
NEEDHAM PLANNING BOARD 

Tuesday  February 7, 2023 

7:00 p.m. 

Charles River Room 

Public Services Administration Building, 500 Dedham Avenue 

AND  

Virtual Meeting using Zoom 

Meeting ID: 880 4672 5264 

(Instructions for accessing below) 

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: 880 4672 5264 

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: 880 4672 5264 

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: 880 4672 5264 

Direct Link to meeting: https://us02web.zoom.us/j/88046725264 

1. Board of Appeals – February 16, 2023.

2. Vote to extend Housing Plan Working Group appointments to December 31, 2022.

3. Public Hearing:

7:15 p.m. Major Project Site Plan Special Permit No. 2022-03: WELL Belfour Needham Landlord LLC, 

4500 Dorr Street, Toledo, Ohio, 43615, Petitioner. (Property located at 100-110 West Street, 

Needham, MA). Regarding proposal to redevelop the property to include 155 units of senior 

housing, consisting of 127 Assisted Living apartments and 28 Alzheimer’s/Memory Care 

units. Please note: this hearing has been continued from the August 16, 2022, September, 20, 

2022, October 18, 2022, November 15, 2022 and December 19, 2022 meetings of the Planning 

Board. Please Note: The Applicant has requested to withdraw this application and has stated 

they will file another application at this property.  

4. Review of Zoning Articles for the May 2023 Annual and Special Town Meeting.

5. Public Hearing:

8:15 p.m. 920 South Street Definitive Subdivision: Brian Connaughton, 920 South Street, Needham, 

MA, Petitioner, (Property located at 920 South Street, Needham, MA). Please note: this 

hearing has been continued from the December 19, 2022 and will be further continued. 

Scenic Road Act and Public Shade Tree Act: Brian Connaughton, 920 South Street, Needham, 

MA, Petitioner, (Property located at 920 South Street, Needham, MA). Please note: this 

hearing has been continued from the December 19, 2022 and will be further continued. 

6. Minutes.

7. Report from Planning Director and Board members.

8. Correspondence.

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

http://www.zoom.us/
http://www.zoom.us/
https://us02web.zoom.us/j/88046725264


 

 

Next ZBA Meeting – March 16, 2023 

 

NEEDHAM 

ZONING BOARD OF APPEALS 

AGENDA   

           Thursday, February 16, 2023 - 7:30PM 

Zoom Meeting ID Number: 869-6475-7241 

 

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 Meeting ID:  869-6475-7241 

Or join the meeting at link: https://us02web.zoom.us/j/86964757241 

    

AGENDA 
Minutes    Review and approve Minutes from January 19, 2023 meeting.  
 

Case #2 – 7:30PM 50 Morningside Road –Michael and Siobhan O’Connell, owners, applied 

for a Special Permit under Sections 3.15 and any other applicable Sections 

of the By-Law to allow the addition of an Accessory Dwelling Unit (ADU) 

to a single-family residence. The property is located at 50 Morningside 

Road, Needham, MA in the Single Residence B (SR-B) District. 

Case #2 -  7:30PM 28 Tudor Road – Jeanne Schwalbach, owner, applied for a Special Permit 

under Sections 3.15 and any other applicable Sections of the By-Law to 

allow the addition of an Accessory Dwelling Unit (ADU) to a single-family 

residence. The property is located at 28 Tudor Road, Needham, MA in the 

Single Residence B (SR-B) District. 

  

 

https://us02web.zoom.us/j/86964757241
http://www.zoom.us/
https://us02web.zoom.us/j/86964757241




















































            
          

 
 
6.1.2  
 
 There shall be permitted as an accessory use on residential property in the Single Residence A, 
Rural Residence – Conservation, and Institutional districts garage space for not more than three (3) cars. 
and in the Single Residence B, General Residence, Business and Industrial districts garage space for not 
more than two (2) cars. 
 
 

There shall be permitted as an accessory use on two-family residential property in the General 
Residence and Business districts garage space for not more than two (2) cars per dwelling unit. 
 

There shall be permitted as an accessory use on single-family residential property in the Single 
Residence B, General Residence, Business and Industrial districts garage space for not more than three 
(3) cars, provided that the third garage shall be designed and located as follows: 
 

(a) the garage-space door shall be on the façade of a dwelling, which façade faces a side lot 
line, or the rear lot line, or if the dwelling is on a corner lot, does not face the street or 
way toward which the front entry door of the dwelling is oriented, for purposes of this 
Section 6.1.2 referred to as the front façade; or 
 

(b) the garage-space door shall be on the front façade of a dwelling, provided (i) that the 
garage is set back at least five (5) feet from the portion of the front façade of the dwelling 
that has the longest length, and (ii) the length of all garage spaces on the front façade of 
the dwelling does not exceed 50% of the total length of the front façade of the dwelling, 
or (iii) the garage is located in the basement of the dwelling and accessed by means of a 
ramp; or 

 
(c) The additional garage space shall be located in an accessory building where the accessory 

building is separate from and set back at least five (5) feet from the portion of the front 
façade of the principal structure that has the longest length. 

 
 Upon application the Board of Appeals may issue a Special Permit for (i) one additional garage 
space per lot in the Single Residence A, Rural Residence – Conservation, and Institutional  districts for a 
total of four (4) garage spaces, or (ii) one additional garage space per lot in the Single Residence B, 
General Residence, Business and Industrial districts for a total of three (3) garage spaces, 
notwithstanding that the garage-space door is not permitted under the paragraph above, provided that the 
premises in questions are reasonably adaptable to such use and will allow proper layout thereof 
(including adequate separation of buildings or structures and open areas from adjacent premises), and 
provided further that the proposed use; 
 

(a) will not alter the character of the premises in which it is located, 
 

(b) will not have a material adverse effect on the value of the land and buildings or structures in 
the neighborhood, or on the amenities thereof, and 
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(c) will not produce noise, odors or glare observable at the lot lines in amounts clearly 

detrimental to the normal use of adjacent property. 
 

In acting upon applications for such Special Permits, the Board of Appeals shall be governed by 
the provisions of Section 7.2. 

 
 



            
          

 
 
6.1.2  
 
 There shall be permitted as an accessory use on residential property in the Single Residence A, 
Rural Residence – Conservation, and Institutional districts garage space for not more than three (3) cars. 
 

There shall be permitted as an accessory use on two-family residential property in the General 
Residence and Business districts garage space for not more than two (2) cars per dwelling unit. 
 

There shall be permitted as an accessory use on single-family residential property in the Single 
Residence B, General Residence, Business and Industrial districts garage space for not more than three 
(3) cars, provided that the third garage shall be designed and located as follows: 
 

(a) the garage-space door shall be on the façade of a dwelling, which façade faces a side lot 
line, or the rear lot line, or if the dwelling is on a corner lot, does not face the street or 
way toward which the front entry door of the dwelling is oriented, for purposes of this 
Section 6.1.2 referred to as the front façade; or 
 

(b) the garage-space door shall be on the front façade of a dwelling, provided (i) that the 
garage is set back at least five (5) feet from the portion of the front façade of the dwelling 
that has the longest length, and (ii) the length of all garage spaces on the front façade of 
the dwelling does not exceed 50% of the total length of the front façade of the dwelling, 
or (iii) the garage is located in the basement of the dwelling and accessed by means of a 
ramp; or 

 
(c) The additional garage space shall be located in an accessory building where the accessory 

building is separate from and set back at least five (5) feet from the portion of the front 
façade of the principal structure that has the longest length. 

 
 Upon application the Board of Appeals may issue a Special Permit for (i) one additional garage 
space per lot in the Single Residence A, Rural Residence – Conservation, and Institutional  districts for a 
total of four (4) garage spaces, or (ii) one additional garage space per lot in the Single Residence B, 
General Residence, Business and Industrial districts for a total of three (3) garage spaces, 
notwithstanding that the garage-space door is not permitted under the paragraph above, provided that the 
premises in question are reasonably adaptable to such use and will allow proper layout thereof 
(including adequate separation of buildings or structures and open areas from adjacent premises), and 
provided further that the proposed use; 
 

(a) will not alter the character of the premises in which it is located, 
 

(b) will not have a material adverse effect on the value of the land and buildings or structures in 
the neighborhood, or on the amenities thereof, and 

 
(c) will not produce noise, odors or glare observable at the lot lines in amounts clearly 

detrimental to the normal use of adjacent property. 



            
          

 
In acting upon applications for such Special Permits, the Board of Appeals shall be governed by 

the provisions of Section 7.2. 
 
 



ARTICLE 1:   AMEND ZONING BY-LAW – ACCESSORY 3-CAR GARAGE USE IN SINGLE 
RESIDENCE B, GENERAL RESIDENCE, BUSINESS AND INDUSTRIAL 
DISTRICTS 

 
To see if the Town will vote to amend the Needham Zoning By-Law as follows: 
 
(1) In Section 6.1, Accessory Uses, Subsection 6.1.2, by deleting from the first sentence of the first 

paragraph the words “and in the Single Residence B, General Residence, Business and Industrial 
districts garage space for not more than two (2) cars” so that the sentence shall now read as follows:  

 
“There shall be permitted as an accessory use on residential property in the Single 
Residence A, Rural Residence – Conservation, and Institutional districts garage space for 
not more than three (3) cars.” 
 

(2) In Section 6.1, Accessory Uses, Subsection 6.1.2, by adding a new second and third paragraph to 
read as follows: 

 
“There shall be permitted as an accessory use on two-family residential property in the 
General Residence and Business districts garage space for not more than two (2) cars per 
dwelling unit. 

