumpsters and grease traps if appropriate.  No grease will be used but there will be a need for a recycling 
dumpster.  The applicant will make arrangements for a recycling receptacle and to share the current dumpster.  Adilson 
Pires, applicant, stated he will probably install a grease trap but does not deal with grease. 
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Ms. McKnight stated there are 3 parking spaces on the property and asked if they are allocated to the other tenants or in the 
permits.  Ken Mackin, property owner, stated 2 spaces are allocated to the Karate Studio and one to the dentist.  Ms. 
McKnight asked what the prior retailer was.  Mr. Huber noted Mostly Gray Boutique, a clothing store.  Ms. McKnight noted 
parking along the street and asked where a handicapped person would park.  Mr. Mackin stated there are no handicap 
metered spaces on Great Plain Avenue nor any on Pickering Street.  He noted the nearest would be Walgreen’s parking lot.  
He is not aware if the town has any.  Ms. McKnight noted the town is considering putting forward an expansion of outdoor 
seating.  It may be that the Select Board might allow more outdoor seating in this block.  Is there any expectation for outdoor 
seating?  Mr. Pires stated he does not really see it.  People would probably take their beverageit to go or go to the park.  It 
would be nice, but the layout would make it difficult.  Mr. Block asked if the current dumpster iswas screened and was 
informed it iswas.  He asked how it was screened.  Mr. Mackin stated there is an offset adjacent to the bulkhead at the rear 
of the property.  Mr. Block asked if screening was a requirement.  Ms. Newman noted they have required a wood fence in 
the center with a door.  Mr. Mackin stated he has owned the building since 2014 and has had no complaints or issues. 
 
Upon a motion made by Mr. Jacobs, and seconded by Ms. Espada, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to close the hearing. 
 
Ms. Newman will draft an affirmative decision for the 10/5/21 meeting.  The Board will vote the relief then. 
 
Bonnie Shuer – Request to discuss Development in Needham and Preserving Trees. 
 
Mr. Block noted correspondence from Bonnie Shuer regarding removal of trees.  Ms. Shuer, of 37 Richard Road, stated she 
has lived in Needham 47 years.  Needham has always preserved its assets and updated buildings.  A major practice is to tear 
down old houses and replace with new ones.  Progress is necessary and keeps Needham desirable.  Most sites are clear cut 
and leveled of trees and greenery – a practice easy for builders but bad for Needham.  There needs to be respect and 
preservation of open spaces.  The town cannot allow older growth trees to be taken down.  This creates a buffer between 
properties and provides oxygen.  When trees are removed there should be a requirement the trees be replanted.  The town 
should have By-Laws to maintain green spaces.  It is in the Town’s best interests to safeguard trees.  In her neighborhood 7 
acres of trees were lost for 9 houses.  There should be a tree beautification fee. 
 
Ms. Shuer stated she talked with several town employees and Ed Olson is the closest thing to an arborist.  She feels builders 
should pay a fee or replant berms in town.  There should be more renovations of existing homes.  With only million 
dollarmillion-dollar homes being built the town is not accessible to all.  Having homes for young families and downsizing 
seniors is a worthy goal.  The Select Board has 3 related goals for 2021-2022.  This shows the town is concerned.  She hopes 
the Board will give careful thought to their requirements and reconsider a tree by-law.  There needs to be an end to the 
destructive removal of trees.  She thanked the Board for listening. 
 
Mr. Block noted the following correspondence for the record: an email from Bonnie Shuer; an email from Jenny Small; an 
email from Stacy Blasberg and an email from Beverly Schwartz.  He noted a Tree By-Law is a matter of a general by-law 
and the Select Board is the Board of jurisdiction.  He suggested Ms. Shuer reach out to the Select Board.  He also suggested 
this be discussed at the Chair/Vice-Chair meeting with the Select Board to see what is possible.  He noted steps that would 
need to be taken to put this forward and financially support the endeavor.   Mr. Jacobs did not think there was a reason the 
Planning Board could not advertise and hold a hearing on this even if the goal is not zoning.  Ms. Newman agreed the Board 
could hold a hearing.  She noted a draft Tree By-Law was developed over a number of years and then other priorities came 
along and it was dropped. 
 