 
There shall be permitted as an accessory use on single-family residential property in the 
Single Residence B, General Residence, Business and Industrial districts garage space for 
not more than three (3) cars, provided that the third garage shall be designed and located 
as follows: 

 
(a) the garage-space door shall be on the façade of a dwelling, which façade faces a 

side lot line, or the rear lot line, or if the dwelling is on a corner lot, does not face 
the street or way toward which the front entry door of the dwelling is oriented, for 
purposes of this Section 6.1.2 referred to as the front façade; or 
 

(b) the garage-space door shall be on the front façade of a dwelling, provided (i) that 
the garage is set back at least five (5) feet from the portion of the front façade of 
the dwelling that has the longest length, and (ii) the length of all garage spaces on 
the front façade of the dwelling does not exceed 50% of the total length of the front 
façade of the dwelling, or (iii) the garage is located in the basement of the dwelling 
and accessed by means of a ramp; or 

 
(c) The additional garage space shall be located in an accessory building where the 

accessory building is separate from and set back at least five (5) feet from the 
portion of the front façade of the principal structure that has the longest length.” 

 
(3) In Section 6.1, Accessory Uses, Subsection 6.1.2, by ordering the second paragraph as paragraph 

four and revising the first sentence of said paragraph to read as follows (new language underlined):  
  

Upon application the Board of Appeals may issue a Special Permit for (i) one additional 
garage space per lot in the Single Residence A, Rural Residence – Conservation, and 
Institutional  districts for a total of four (4) garage spaces, or (ii) one additional garage 



space per lot in the Single Residence B, General Residence, Business and Industrial 
districts for a total of three (3) garage spaces, notwithstanding that the garage-space door 
is not permitted under the paragraph above, provided that the premises in question are 
reasonably adaptable to such use and will allow proper layout thereof (including adequate 
separation of buildings or structures and open areas from adjacent premises), and provided 
further that the proposed use;” 

 
Or take any other action relative thereto. 
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3.15 Accessory Dwelling Units (ADUs)   

 
3.15.1 Intent 
 

The intent and purpose of this section is to permit accessory dwelling units (ADUs) in 
single-family dwellings or in buildings accessory to single-family dwellingshomes for occupancy 
by (a) an Owner (as defined in this section 3.15.2) or (b) Family (as so defined) of an Owner of 
the property (as so defined) or (c) Caregiver (as so defined)s to an Owner of the property or a 
Family member of an Owner or (d) a Lessee (as so defined) of an Owner  (as so defined) who 
resides in the ADU or the principal dwelling unitproperty as his or her primary residence, all 
subject to the standards and procedures hereinafter set forth.  It is also the intent to assure that the 
single-family character of the neighborhood will be maintained and that the ADU accessory unit 
remains subordinate to the principal use of the property as a single-family detached dwellingliving 
quarters. 

 
 
 3.15.2  Definition 

 
(a)  Accessory dwelling unit (ADU) is an apartment in a single-family detached 

dwelling or in a building that is accessory to a single-family detached dwelling, 
which apartment that is a second, self-contained dwelling unit and a complete, 
separate housekeeping unit containing provisions for living, sleeping, cooking and 
eating.  This unit shall be subordinate in size to the principal dwelling unit on a lot 
and shall be constructed to maintain the appearance and essential character of athe 
single-family dwelling or a single-family dwelling with an accessory building.   

 
(b)  “Caregiver” shall mean an adult who regularly looks after an elderly, chronically 

ill or disabled Owner who needs assistance with activities of daily living or an 
Owner’s Family member who needs such assistance and for whom the property is 
such elderly, chronically ill or disabled person’s primary residence.  

 
(c)  “Family” as a capitalized word, for the purpose of specifying, pursuant to Section 

3.15.3.1 who may occupy the dwelling unit that is not Owner occupied, shall mean 
other persons who are related to an Owner,  or Caregiver or Lessee, by blood,, 
adoption or marriage, and who are related to such Owner,  or Caregiver or Lessee 
as follows: spouse, parent, sibling, child, grandchild, grandparent, aunt, uncle or a 
spouse or child of any such resident person.  

 
(d)  “Owner” shall mean a person who holds record title to the property directly or 

indirectly and for whom the property is such Owner’s principal residence. Indirect 
ownership includes but is not limited to a beneficiary of a trust holding record title 
to the property and a majority owner of the voting stock of a corporation or the 
membership units of a limited liability company holding record title to the property. 
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(e) .Lessee” shall mean a person or persons who has entered into a written lease with 
the Owner as lessor permitting occupancy of the ADU or the principal dwelling 
unit for a period of time of at least one year by the Lessee and Family of the Lessee,  
which lease shall prohibit the Lessee from (i) subleasing, (ii) assigning the lease, or 
(iii) offering housing accommodations on a short-term basis using an on-line venue 
such as Airbnb or by any other means to persons who are not Family of the Lessee, 
provided further that the Owner shall have filed a copy of such lease with the 
Building Commissioner as a pre-condition of the issuance of an occupancy permit 
for the ADU, whether to be occupied by the Owner or the Lessee. 

 
 
 
3.15.3.1  Use Regulations for ADU within a Single-family Dwelling 
 

An Such accessory dwelling unit (ADU within a single-family detached dwelling) shall be 
permitted upon the issuance of a Special Permit by the Board of Appeals under the following use 
regulations: 

 
(a)   There shall be no more than one ADU on a lot, which ADU shall be located in the 

single-family detached dwelling and not in an accessory building. 
 
(b) At least one of the units, the principal unit or the ADU, shall be Owner-occupied, 

except for a temporary absence of the Owner for a period of nine months or less if 
written notice thereof is made to the Building Commissioner on a form prescribed 
by the Commissioner within 60 days of the commencement of the absence. 

   
(c)   Occupancy of the unit that is not Owner-occupied shall be limited to a member or 

members of the Owner’s Family or a Caregiver and such Caregiver’s Family or a 
Lessee and such Lessee’s Family; provided that occupancy of the principal 
dwelling unit and the ADU combined shall be limited to five persons who are not 
Family of the Owner. 

 
(d)  The size of the ADU shall be limited to 850 square feet of living space and shall 

have no more than one bedroom.  
 

(e) Off-street parking shall be provided for residents of both units with a minimum of 
one parking space per dwelling unit.   

 
(f)   Adequate provisions for the proper disposal of sewage and , waste, and drainage 

generated by the ADU shall be in accordance with Board of Health requirements, 
and the proper disposal of stormwater shall be in accordance with the Needham 
Stormwater By-law as administered by the Director of Public Works, if applicable 
based on the size of any addition to the principal dwelling or an accessory building 
to accommodate the ADU. 

. 
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(g) Compliance with the ingress and egress provisions of the Massachusetts State 
Building Code, applicable to dwelling units, shall be required. To the extent 
possible, exterior entrances and access ways to an ADU shall not detract from the 
single-family appearance of the dwelling.  Where there are two or more existing 
entrances on the front façade of a dwelling and modifications are made to any 
entrance to provide access to an ADU, or a new entrance is constructed on the front 
façade of a dwelling to provide such access, , the result shall be that the entrance to 
the principal dwelling unit appears to be the principal entrance to the dwelling and 
the entrance to the ADU appears to be secondary, so that the ADU entrance shall 
not detract from the single-family appearance of the property. that one appears to 
be the principal entrance and the other appears to be secondary. An interior door 
way shall be provided between the principle dwelling each living unit and the ADU 
as a means of access for purposes of emergency response.  All stairways to 
additional floors shall be enclosed within the exterior walls of the structure.  

 
(h)  The owner of record shall be responsible for submitting an ADU application to the 

Building Commissioner.  Floor plans of the ADU accessory unit and principal 
dwelling unitresidence, along with a certified site plan, shall also be submitted with 
the application to the Building Commissioner.  Appropriate fees as established and 
recorded shall be assessed for the initial application and each renewal of the 
occupancy permit as determined by the Building Commissioner. 

 
(i)   The installation of the ADU shall require the issuance of a building permit by the 

Building Commissioner. 
 

(j)  3.15.3.2 Use Regulations for ADU within an Accessory Building 
 

An ADU within an accessory building on the same lot as a single-family detached dwelling 
may be permitted upon the issuance of a Special Permit by the Board of Appeals under the use 
regulations of Section 3.15.3.1 (b), (c), (d), (e), (f) and (i) and under the following additional use 
regulations: 

 
(a) There shall be no more than one ADU on a lot and no more than one additional 

accessory building larger than 50 sq. ft. 
 

(b) The provisions of Section 4.2.9 of this By-law notwithstanding, any accessory building 
containing an ADU shall comply with the setback requirements of Section 4. 
Dimensional Regulations of this By-law applicable to a principal building in the district 
in which the property is located. 

 
(c) Compliance with the ingress and egress provisions of the Massachusetts State Building 

Code, applicable to dwelling units, shall be required for an ADU within an accessory 
building. 
 

(d) The owner of record shall be responsible for submitting an ADU application to the 
Building Commissioner.  Floor plans of the ADU and the accessory building that it is 
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to be within or added to, along with a certified plot plan showing the location and 
dimensions of the primary building and all accessory buildings on the premises, both 
existing and proposed, shall be submitted with the application to the Building 
Commissioner.   

 
3.15.3.3 Maintenance of Appearance of Single-family Property 

 
It is the intent of Section 3.15 as specified in Section 3.15.1 to assure that the single-family 

character of the neighborhood will be maintained and that the ADU remains subordinate to the 
principal use of the property as a single-family detached dwelling.  Pursuant to the definition of 
Accessory Dwelling Unit (ADU) in Section 3.15.2, an ADU shall be constructed to maintain the 
appearance and essential character of a single-family dwelling or a single-family dwelling with an 
accessory building.  Pursuant to the regulation at 3.15.3.1 (g), to the extent possible, exterior 
entrances and access ways to an ADU shall not detract from the single-family appearance of the 
principal dwelling and where there are two or more existing entrances on the front façade of the 
principal dwelling and modifications are made to any such entrance to provide access to an ADU, 
or a new entrance is constructed on the front façade of a dwelling to provide such access, the result 
shall be that the entrance to the principal dwelling unit appears to be the principal entrance to the 
dwelling and the entrance to the ADU appears to be secondary.  

 
 The Building Commissioner shall not deny a building permit or occupancy permit for an 
Accessory Dwelling Unit within a Single-family Building under Section 3.15.3.1 solely due to 
concern that the above-referenced standards are not met, unless the Building Commissioner 
requests and obtains an advisory report as to the issue of compliance with these standards from the 
Design Review Board established under Section 7.7.2 of this By-law.   
 
3.15.3.4 Occupancy and Enforcement 
 

(a) Occupancy of the ADU shall not take place without proof of a recorded Special Permit, 
if required by Section 3.15.3.2, and an occupancy permit issued by the Building 
Commissioner.  The initial occupancy permit shall remain in force provided that (i) 
there is no violation of any provision of this Zoning By-law or the Massachusetts State 
Building Code or the conditions of any special permit, variance or other zoning relief 
applicable to the premises, and (ii) that ownership of the premises is not changed 
unless, in anticipation of a change in ownership, the prospective owner files an 
acknowledgement that the unit to be occupied by said prospective owner shall be said 
owner’s primary residence and evidence that the other unit is to be occupied by a 
Family member, Caretaker or Lessee of the prospective owner, and such 
acknowledgement and evidence is satisfactory to the Building Commissioner, and (iii) 
the Owner files with the Building Commissioner in the month of January of each year 
after the anniversary of the issuance of the occupancy permit, a certification that the 
unit occupied by the Owner continues to be said Owner’s primary residence, together 
with evidence that the other unit is occupied by a Family member, Caretaker or Lessee 
of the Owner and a copy of any current lease, and such certification and evidence is 
satisfactory to the Building Commissioner.  Furthermore, at any time upon written 
request from the Building Commissioner, the Owner will provide evidence that the 
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ADU and the principal dwelling unit are being occupied in accordance with the By-
law.  In the event the Owner fails to comply with the requirements in (i) above or fails 
to provide the acknowledgement required by (ii) above or the certification required by 
(iii) above or fails to provide such evidence to the Building Commissioner within thirty 
(30) days of a written request, the Building Commissioner may revoke the occupancy 
permit for the ADU, and if the ADU is within an accessory building pursuant to Section 
3.15.3.2 the Building Commissioner may also revoke the Special Permit for the ADU. 
 

(b) In the case that the ADU is in violation of the terms of this By-law or the lawful use of 
such unit has expired or been terminated, the Building Commissioner may, in addition 
to other remedies, order the removal of any one or more of the provisions that create a 
separate dwelling unit, such as living, sleeping, cooking and eating. 

 Occupancy of the ADU shall not take place without proof of the recorded Special 
Permit and an occupancy permit issued by the Building Commissioner.  The initial 
occupancy permit shall remain in force for a period of three (3) years from the date 
of issue provided that ownership of the premises is not changed.  Thereafter, 
permits may be issued by the Building Commissioner for succeeding three-year 
periods provided that the structure and use continue to comply with the relevant 
provisions of the State Building Code and Needham By-laws.  Occupancy permits 
shall not be transferable upon a change in ownership or occupancy.  

 
(k) In the case that the ADU has violated the terms of the Special Permit or the lawful 

use of such unit has expired or been terminated, the Building Commissioner may, 
in addition to other remedies, order the removal of any one or more of the provisions 
that create a separate dwelling unit, such as living, sleeping, cooking and eating. 
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3.15 Accessory Dwelling Units (ADUs)   

 
3.15.1 Intent 
 

The intent and purpose of this section is to permit accessory dwelling units (ADUs) in 
single-family dwellings or in buildings accessory to single-family dwellings for occupancy by (a) 
an Owner (as defined in this section 3.15.2) or (b) Family (as so defined) of an Owner of the 
property or (c) Caregiver (as so defined) to an Owner of the property or a Family member of an 
Owner or (d) a Lessee (as so defined) of an Owner who resides in the ADU or the principal 
dwelling unit, all subject to the standards and procedures hereinafter set forth.  It is also the intent 
to assure that the single-family character of the neighborhood will be maintained and that the ADU 
remains subordinate to the principal use of the property as a single-family detached dwelling. 
 
 3.15.2  Definition 

 
(a)  Accessory dwelling unit (ADU) is an apartment in a single-family detached 

dwelling or in a building that is accessory to a single-family detached dwelling, 
which apartment is a second, self-contained dwelling unit and a complete, separate 
housekeeping unit containing provisions for living, sleeping, cooking and eating.  
This unit shall be subordinate in size to the principal dwelling unit on a lot and shall 
be constructed to maintain the appearance and essential character of a single-family 
dwelling or a single-family dwelling with an accessory building.   

 
(b)  “Caregiver” shall mean an adult who regularly looks after an elderly, chronically 

ill or disabled Owner who needs assistance with activities of daily living or an 
Owner’s Family member who needs such assistance and for whom the property is 
such elderly, chronically ill or disabled person’s primary residence.  

 
(c)  “Family” as a capitalized word, for the purpose of specifying, pursuant to Section 

3.15.3.1 who may occupy the dwelling unit that is not Owner occupied, shall mean 
persons who are related to an Owner, Caregiver or Lessee, by blood, adoption or 
marriage, and who are related to such Owner, Caregiver or Lessee as follows: 
spouse, parent, sibling, child, grandchild, grandparent, aunt, uncle or a spouse or 
child of any such resident person.  

 
(d)  “Owner” shall mean a person who holds record title to the property directly or 

indirectly and for whom the property is such Owner’s principal residence. Indirect 
ownership includes but is not limited to a beneficiary of a trust holding record title 
to the property and a majority owner of the voting stock of a corporation or the 
membership units of a limited liability company holding record title to the property. 

 
(e) Lessee” shall mean a person or persons who has entered into a written lease with 

the Owner as lessor permitting occupancy of the ADU or the principal dwelling 
unit for a period of time of at least one year by the Lessee and Family of the Lessee,  
which lease shall prohibit the Lessee from (i) subleasing, (ii) assigning the lease, or 
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(iii) offering housing accommodations on a short-term basis using an on-line venue 
such as Airbnb or by any other means to persons who are not Family of the Lessee, 
provided further that the Owner shall have filed a copy of such lease with the 
Building Commissioner as a pre-condition of the issuance of an occupancy permit 
for the ADU, whether to be occupied by the Owner or the Lessee. 

 
3.15.3.1  Use Regulations for ADU within a Single-family Dwelling 
 

An ADU within a single-family detached dwelling shall be permitted under the following 
use regulations: 

 
(a)   There shall be no more than one ADU on a lot, which ADU shall be located in the 

single-family detached dwelling and not in an accessory building. 
 
(b) At least one of the units, the principal unit or the ADU, shall be Owner-occupied, 

except for a temporary absence of the Owner for a period of nine months or less if 
written notice thereof is made to the Building Commissioner on a form prescribed 
by the Commissioner within 60 days of the commencement of the absence. 

   
(c)   Occupancy of the unit that is not Owner-occupied shall be limited to a member or 

members of the Owner’s Family or a Caregiver and such Caregiver’s Family or a 
Lessee and such Lessee’s Family; provided that occupancy of the principal 
dwelling unit and the ADU combined shall be limited to five persons who are not 
Family of the Owner. 

 
(d)  The size of the ADU shall be limited to 850 square feet of living space and shall 

have no more than one bedroom.  
 

(e) Off-street parking shall be provided for residents of both units with a minimum of 
one parking space per dwelling unit.   

 
(f)   Adequate provisions for the proper disposal of sewage and waste generated by the 

ADU shall be in accordance with Board of Health requirements, and the proper 
disposal of stormwater shall be in accordance with the Needham Stormwater By-
law as administered by the Director of Public Works, if applicable based on the size 
of any addition to the principal dwelling or an accessory building to accommodate 
the ADU. 

 
(g) Compliance with the ingress and egress provisions of the Massachusetts State 

Building Code, applicable to dwelling units, shall be required. To the extent 
possible, exterior entrances and access ways to an ADU shall not detract from the 
single-family appearance of the dwelling.  Where there are two or more existing 
entrances on the front façade of a dwelling and modifications are made to any 
entrance to provide access to an ADU, or a new entrance is constructed on the front 
façade of a dwelling to provide such access, the result shall be that the entrance to 
the principal dwelling unit appears to be the principal entrance to the dwelling and 



3 
 

the entrance to the ADU appears to be secondary, so that the ADU entrance shall 
not detract from the single-family appearance of the property. An interior door way 
shall be provided between the principle dwelling unit and the ADU as a means of 
access for purposes of emergency response.  All stairways to additional floors shall 
be enclosed within the exterior walls of the structure.  

 
(h)  The owner of record shall be responsible for submitting an ADU application to the 

Building Commissioner.  Floor plans of the ADU and principal dwelling unit, along 
with a certified site plan, shall also be submitted with the application to the Building 
Commissioner.   

 
(i)   The installation of the ADU shall require the issuance of a building permit by the 

Building Commissioner. 
 

3.15.3.2 Use Regulations for ADU within an Accessory Building 
 

An ADU within an accessory building on the same lot as a single-family detached dwelling 
may be permitted upon the issuance of a Special Permit by the Board of Appeals under the use 
regulations of Section 3.15.3.1 (b), (c), (d), (e), (f) and (i) and under the following additional use 
regulations: 

 
(a) There shall be no more than one ADU on a lot and no more than one additional 

accessory building larger than 50 sq. ft. 
 

(b) The provisions of Section 4.2.9 of this By-law notwithstanding, any accessory building 
containing an ADU shall comply with the setback requirements of Section 4. 
Dimensional Regulations of this By-law applicable to a principal building in the district 
in which the property is located. 

 
(c) Compliance with the ingress and egress provisions of the Massachusetts State Building 

Code, applicable to dwelling units, shall be required for an ADU within an accessory 
building. 
 

(d) The owner of record shall be responsible for submitting an ADU application to the 
Building Commissioner.  Floor plans of the ADU and the accessory building that it is 
to be within or added to, along with a certified plot plan showing the location and 
dimensions of the primary building and all accessory buildings on the premises, both 
existing and proposed, shall be submitted with the application to the Building 
Commissioner.   