Mr. Block stated he would discuss this with the Chair and then at the Select Board Chair/Vice-Chair meeting to see who 
wants to hold a hearing.  Ms. McKnight stated she remembers a meeting where Tree Warden Ed Olson was in attendance 
and the concept was discussed.  It got bogged down with concern that it would be a lot of work for the town staffstaff, and 
she felt discouraged.  She is encouraged by what Ms. Shuer said and that the Select Board has it on their goals.  She feels 
the Board got discouraged a couple of years ago and let it go.  Ms. Shuer commented she is pleased by the response tonight.  
She feels there has to be some way to hold people responsible for removing old growth trees that do not need to come out.  
Ms. Espada noted an environmental group being put together as a committee for the Town.  This may be good for that 
group.  Mr. Block thanked Ms. Shuer for bringing this forward to the Board. 
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Planning Board Recommendations on zoning articles for the October 2021 Special Town Meeting: Article 1: Amend 
Zoning By-Law – Outdoor Seating. 
 
Mr. Block noted the Planning Director sent a further revision today.  There are existing regulations on temporary outdoor 
seating.  This is opening it up to all eat-in restaurants with waiter/waitress service.  The changes have been added to 
paragraphs k-o.  The use table needs to be modified where this use was previously permitted and is not allowed for all 
restaurants.  Ms. McKnight suggested the numbering and paragraphs be modified. 
 
Upon a motion made by Mr. Jacobs, and seconded by Ms. McKnight, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to recommend adoption of the Outdoor Seating Article in the form presented with minor numerical changes 

recommended by Ms. McKnight. 
 
Review of applications received for two at-large appointments for the Housing Plan 2021 and vote to appoint. 
 
Mr. Block stated he received a thoughtful review of the applicants from Mr. Alpert.  Ms. McKnight stated they have not 
identified who would chair this group.  She and Ms. Espada would like to help each other with this committeecommittee, 
and she suggested Ms. Espada who is comfortable with meetings. Ms. Espada asked if they could be co-chairs as they 
complement each other.  Mr. Block felt that was fine.  After discussion it was decided Ms. Espada and Ms. McKnight would 
co-chair the committee.  Mr. Block suggested they should be appointed as co-chairs of the committee.  Mr. Jacobs 
commented he was uncomfortable that people may object.  He feels they should first be appointed as members of the 
committee. 
 
Upon a motion made by Mr. Jacobs, and seconded by Mr. Block, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to nominate Ms. Espada and Ms. McKnight as members of the Housing Plan 2021 Committee. 
 
Mr. Jacobs stated at the first meeting people should be told this is a Planning Board Committee and the Planning Board 
would run the Committee.   
 
Upon a motion made by Mr. Jacobs, and seconded by Mr. Block, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to appoint Ms. Espada and Ms. McKnight as Co-Chairs of the Housing Plan 2021 Committee. 
 
Mr. Jacobs stated it would have been nice to put a face to a resume and ask a few questions.  He does not know these people 
at all.  Many of these people look terrific on paper.  There is a lot of great backgroundbackground, and he was really 
impressed.  He stated he is only on the Board for 6 more months.  This is a great way for these people to get involved.  He 
would be happy to talk to any and all of them.  He felt it as really hard to rank these people, but he would give 3 names – 
Amanda Berman, Emily Cooper and Andrew Cohen.  Mr. Block stated Mr. Alpert had the same comments and 
recommended Ms. Berman and Mr. Cohen as well. 
 
Ms. McKnight agreed with Mr. Jacobs commentscomments, and she feels any 2 would be good on the committee.  She 
would like to work with Oscar Mertz.  He is an architect and has been active in Equal Justice Needham.  He is a good team 
member, listens to others, researches and brings back knowledge. She has never met Rhonda Spector but to understand how 
affordable housing is financed would be wonderful to have.  Ms. SpectorShe has a good background and knows how state 
agencies work and the funding.  She has met Amanda Berman who is very well experiencedexperienced, but she is 
concerned that hernot sure the skills would be too similar to Karen Sunnarborg.  She is looking for finance experience.  She 
feels any of them would be good.  Ms. Espada stated she is pleased with the number of applicants and the quality.  Oscar 
Mertz and Emily Cooper stood out for her as being able to bring something different to the table.  Rhonda Spector sounded 
interestinginteresting, and Amanda Berman has a lot of experience.  She stated she would like to meet perhaps the top four. 
 
Mr. Block stated there were so many qualified candidates.  Mr. Mertz has architectural expertise,expertise; Mr. Cohen has 
a social services background with another perspective.  It is a difficult decision.  He found skills and strengths in Ms. 
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Berman, Mr. Cohen and Ms. Cooper.  He suggested Ms. Espada and Ms. McKnight set up interviews and can report back 
after the interviews.  The Board will appoint at the 10/5/21 meeting.  Mr. Jacobs asked if he could attend the interviews.  
Ms. Newman will post the meeting.  She noted the goal is to get this done next week.  She will coordinate.  Ms. Espada 
suggested a quick 15 or 20 minutes per person. 
 