 
3.15.3.3 Maintenance of Appearance of Single-family Property 

 
It is the intent of Section 13.15 as specified in Section 13.15.1 to assure that the single-

family character of the neighborhood will be maintained and that the ADU remains subordinate to 
the principal use of the property as a single-family detached dwelling.  Pursuant to the definition 
of Accessory Dwelling Unit (ADU) in Section 13.15.2, an ADU shall be constructed to maintain 
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the appearance and essential character of a single-family dwelling or a single-family dwelling with 
an accessory building.  Pursuant to the regulation at 3.15.3.1 (g), to the extent possible, exterior 
entrances and access ways to an ADU shall not detract from the single-family appearance of the 
principal dwelling and where there are two or more existing entrances on the front façade of the 
principal dwelling and modifications are made to any such entrance to provide access to an ADU, 
or a new entrance is constructed on the front façade of a dwelling to provide such access, the result 
shall be that the entrance to the principal dwelling unit appears to be the principal entrance to the 
dwelling and the entrance to the ADU appears to be secondary.  

 
 The Building Commissioner shall not deny a building permit or occupancy permit for an 
Accessory Dwelling Unit within a Single-family Building under Section 3.15.3.1 solely due to 
concern that the above-referenced standards are not met, unless the Building Commissioner 
requests and obtains an advisory report as to the issue of compliance with these standards from the 
Design Review Board established under Section 7.7.2 of this By-law.   
 
3.15.3.4 Occupancy and Enforcement 
 

(a) Occupancy of the ADU shall not take place without proof of a recorded Special Permit, 
if required by Section 3.15.3.2, and an occupancy permit issued by the Building 
Commissioner.  The initial occupancy permit shall remain in force provided that (i) 
there is no violation of any provision of this Zoning By-law or the Massachusetts State 
Building Code or the conditions of any special permit, variance or other zoning relief 
applicable to the premises, and (ii) that ownership of the premises is not changed 
unless, in anticipation of a change in ownership, the prospective owner files an 
acknowledgement that the unit to be occupied by said prospective owner shall be said 
owner’s primary residence and evidence that the other unit is to be occupied by a 
Family member, Caretaker or Lessee of the prospective owner, and such 
acknowledgement and evidence is satisfactory to the Building Commissioner, and (iii) 
the Owner files with the Building Commissioner in the month of January of each year 
after the anniversary of the issuance of the occupancy permit, a certification that the 
unit occupied by the Owner continues to be said Owner’s primary residence, together 
with evidence that the other unit is occupied by a Family member, Caretaker or Lessee 
of the Owner and a copy of any current lease, and such certification and evidence is 
satisfactory to the Building Commissioner.  Furthermore, at any time upon written 
request from the Building Commissioner, the Owner will provide evidence that the 
ADU and the principal dwelling unit are being occupied in accordance with the By-
law.  In the event the Owner fails to comply with the requirements in (i) above or fails 
to provide the acknowledgement required by (ii) above or the certification required by 
(iii) above or fails to provide such evidence to the Building Commissioner within thirty 
(30) days of a written request, the Building Commissioner may revoke the occupancy 
permit for the ADU, and if the ADU is within an accessory building pursuant to Section 
3.15.3.2 the Building Commissioner may also revoke the Special Permit for the ADU. 
 

(b) In the case that the ADU is in violation of the terms of this By-law or the lawful use of 
such unit has expired or been terminated, the Building Commissioner may, in addition 
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to other remedies, order the removal of any one or more of the provisions that create a 
separate dwelling unit, such as living, sleeping, cooking and eating. 

  



ARTICLE 1:   AMEND ZONING BY-LAW – ACCESSORY DWELLING UNITS (ADUs) 
 
To see if the Town will vote to amend the Needham Zoning By-Law as follows: 
 
(1) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.1 Intent, by revising the 

Subsection to read as follows (new language underlined): 
 

“The intent and purpose of this section is to permit accessory dwelling units (ADUs) in single-
family dwellings or in buildings accessory to single-family dwellings for occupancy by (a) an 
Owner (as defined in this section 3.15.2) or (b) Family (as so defined) of an Owner of the property 
or (c) Caregiver (as so defined) to an Owner of the property or a Family member of an Owner or 
(d) a Lessee (as so defined) of an Owner who resides in the ADU or the principal dwelling unit, all 
subject to the standards and procedures hereinafter set forth.  It is also the intent to assure that the 
single-family character of the neighborhood will be maintained and that the ADU remains 
subordinate to the principal use of the property as a single-family detached dwelling.” 
 

(2) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.2 Definitions, by revising 
subparagraphs (a), (b) and (c) to read as follows (new language underlined): 

 
“(a) Accessory dwelling unit (ADU) is an apartment in a single-family detached dwelling or in a 

building that is accessory to a single-family detached dwelling, which apartment is a second, 
self-contained dwelling unit and a complete, separate housekeeping unit containing provisions 
for living, sleeping, cooking and eating.  This unit shall be subordinate in size to the principal 
dwelling unit on a lot and shall be constructed to maintain the appearance and essential 
character of a single-family dwelling or a single-family dwelling with an accessory building.   

 
(b) “Caregiver” shall mean an adult who regularly looks after an elderly, chronically ill or disabled 

Owner who needs assistance with activities of daily living or an Owner’s Family member who 
needs such assistance and for whom the property is such elderly, chronically ill or disabled 
person’s primary residence.  

 
(c) “Family” as a capitalized word, for the purpose of specifying, pursuant to Section 3.15.3.1 who 

may occupy the dwelling unit that is not Owner occupied, shall mean persons who are related 
to an Owner, Caregiver or Lessee, by blood, adoption or marriage, and who are related to such 
Owner, Caregiver or Lessee as follows: spouse, parent, sibling, child, grandchild, grandparent, 
aunt, uncle or a spouse or child of any such resident person.” 

 
(3) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.2 Definitions, by adding a new 

subparagraph (e) to read as follows: 
 

“(e) “Lessee” shall mean a person or persons who has entered into a written lease with the Owner 
as lessor permitting occupancy of the ADU or the principal dwelling unit for a period of time 
of at least one year by the Lessee and Family of the Lessee,  which lease shall prohibit the 
Lessee from (i) subleasing, (ii) assigning the lease, or (iii) offering housing accommodations 
on a short-term basis using an on-line venue such as Airbnb or by any other means to persons 
who are not Family of the Lessee, provided further that the Owner shall have filed a copy of 
such lease with the Building Commissioner as a pre-condition of the issuance of an occupancy 
permit for the ADU, whether to be occupied by the Owner or the Lessee.” 

 
(4) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3 Use Regulations, by revising 

the section heading to read as follows (new language underlined): 
 



 “3.15.3.1 Use Regulations for ADU within a Single-family Dwelling” 
 
(5)  In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3.1 Use Regulations for ADU 

within a Single-family Dwelling, by revising the first sentence to read as follows: 
 

“An ADU within a single-family detached dwelling shall be permitted under the following use 
regulations:” 
 

(6) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3.1 Use Regulations  for ADU 
within a Single-family Dwelling, by revising subparagraphs (c), (f), (g) and (h) to read as follows 
(new language underlined): 

 
“(c) Occupancy of the unit that is not Owner-occupied shall be limited to a member or members of 

the Owner’s Family or a Caregiver and such Caregiver’s Family or a Lessee and such Lessee’s 
Family; provided that occupancy of the principal dwelling unit and the ADU combined shall 
be limited to five persons who are not Family of the Owner. 

 
(f) Adequate provisions for the proper disposal of sewage and waste generated by the ADU shall 

be in accordance with Board of Health requirements, and the proper disposal of stormwater 
shall be in accordance with the Needham Stormwater By-law as administered by the Director 
of Public Works, if applicable based on the size of any addition to the principal dwelling or an 
accessory building to accommodate the ADU. 

 
(g) Compliance with the ingress and egress provisions of the Massachusetts State Building Code, 

applicable to dwelling units, shall be required. To the extent possible, exterior entrances and 
access ways to an ADU shall not detract from the single-family appearance of the dwelling.  
Where there are two or more existing entrances on the front façade of a dwelling and 
modifications are made to any entrance to provide access to an ADU, or a new entrance is 
constructed on the front façade of a dwelling to provide such access, the result shall be that the 
entrance to the principal dwelling unit appears to be the principal entrance to the dwelling and 
the entrance to the ADU appears to be secondary, so that the ADU entrance shall not detract 
from the single-family appearance of the property. An interior door way shall be provided 
between the principle dwelling unit and the ADU as a means of access for purposes of 
emergency response.  All stairways to additional floors shall be enclosed within the exterior 
walls of the structure.  

 
(h) The owner of record shall be responsible for submitting an ADU application to the Building 

Commissioner.  Floor plans of the ADU and principal dwelling unit, along with a certified site 
plan, shall also be submitted with the application to the Building Commissioner.” 

 
(7) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3.1 Use Regulations within a 

Single-family Dwelling, by deleting subparagraphs (j) and (k). 
 
(8) In Section 3.15 Accessory Dwelling Units (ADUs), by adding a new Section 3.15.3.2 Use 

Regulations for ADU within an Accessory Building, a new Section 3.15.3.3 Maintenance of 
Appearance of Single-family Property, and a new Section 3.15.3.4 Occupancy and Enforcement to 
read as follows: 

  
“3.15.3.2 Use Regulations for ADU within an Accessory Building 

 
An ADU within an accessory building on the same lot as a single-family detached dwelling may 
be permitted upon the issuance of a Special Permit by the Board of Appeals under the use 



regulations of Section 3.15.3.1 (b), (c), (d), (e), (f) and (i) and under the following additional use 
regulations: 

 
(a)  There shall be no more than one ADU on a lot and no more than one additional accessory 

building larger than 50 sq. ft 
 

(b)   The provisions of Section 4.2.9 of this By-law notwithstanding, any accessory building 
containing an ADU shall comply with the setback requirements of Section 4. Dimensional 
Regulations of this By-law applicable to a principal building in the district in which the 
property is located. 

 
(c)  Compliance with the ingress and egress provisions of the Massachusetts State Building Code, 

applicable to dwelling units, shall be required for an ADU within an accessory building. 
 
(d)  The owner of record shall be responsible for submitting an ADU application to the Building 

Commissioner.  Floor plans of the ADU and the accessory building that it is to be within or 
added to, along with a certified plot plan showing the location and dimensions of the primary 
building and all accessory buildings on the premises, both existing and proposed, shall be 
submitted with the application to the Building Commissioner.   

 
3.15.3.3  Maintenance of Appearance of Single-family Property 

 
It is the intent of Section 3.15 as specified in Section 3.15.1 to assure that the single-family character 
of the neighborhood will be maintained and that the ADU remains subordinate to the principal use 
of the property as a single-family detached dwelling.  Pursuant to the definition of Accessory 
Dwelling Unit (ADU) in Section 3.15.2, an ADU shall be constructed to maintain the appearance 
and essential character of a single-family dwelling or a single-family dwelling with an accessory 
building.  Pursuant to the regulation at 3.15.3.1 (g), to the extent possible, exterior entrances and 
access ways to an ADU shall not detract from the single-family appearance of the principal 
dwelling and where there are two or more existing entrances on the front façade of the principal 
dwelling and modifications are made to any such entrance to provide access to an ADU, or a new 
entrance is constructed on the front façade of a dwelling to provide such access, the result shall be 
that the entrance to the principal dwelling unit appears to be the principal entrance to the dwelling 
and the entrance to the ADU appears to be secondary.  
 
The Building Commissioner shall not deny a building permit or occupancy permit for an Accessory 
Dwelling Unit within a Single-family Building under Section 3.15.3.1 solely due to concern that 
the above-referenced standards are not met, unless the Building Commissioner requests and obtains 
an advisory report as to the issue of compliance with these standards from the Design Review Board 
established under Section 7.7.2 of this By-law.   

 
3.15.3.4   Occupancy and Enforcement 

 
(a) Occupancy of the ADU shall not take place without proof of a recorded Special Permit, if 

required by Section 3.15.3.2, and an occupancy permit issued by the Building Commissioner.  
The initial occupancy permit shall remain in force provided that (i) there is no violation of any 
provision of this Zoning By-law or the Massachusetts State Building Code or the conditions of 
any special permit, variance or other zoning relief applicable to the premises, and (ii) that 
ownership of the premises is not changed unless, in anticipation of a change in ownership, the 
prospective owner files an acknowledgement that the unit to be occupied by said prospective 
owner shall be said owner’s primary residence and evidence that the other unit is to be occupied 
by a Family member, Caretaker or Lessee of the prospective owner, and such 



acknowledgement and evidence is satisfactory to the Building Commissioner, and (iii) the 
Owner files with the Building Commissioner in the month of January of each year after the 
anniversary of the issuance of the occupancy permit, a certification that the unit occupied by 
the Owner continues to be said Owner’s primary residence, together with evidence that the 
other unit is occupied by a Family member, Caretaker or Lessee of the Owner, and such 
certification and evidence is satisfactory to the Building Commissioner.  Furthermore, at any 
time upon written request from the Building Commissioner, the Owner will provide evidence 
that the ADU and the principal dwelling unit are being occupied in accordance with the By-
law.  In the event the Owner fails to comply with the requirements in (i) above or fails to 
provide the acknowledgement required by (ii) above or the certification required by (iii) above 
or fails to provide such evidence to the Building Commissioner within thirty (30) days of a 
written request, the Building Commissioner may revoke the occupancy permit for the ADU, 
and if the ADU is within an accessory building pursuant to Section 3.15.3.2 the Building 
Commissioner may also revoke the Special Permit for the ADU. 
 

(b) In the case that the ADU is in violation of the terms of this By-law or the lawful use of such 
unit has expired or been terminated, the Building Commissioner may, in addition to other 
remedies, order the removal of any one or more of the provisions that create a separate dwelling 
unit, such as living, sleeping, cooking and eating” 

 
(9) In Section 7.7.2 Design Review Board, Subsection 7.7.2.2 Authority and Specific Powers, by 

adding after the first sentence of the second paragraph a new sentence to read as follows:  
 

“The Design Review Board shall review requests from the Building Commissioner, as required 
under Section 3.15.3.3 of the By-law. 
 

(10) In Section 7.7.2 Design Review Board, Subsection 7.7.2.2 Authority and Specific Powers, by 
revising the second sentence of the third paragraph to read as follows (new language underlined: 

 
 “Such advisory reports of the Design Review Board shall be transmitted to the Building 

Commissioner and applicant in all other instances as described in the two paragraphs above for 
“Minor Projects” under Site Plan Review, building permits in all non-residential districts, requests 
from the Building Commissioner under Section 3.15.3.3 and sign permits.’ 
 

 
Or take any other action relative thereto. 
 



ARTICLE 1:   AMEND ZONING BY-LAW – ACCESSORY DWELLING UNITS (ADUs) 
 
To see if the Town will vote to amend the Needham Zoning By-Law as follows: 
 
(1) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.1 Intent, by revising the 

Subsection to read as follows (new language underlined): 
 

“The intent and purpose of this section is to permit accessory dwelling units (ADUs) in single-
family dwellings or in buildings accessory to single-family dwellings for occupancy by (a) an 
Owner (as defined in this section 3.15.2) or (b) Family (as so defined) of an Owner of the property 
or (c) Caregiver (as so defined) to an Owner of the property or a Family member of an Owner or 
(d) a Lessee (as so defined) of an Owner who resides in the ADU or the principal dwelling unit, all 
subject to the standards and procedures hereinafter set forth.  It is also the intent to assure that the 
single-family character of the neighborhood will be maintained and that the ADU remains 
subordinate to the principal use of the property as a single-family detached dwelling.” 
 

(2) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.2 Definitions, by revising 
subparagraphs (a), (b) and (c) to read as follows (new language underlined): 

 
“(a) Accessory dwelling unit (ADU) is an apartment in a single-family detached dwelling or in a 

building that is accessory to a single-family detached dwelling, which apartment is a second, 
self-contained dwelling unit and a complete, separate housekeeping unit containing provisions 
for living, sleeping, cooking and eating.  This unit shall be subordinate in size to the principal 
dwelling unit on a lot and shall be constructed to maintain the appearance and essential 
character of a single-family dwelling or a single-family dwelling with an accessory building.   

 
(b) “Caregiver” shall mean an adult who regularly looks after an elderly, chronically ill or disabled 

Owner who needs assistance with activities of daily living or an Owner’s Family member who 
needs such assistance and for whom the property is such elderly, chronically ill or disabled 
person’s primary residence.  

 
(c) “Family” as a capitalized word, for the purpose of specifying, pursuant to Section 3.15.3.1 who 

may occupy the dwelling unit that is not Owner occupied, shall mean persons who are related 
to an Owner, Caregiver or Lessee, by blood, adoption or marriage, and who are related to such 
Owner, Caregiver or Lessee as follows: spouse, parent, sibling, child, grandchild, grandparent, 
aunt, uncle or a spouse or child of any such resident person.” 

 
(3) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.2 Definitions, by adding a new 

subparagraph (e) to read as follows: 
 

“(e) “Lessee” shall mean a person or persons who has entered into a written lease with the Owner 
as lessor permitting occupancy of the ADU or the principal dwelling unit for a period of time 
of at least one year by the Lessee and Family of the Lessee,  which lease shall prohibit the 
Lessee from (i) subleasing, (ii) assigning the lease, or (iii) offering housing accommodations 
on a short-term basis using an on-line venue such as Airbnb or by any other means to persons 
who are not Family of the Lessee, provided further that the Owner shall have filed a copy of 
such lease with the Building Commissioner as a pre-condition of the issuance of an occupancy 
permit for the ADU, whether to be occupied by the Owner or the Lessee.” 

 
(4) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3 Use Regulations, by revising 

the section heading to read as follows (new language underlined): 
 



 “3.15.3.1 Use Regulations for ADU within a Single-family Dwelling” 
 
(5)  In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3.1 Use Regulations for ADU 

within a Single-family Dwelling, by revising the first sentence to read as follows: 
 

“An ADU within a single-family detached dwelling shall be permitted under the following use 
regulations:” 
 

(6) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3.1 Use Regulations  for ADU 
within a Single-family Dwelling, by revising subparagraphs (c), (f), (g) and (h) to read as follows 
(new language underlined): 

 
“(c) Occupancy of the unit that is not Owner-occupied shall be limited to a member or members of 

the Owner’s Family or a Caregiver and such Caregiver’s Family or a Lessee and such Lessee’s 
Family; provided that occupancy of the principal dwelling unit and the ADU combined shall 
be limited to five persons who are not Family of the Owner. 

 
(f) Adequate provisions for the proper disposal of sewage and waste generated by the ADU shall 

be in accordance with Board of Health requirements, and the proper disposal of stormwater 
shall be in accordance with the Needham Stormwater By-law as administered by the Director 
of Public Works, if applicable based on the size of any addition to the principal dwelling or an 
accessory building to accommodate the ADU. 

 
(g) Compliance with the ingress and egress provisions of the Massachusetts State Building Code, 

applicable to dwelling units, shall be required. To the extent possible, exterior entrances and 
access ways to an ADU shall not detract from the single-family appearance of the dwelling.  
Where there are two or more existing entrances on the front façade of a dwelling and 
modifications are made to any entrance to provide access to an ADU, or a new entrance is 
constructed on the front façade of a dwelling to provide such access, the result shall be that the 
entrance to the principal dwelling unit appears to be the principal entrance to the dwelling and 
the entrance to the ADU appears to be secondary, so that the ADU entrance shall not detract 
from the single-family appearance of the property. An interior door way shall be provided 
between the principle dwelling unit and the ADU as a means of access for purposes of 
emergency response.  All stairways to additional floors shall be enclosed within the exterior 
walls of the structure.  