Minutes 
 
Ms. McKnight noted on the 6/29/21 minutes, page 3, it says “Mr. Alpert stated he would remove convenience stores.”  She 
feels it should be “not” remove convenience stores.  Ms. Newman will listen to the tape to verify. 
 
Upon a motion made by Ms. McKnight, and seconded by Ms. Espada, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to accept, with edits, the minutes of the 7/14/21 Planning Board meeting. 

 
Correspondence 
 
Ms. McKnight noted the annual Needham Diversity Summit wanted someone to talk about housing in a breakout group.  
She stated she was willing to lead the group.  Ms. Newman stated she thought it was discussed at the last meeting and it 
was decided the new committee would do that.  Ms. McKnight and Ms. Espada can do it as co-chairs now. 
 
Report from Planning Director and Board members. 
 
Ms. Newman stated she has not heard anything from Oak Street for the temporary occupancy permit on the revised drawings.  
She also stated that she may need to involve the Planning Board on a project.  TheTo provide capacity for electric vehicles 
for the Public Services Administration Building (PSAB) has them adding transformers and overhead wires.  She is working 
with Hank Haff to see if the wires cannot be underground.  She may need input from the Board if it cannot be resolved. 
 
Upon a motion made by Mr. Jacobs, and seconded by Ms. Espada, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to adjourn the meeting at 9:05 p.m. 
 
 
Respectfully submitted, 
Donna J. Kalinowski, Notetaker 
 
 
 
 
__________________________________ 
Adam Block, Vice-Chairman and Clerk 



From: Lee Newman
To: Alexandra Clee
Subject: Fwd: Carbon Health Needham Gateway Planning Board Meeting Jan 4
Date: Wednesday, January 5, 2022 9:26:32 AM

Sent from my Verizon, Samsung Galaxy smartphone
Get Outlook for Android

From: Elizabeth Kaponya <liz.kaponya@gmail.com>
Sent: Tuesday, January 4, 2022 11:49:43 PM
To: Lee Newman <LNewman@needhamma.gov>
Subject: Re: Carbon Health Needham Gateway Planning Board Meeting Jan 4
 
Hi Lee,
Thankyou for the explanation why there was no neighborhood input at tonight's Zoom
meeting. However i feel that there should have been input - even if acknowledging email
questions to Attorney Mann. 
I have looked up Carbon Health online, and seen that they characterize themselves as
"CLINICS" - with Primary Care, URGENT CARE, and COVID Testing as their main
activities.
Long lines of 2.5 hrs per person to be tested..
As proof of this - Carrie Douglas is listed as their "General Manager of Clinics" and Roger
Wu,MD listed as their "Medical Director of Clinics". 
There will not be enough parking for all this activity.
Also please ask about the hours of operation, and if they will be open 24/7???
Please ask the members of the Planning Board to respond to all this,
Elizabeth Kaponya
TMM "J" 

On Tue, Jan 4, 2022 at 4:56 PM Lee Newman <LNewman@needhamma.gov> wrote:

Elizabeth,

 

At the Planning Board meeting tonight, the Board will be reviewing the zoning opinion
which was issued by the Building Commissioner (copy attached).  No public comment will
be taken tonight.

 

Should Carbon Health decide to proceed at this location an amendment to the current special
permit which the Planning Board holds at the location will be required.  This second step
will require a public hearing at which public input on the application will be sought and the
details of the specific proposal will be reviewed.

 

mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=2918EF72EEB4469B933B859BCB20DEC4-LEE NEWMAN
mailto:aclee@needhamma.gov
https://aka.ms/AAb9ysg
mailto:LNewman@needhamma.gov


I hope this clarifies the process.

 

Lee

 

om: Elizabeth Kaponya <liz.kaponya@gmail.com> 
Sent: Monday, January 3, 2022 11:34 PM
To: Lee Newman <LNewman@needhamma.gov>
Cc: Janice Epstein <janiceeps@comcast.net>; Robert Deutsch <bloomeanie@icloud.com>;
John Negoshian <astroman396@hotmail.com>
Subject: Carbon Health Needham Gateway Planning Board Meeting Jan 4

 

Hi Lee,

I think you already got a version of this email - but to sumerize, 3 TMMs. Landlords, and
Abutters would like input into this Meeting.

Carbon Health advertises itself as a "Clinic", and it's primary functions is : Primary Care,
Urgent Care, & Covid Testing (with long 2hr+ lines). What are their hours of operation? Are
they open 7 days a week and Holidays? 

Medical Waste - Dumpsters that need to be moved to the center of the parking lot.

Let's get all this information out into the open before we approve this.

 

Elizabeth Kaponya

TMM "J" 

mailto:liz.kaponya@gmail.com
mailto:LNewman@needhamma.gov
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