 
(h) The owner of record shall be responsible for submitting an ADU application to the Building 

Commissioner.  Floor plans of the ADU and principal dwelling unit, along with a certified site 
plan, shall also be submitted with the application to the Building Commissioner.” 

 
(7) In Section 3.15 Accessory Dwelling Units (ADUs), Subsection 3.15.3.1 Use Regulations within a 

Single-family Dwelling, by deleting subparagraphs (j) and (k). 
 
(8) In Section 3.15 Accessory Dwelling Units (ADUs), by adding a new Section 3.15.3.2 Use 

Regulations for ADU within an Accessory Building, a new Section 3.15.3.3 Maintenance of 
Appearance of Single-family Property, and a new Section 3.15.3.4 Occupancy and Enforcement to 
read as follows: 

  
“3.15.3.2 Use Regulations for ADU within an Accessory Building 

 
An ADU within an accessory building on the same lot as a single-family detached dwelling may 
be permitted upon the issuance of a Special Permit by the Board of Appeals under the use 



regulations of Section 3.15.3.1 (b), (c), (d), (e), (f) and (i) and under the following additional use 
regulations: 

 
(a)  There shall be no more than one ADU on a lot and no more than one additional accessory 

building larger than 50 sq. ft 
 

(b)   The provisions of Section 4.2.9 of this By-law notwithstanding, any accessory building 
containing an ADU shall comply with the setback requirements of Section 4. Dimensional 
Regulations of this By-law applicable to a principal building in the district in which the 
property is located. 

 
(c)(b)  Compliance with the ingress and egress provisions of the Massachusetts State Building 

Code, applicable to dwelling units, shall be required for an ADU within an accessory building. 
 
(d)(c)  The owner of record shall be responsible for submitting an ADU application to the 

Building Commissioner.  Floor plans of the ADU and the accessory building that it is to be 
within or added to, along with a certified plot plan showing the location and dimensions of the 
primary building and all accessory buildings on the premises, both existing and proposed, shall 
be submitted with the application to the Building Commissioner.   

 
3.15.3.3  Maintenance of Appearance of Single-family Property 

 
It is the intent of Section 3.15 as specified in Section 3.15.1 to assure that the single-family character 
of the neighborhood will be maintained and that the ADU remains subordinate to the principal use 
of the property as a single-family detached dwelling.  Pursuant to the definition of Accessory 
Dwelling Unit (ADU) in Section 3.15.2, an ADU shall be constructed to maintain the appearance 
and essential character of a single-family dwelling or a single-family dwelling with an accessory 
building.  Pursuant to the regulation at 3.15.3.1 (g), to the extent possible, exterior entrances and 
access ways to an ADU shall not detract from the single-family appearance of the principal 
dwelling and where there are two or more existing entrances on the front façade of the principal 
dwelling and modifications are made to any such entrance to provide access to an ADU, or a new 
entrance is constructed on the front façade of a dwelling to provide such access, the result shall be 
that the entrance to the principal dwelling unit appears to be the principal entrance to the dwelling 
and the entrance to the ADU appears to be secondary.  
 
The Building Commissioner shall not deny a building permit or occupancy permit for an Accessory 
Dwelling Unit within a Single-family Building under Section 3.15.3.1 solely due to concern that 
the above-referenced standards are not met, unless the Building Commissioner requests and obtains 
an advisory report as to the issue of compliance with these standards from the Design Review Board 
established under Section 7.7.2 of this By-law.   

 
3.15.3.4   Occupancy and Enforcement 

 
(a) Occupancy of the ADU shall not take place without proof of a recorded Special Permit, if 

required by Section 3.15.3.2, and an occupancy permit issued by the Building Commissioner.  
The initial occupancy permit shall remain in force provided that (i) there is no violation of any 
provision of this Zoning By-law or the Massachusetts State Building Code or the conditions of 
any special permit, variance or other zoning relief applicable to the premises, and (ii) that 
ownership of the premises is not changed unless, in anticipation of a change in ownership, the 
prospective owner files an acknowledgement that the unit to be occupied by said prospective 
owner shall be said owner’s primary residence and evidence that the other unit is to be occupied 
by a Family member, Caretaker or Lessee of the prospective owner, and such 

Formatted: Font: (Default) Times New Roman

Formatted: Normal, Indent: Left:  0", First line:  0"



acknowledgement and evidence is satisfactory to the Building Commissioner, and (iii) the 
Owner files with the Building Commissioner in the month of January of each year after the 
anniversary of the issuance of the occupancy permit, a certification that the unit occupied by 
the Owner continues to be said Owner’s primary residence, together with evidence that the 
other unit is occupied by a Family member, Caretaker or Lessee of the Owner, and such 
certification and evidence is satisfactory to the Building Commissioner.  Furthermore, at any 
time upon written request from the Building Commissioner, the Owner will provide evidence 
that the ADU and the principal dwelling unit are being occupied in accordance with the By-
law.  In the event the Owner fails to comply with the requirements in (i) above or fails to 
provide the acknowledgement required by (ii) above or the certification required by (iii) above 
or fails to provide such evidence to the Building Commissioner within thirty (30) days of a 
written request, the Building Commissioner may revoke the occupancy permit for the ADU, 
and if the ADU is within an accessory building pursuant to Section 3.15.3.2 the Building 
Commissioner may also revoke the Special Permit for the ADU. 
 

(b) In the case that the ADU is in violation of the terms of this By-law or the lawful use of such 
unit has expired or been terminated, the Building Commissioner may, in addition to other 
remedies, order the removal of any one or more of the provisions that create a separate dwelling 
unit, such as living, sleeping, cooking and eating” 

 
(9) In Section 7.7.2 Design Review Board, Subsection 7.7.2.2 Authority and Specific Powers, by 

adding after the first sentence of the second paragraph a new sentence to read as follows:  
 

“The Design Review Board shall review requests from the Building Commissioner, as required 
under Section 3.15.3.3 of the By-law. 
 

(10) In Section 7.7.2 Design Review Board, Subsection 7.7.2.2 Authority and Specific Powers, by 
revising the second sentence of the third paragraph to read as follows (new language underlined: 

 
 “Such advisory reports of the Design Review Board shall be transmitted to the Building 

Commissioner and applicant in all other instances as described in the two paragraphs above for 
“Minor Projects” under Site Plan Review, building permits in all non-residential districts, requests 
from the Building Commissioner under Section 3.15.3.3 and sign permits.’ 
 

 
Or take any other action relative thereto. 
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ARTICLE 3: AMEND ZONING BY-LAW – CORRECTIVE ZONING AMENDMENTS 
 
To see if the Town will vote to amend the Needham Zoning By-Law as follows:  
 

1. Amend the Needham Zoning By-Law by replacing all references to “Building Inspector” 
with “Building Commissioner” where it appears in the By-Law. 
 

2. Amendment Section 3.15 Accessory Dwelling Units (ADU’s) by renumbering the section as 
Section 3.16 Accessory Dwelling Units (ADU’s) and by further renumbering the subsections 
numerically.  

 
3. Amend Section 5.1.2 Required Parking, by deleting in the first sentence of the second 

paragraph the words “, 2nd Edition,” and inserting the words “the most recent edition of” after 
the words “recommendations based on” so that sentence now reads as follows (new language 
underlined): 

 
In the event that the Building Inspector is unable to determine if a particular use relates to any 
use within the table of ‘Required Parking’ (Section 5.1.2), the Planning Board shall 
recommend to the Building Inspector a reasonable number of spaces to be provided based on 
the expected parking needs of occupants, users, guests, or employees of the proposed 
business, with said recommendations based on the most recent edition of the ITE Parking 
Generation Manual or an alternative technical source determined by the Planning Board to be 
equally or more applicable.  

 
Or take any other action relative thereto. 
 
 
 
 
 
.    
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ARTICLE 4: AMEND ZONING BY-LAW – SINGLE RESIDENCE B AND GENERAL 

RESIDENCE SIDE SETBACK 
 
To see if the Town will vote to amend the Needham Zoning By-Law as follows:  
 

1. Amend Section 4.2, Dimensional Regulations for Rural Residence-Conservation, Single 
Residence A, Single Residence B, General Residence, and Institutional Districts,  Subsection 
4.2.1 Table of Regulations for Rural Residence-Conservation, Single Residence A, Single 
Residence B, and General Residence Districts, for Buildings and Structures on Lots Created 
by Deed or Plan Endorsed or Recorded Prior to January 9, 1986 and Not Including New 
Construction, foot note (e) by adding at the end of the last sentence of footnote (e) the words 
“for the remaining length of the structure, regardless of an increased side setback” so the 
sentence shall now read as follows (new language underlined): 

 
“In no case shall a side wall extension extend more than 32 linear feet without a 2- foot offset 
for the remaining length of the structure, regardless of an increased side setback.” 
 

2. Section 4.2, Dimensional Regulations for Rural Residence-Conservation, Single Residence 
A, Single Residence B, General Residence, and Institutional Districts, Subsection 4.2.2 Table 
of Regulations for Rural Residence-Conservation, Single Residence A, Single Residence B, 
and General Residence Districts, for Buildings and Structures, on Lots Created by Deed or 
Plan, Endorsed or Recorded on or After January 9, 1986 and Not Including New 
Construction, footnote (a) by adding at the end of the last sentence of footnote (a) the words 
“for the remaining length of the structure, regardless of an increased side setback” so the 
sentence shall now read as follows (new language underlined): 

- 
“In no case shall a side wall extension extend more than 32 linear feet without a 2- foot offset 
for the remaining length of the structure, regardless of an increased side setback.” 

 
3. Amend Section 4.2, Dimensional Regulations for Rural Residence-Conservation, Single 

Residence A, Single Residence B, General Residence, and Institutional Districts, Subsection 
4.2.3 Table of Regulations for Rural Residence-Conservation, Single Residence A, Single 
Residence B, and General Residence Districts, for Buildings and Structures Created Through 
New Construction on any Lot, footnote (a) by adding at the end of the last sentence of 
footnote (a) the words “for the remaining length of the structure, regardless of an increased 
side setback” so the sentence shall now read as follows (new language underlined”: 

 
“In no case shall a side wall extension extend more than 32 linear feet without a 2-foot offset 
for the remaining length of the structure, regardless of an increased side setback.” 

 
 

Or take any other action relative thereto. 
 
 
 
 
 
.    
 
 



GEORGE GIUNTA, JR. 
ATTORNEY AT LAW* 

281 CHESTNUT STREET 
NEEDHAM, MASSACHUSETTS 02492 

*Also admitted in Maryland 
TELEPHONE (781) 449-4520       FAX (781) 465-6095                

 
February 7, 2023 

Lee Newman 
Planning Director 
Town of Needham 
1471 Highland Avenue 
Needham, MA 02492 
 
Re: 920 South Street 
 Definitive Subdivision Application 
 Scenic Road and Public Shade Tree  
 Brian Connaughton 
 
Dear Lee, 
 
In connection with the pending applications for Definitive Subdivision, Scenic Road Act and 
Public Shade Tree relative to the property at 920 South Street, Needham, MA 02492 (the 
“Premises’), please accept this letter as a request to further continue the hearings until either the 
March 7 or March 28, 2023 meeting of the Board.  
 
In connection with the foregoing, please also extend the applicable action deadline until May 19, 
2023. 
 
Please do not hesitate to let me know if you have any questions or require anything further. As 
always, your courtesy and assistance are appreciated. 
 
 
Sincerely, 
 

 
 
George Giunta, Jr. 
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NEEDHAM PLANNING BOARD MINUTES 

November 15, 2022 

The Needham Planning Board hybrid meeting, held in person at the Charles River Room of the Public Services 
Administration Building and Virtual using Zoom, was called to order by Adam Block, Chairman, on Tuesday, November 
15, 2022, at 7:00 p.m. with Messrs. Alpert and Crocker and Ms. McKnight, as well as Planning Director, Ms. Newman and 
Assistant Planner, Ms. Clee.  Ms. Espada arrived at 7:10 p.m. 

Mr. Block took a roll call attendance of the Board members and staff.  He noted this is an open meeting that is being held 
in public and remotely per state guidelines.  He reviewed the rules of conduct for all meetings.  He noted this meeting does 
include two public hearings 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, including the agenda, are posted on the town’s website.   

Public Hearings: 

7:00 p.m. – Major Project Site Plan Special Permit No. 2002-03: WELL Balfour Needham Landlord LLC, 4500 Dorr 
Street, Toledo, Ohio 43615, Petitioner.  (Property located at 100-110 West Street, Needham, MA). Regarding 
proposal to redevelop the property to include 155 units of senior housing, consisting of 127 Assisted Living 
apartments and 28 Alzheimer’s/Memory Care units.  Please note: this hearing has been continued from the August 
16, 2022, September 20, 2022 and October 18, 2022 meetings of the Planning Board.  The Petitioner has requested that 
this hearing be further continued. 

Mr. Block noted the Board received a letter requesting a continuance for 30 days. 

Upon a motion made by Mr. Crocker, and seconded by Ms. McKnight, it was by a roll call vote of the four members present 
unanimously: 
VOTED: to continue the hearing to 12/19/22 at 7:30 p.m. 

Deliberation: Major Project Site Plan Special Permit No. 2022-02: 557 Highland, LLC, an affiliate of The Bulfinch 
Companies, Inc., 116 Huntington Avenue, Suite 600, Boston, MA, Petitioner (Property located at 557 Highland 
Avenue, Needham Massachusetts).  Regarding proposal to redevelop the Property with approximately 496,694 
square feet of office, laboratory and research and development uses.  The proposal also includes construction of one-
level of below grade parking under each building and a separate stand-alone parking garage, as well as 
approximately 10,000 square feet of retail and restaurant uses.  (See legal notice and application for more details).   

Ms. Espada arrived.  Mr. Block stated the applicant is requesting a parking waiver of 288 spaces and a height of 55 feet.  
Ms. Espada wanted one floor of the parking garage removed.  The applicant responded at the last hearing a parking demand 
study was done and the 1,300 spaces are needed.  There is no testimony from any engineer suggesting parking should be 
reduced.  The garage is set back 200 feet and is set in the lower-elevation bowl.  Ms. McKnight stated she looked at the 
plans again.  The Board was told that it was set in the bowlbowl, but she could not see an elevation lower than Gould Street.  
The elevation of Gould Street is 138 and the garage at the front corner is around 138.  She is not seeing a considerably lower 
elevation than Gould Street.  Mr. Alpert noted Gould Street is at 139 and the side of the garage is at 133.  There is only a 6-
foot difference. 

Ms. McKnight noted the garage is 6 stories – 5 stories and the roof parking.  Two additional? stories are below ground.  She 
feels it is higher than 55 feet above ground.  Mr. Block asked where the height of the garage is measured from.  Ms. Newman 
noted the average grade is used when measuring.  The applicant is saying it is 55 feet up to Level 6.  Mr. Block noted an 
average height of 55 feet would be compliant and asked what the tallest point is.  Ms. Newman stated per the By-Law it is 
the highest point of the structure.  Mr. Block noted the average grade for the garage is 130 feet.  The garage roof is 198.6 
feet at the top of the elevator and 184.6 to the floor but not the top of the wall.  He asked that the Planning Director consult 
with the applicant to verify that the numbers have not been updated and check with the Building Commissioner where the 
55 feet is measured from – the floor or the top of the wall.  It would not be allowed if in violation of the By-Law.  Mr. Alpert 
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stated, with the numbers on Sheet AG 211, the height is 54.6 feet.  Mr. Block noted the wall structure is higher and asked 
if that was included in the height. 
 
Ms. Espada stated the By-Law requires more parking than the applicants are doing, and the special permit height is 55 feet. 
The applicant did the maximum height of the special permit and the maximum footprint for the garage.  If the height is 
maximum then it needs better screening if another story cannot be added underground.  There are different ways of 
screening.  Wellesley College has a façade that does not make it look like a garage.  Coming from Gould Street it is the first 
thing you see.  She would like screening fromon Gould Street and treatment of the side such as mesh with vines growing 
up or a tube pattern.  The 2 sides need a material change or texture.  The garage could be transformed with material.  She 
commented she does understand why the parking is needed.  Mr. Alpert asked if there would be enough parking if the Board 
asked the applicant to take a floor down.  He does not want cars parking on Gould Street.  Ms. McKnight noted the Goulston 
& Storrs letter recommended the waiver of parking.  She noted the roof has 108 spaces.  She does not see any letter from 
Engineering saying this much parking is needed.  A discussion ensued.  Mr. Alpert would rather require screening than lose 
parking if the garage is compliant as to height. 
 
Mr. Crocker noted the open space requirement may include pervious pavement for walkways and sidewalks but does not 
allow for access roads.  Setbacks are specifically for green space.  He asked how an access road fits the By-Law.  Ms. 
McKnight stated she is very concerned about this also.  Keeping a 50 foot50-foot landscape setback was important.  
Modifications made to the original emergency access way include a permeable 10 feet then structures to allow grass to 
grow.  She met with the police about this and does not feel this violates the provisions.  She commented that other Bulfinch 
properties in Needham are kept up with landscaping.  She is satisfied with a 50 foot setback and that it meets the By-Law.  
She added this is only available to public service emergency vehicles.  Mr. Crocker stated permeable pavers are not green 
space.  Section 4.11.1 says the setback may not be covered with any kind of access streets/ways.  Ms. McKnight 
respondednoted that emergency access is not a street or wayok. 
 
Mr. Block took a poll of the members regarding the special permits.  Mr. Crocker is not ok with a 1.21 FAR.  The other 
members are ok with a 1.21 FAR but feel it is contingent on parking.  All members are ok with a restaurant use, a single 
retail tenant up to 10,000 square feet, a major project site plan special permit and a deviation from the design requirements 
for a retaining wall. 
 
8:15 p.m. – Major Project Site Plan Special Permit No. 2022-04: BTE Development, LLC 13 Eaton Court, Wellesley, 
MA 02481, Petitioner (Property located at 40 & 50 Central Avenue, Needham, MA). Regarding proposal to demolish 
the two existing commercial buildings and construct a new mixed-use building with retail on the first floor and 15 
total residential units on the second and third floors, with associated surface parking. 
 
Upon a motion made by Mr. Alpert, and seconded by Mr. Crocker, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to waive the reading of the public hearing notice. 
 
George Giunta Jr., representative for the applicant, noted this is 2 properties at the corner of Central Avenue and Reservoir 
Street.  There is a small unoccupied commercial building at 40 Central Avenue and a 2-story building with Panella’s Market 
on the first floor and office space on the second floor at 50 Central Avenue.  The 2 properties are 32,058 square feet with 
170 feet of frontage on Central and 197 feet of frontage on Reservoir.  Both conform with the By-Law as to area and 
frontage.  The applicant will demolish both buildings and will overhaul the complete site.  The properties are in the 
Neighborhood Business District. It is a funky commercial district with general retail not allowed -- only specific retail.  
There will be one new building with 3 stories and 20,000 square feet with 3 commercial spaces of roughly 700 square feet 
each.  Panella’s Market will be in one space.  There will be 15 residential units on the top 2 floors.  There will be 3 affordable 
units with 2two 1-bedroom units and 1one 2-bedroom unit.  There will be no 3- bedroom or above units.  The remaining 
units will be 8eight 2-bedroom units and 7seven 1-bedroom units.  They will be smaller units aimed at non-families. 
 
Mr. Giunta Jr. noted portions of the 2nd and 3rd floors jet out, or overhang, from the commercial space on the 1st floor.  In 
back it overhangs the driveway and parking spaces.  The colors are red brick, charcoal gray and off white.  He feels the 
design team did a good job.  The Design Review Board (DRB) has approved and it ties in with the neighborhood.  Paul 
Bevilaqua, of BTE Development, noted the building will be red brick and cement board substrate on the other 2 colors.  Mr. 
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Giunta Jr. stated there will be a mix with respect to balconies.  There will be some juliette balconies in front and usable 
balconies in the back.  Mr. Crocker commented there is a lot more green space than currently.  Mr. Giunta Jr. stated currently 
the properties are all paved or gravel with only green in the back.  This complies with the requirements of the By-Law.   
 
Mr. Giunta Jr. noted there will be a special permit for floor area ration (FAR), height and side yard setback.  The FAR is .5 
in the District and up to .7 with a special permit.  [This project is at .63 FAR without open space with the drive and at .69 
FAR including that.unclear]  It is 39 feet high to the top point of the elevator shaft but most elevation is 35 feet.  The 
Planning Board can grant up to 40 feet by special permit.  The base zoning allows 2 stories and 3 by special permit.  For 
landscaping, there is a 50-foot setback if it borders residential under the base zoning but can be waived to 20 feet.  This is 
at 27.2 feet at the narrowest.  The project is proposing substantial landscaping.  There will be some garden space for residents 
if they want to garden. 
 
Mr. Giunta Jr. noted there will be a wide landscape area in front.  The applicant is ok with the DRB suggestions.  There will 
be a patio on the Reservoir Street side and an outdoor area for residents.  A restaurant is not allowed but there can be food 
retail and take out.  There are trees on the Central and Reservoir sides. The slope on the Reservoir side will have a 4-foot 
retaining wall to deal with it.  There will be a landscape area between the wall and the parking area.  There are 28 parking 
spaces on site and there will be 6 spaces added on Reservoir after discussions with the Building Department.  Those spaces 
will help Panella’s at lunch.  Ms. McKnight asked if those will be spaces built by the developer in the public way and was 
informed yes.  Mr. Giunta Jr. stated the applicant will work with the Select Board and Engineering.  The 6 spaces cannot be 
counted per the By-Law.  The total parking demand is 31.  If you add Panella’s it bumps it to 41 spaces for the take-out 
requirement.  Mr. Crocker asked if the spaces would be reserved for tenants and marked.  Mr. Giunta Jr. noted there is no 
plan on reserving spaces.  The spaces will be on a first come first service basis.  He commented this is right on the public 
transportation (bus) line.  A traffic study has been done but Engineering has not looked at it yet.  There is a very minor 
increase of projected traffic assuming full use of the building. 
 
Mr. Alpert stated he is concerned with parking.  With the residents and employees they are already at 29 spaces.  Mr. Giunta 
Jr. stated there need to be users in there that complement each other.  Ms. McKnight asked if there will be storage for 
bicycles as well as bike racks.  Mr. Giunta Jr. noted the plan shows where there could be storage for bikes.  Ms. Espada 
asked if the applicant considered underground parking.  Mr. Giunta Jr. stated the cost is high and the few spaces that would 
be gained are not worth it.  Also, the By-Law does not incentivizeallow it, since.  Iit counts in the FAR.  He noted this is a 
pretty constrained district.  Mr. Block noted the Board is waiting for outstanding comments from Town Departments. 
 
Ms. McKnight feels this is wonderful.  She was hoping for this type of development.  It is a terrific location and a great use 
of the site.  She hopes it is a successful project.  Mr. Crocker asked about the landscape buffer along the residential side.  
He was informed there will be a mix of trees, shrubs and ground cover.  There will be a community planting area.  Mr. 
Crocker asked if there was any thought to solar.  There is plenty of roof space and there will be a common meter in the 
building.  Mr. Bevilaqua stated they plan on doing solar and will have electric car charging stations.  Trevor O’Leary noted 
there will be 4 stations under the covered area so 8 cars can be charged.  Mr. Crocker stated he loves the project and 
appreciates the affordable units.  Ms. Espada agrees with Ms. McKnight and Mr. Crocker.  She asked if there are any other 
sustainable features.  Mr. Bevilaqua stated the units will be all electric.  They are not doing LEED. 
 
Ms. Espada asked if there is equity on the team.  Mr. Bevilaqua stated the architect firm is owned by a woman.  Mr. Alpert 
likes the project.  He is concerned about parking.  The Health Department will need space for dumpsters if a retail food 
establishment is approved.  Mr. Giunta Jr. stated there is a dumpster there currently.  Mr. Alpert is concerned that dumpster 
is not going to meet the requirements for Panella’s Market.  He requested the applicant work with the Health Department 
for the requirements.  He noted 2 trusts own these properties and there is an estate involved on 40 Central Avenue.  The 
children will have to sign as owners and not trustees.  He would like something in the file signed by the children.  Mr. 
Giunta Jr. stated this is the first time this issue came up after 2 title examinations.  He will have to look at it. 
 
Mr. Block stated he likes the personal aesthetic. There is a mix of materials and it breaks up the massing.  He likes the 
landscaping and the mixed use idea in this area.  On street parking is being created.  He likes the project very much. He 
noted there are 3 handicap accessible spaces with 2 close to the building but one is near the exit to Central Avenue.  He 
encourages them to bring it closer to the building.  Ms. McKnight stated it is close to the entrance to the apartments.  Mr. 
Block encouraged more thought on that.  He noted the traffic- demand reports says it is comprehensive but he does not feels 
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it is comprehensive.  He is concerned with the parking demand.  He understands it is on the bus route but is not sure how 
much it will be utilized.  He asked, where trash is proposed, what is the distance from the trash enclosure to the closest 
house.  He noted there have been complaints in other areas because of pest problems.  He would like to condition an ongoing 
pest management program be in place. 
 
Mr. Block noted the following correspondence for the record: an email from the Fire Department, dated 11/9/22, with no 
issues; an email from the Assistant Public Health Director, dated 10/26/22, with comments; a memo from the DRB, dated 
11/7/22, with comments and a letter from the Building Inspector, dated 11/17/22, with comments.  He opened the hearing 
to the public.  Dave Case, of 36 Central Avenue, stated the plans and landscaping look good.  He asked if there will be any 
privacy fence.  Mr. Giunta Jr. stated a privacy fence could be put up on that side. 
 
Upon a motion made by Mr. Alpert, and seconded by Ms. Espada, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to continue the hearing to 12/5/22 at 7:05 p.m. 
 
The Board took a 5-minute recess. 
 
Decision: Amendment to Major Project Site Plan Special Permit No. 99-2: BP 140 Kendrick Street LLC c/o Boston 
Properties Limited Partnership, 800 Boylston Street, Suite 1900, Boston, MA, Petitioner (Property located at 140 
Kendrick Street, Needham, MA).  Regarding proposal for solar array canopy. 
 
Mr. Block noted a memo from the Building Department, dated 12/10/22, regarding storm water runoff.  He noted paragraph 
1.5 of the draft decision, as to DRB approval, strike “approval” from the first line; in Section 3.3, add “beyond those 
permitted by this decision,” and in Section 3.12(b) the condition should be contingent upon approval by the different 
Bboard’s.  Mr. Alpert stated that is a standard condition before the building permit is issued.  Ms. Espada stated she is part 
of the Climate Action Plan Committee (CAPC) and they have been discussing storm water management in general.  The 
systems are compromised with the infrastructure.  She greatly appreciates having storm water recharge on site.  The Board 
should keep this in mind with other projects. 
 
Upon a motion made by Mr. Alpert, and seconded by Ms. Espada, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to Grant: (1) a Major Project Site Plan Review Special Permit amendment under Section 7.4 of the Needham 

Zoning By-Law and Section 3.2 of Major Project Site Plan Review Special Permit No. 99-2, subject to and 
with the benefit of the following Plan modifications and limitations being set forth in the Board’s decision. 

 
Upon a motion made by Mr. Alpert, and seconded by Ms. McKnight, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to adopt the decision as presented with the changes presented by Mr. Block this evening. 
 
Report from Planning Director and Board members 
 
Mr. Block noted there will be a Housing Plan Working Group community meeting in Powers Hall tomorrow night from 
7:00 p.m. to 9:00 p.m.  There will be a presentation with an emphasis on questions and comments on the draft housing plan.  
The members will discuss all comments at the 12/8/22 meeting of the Housing Plan Working Group.  Ms. Espada thanked 
all members of the Group.  They worked together a year and worked well together.  [She noted she is the Chair with Oscar 
Mertz of the CAPC. – chair of the CAPC or of a subcommittee?]  They are looking at 3 to 5 action items to pitch forward 
to the larger group.  There will be public meetings the first Friday in December and January, then they will meet with the 
larger group. 
 
Correspondence 
 
Mr. Block noted a memo from the Select Board and Town Manager, dated 11/8/22, sharing the Select Board goals with the 
Planning Board.  There is interest in including the Tree By-Law.  There was also a memo from Jesse Kaddy, dated 11/2/22, 
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with comments on 557 Highland Avenue and a memo from Holly Charbonnier, dated 11/14/22, with comments regarding 
the Fitness Path at 557 Highland Avenue. 
 
Committee Appointment – Design Review Board. 
 
Ms. Newman discussed the process.  Steve Tanner has resigned as the Planning Board’s representativerepresentative, so 
they need to appoint a new Planning Board representative to the Design Review Board.  The person should be a graphic 
artist or someone with expertise in the design field.  She stated the Select Board has the Chair and Vice-Chair interview 
applicants and she feels that is the framework the Planning Boardthey should follow.  Ms. McKnight noted, with Ms. 
Espada’s background as an architect, she would rather she do the interviews than herself as Vice-Chair.  Mr. Alpert asked 
that the resumes for the 3 applicants be sent to all members.  Ms. Espada will need to look at the composition of the DRBoard 
for broader representation.   
 
Mr. Block wants members to be prepared to continue deliberations for 555 Highland Avenue at the next meeting. 
 
Upon a motion made by Mr. Alpert, and seconded by Mr. Crocker, it was by a roll call vote of the five members present 
unanimously: 
VOTED: to adjourn the meeting at 10:05 p.m. 
 
Respectfully submitted, 
Donna J. Kalinowski, Notetaker 
 
 
 
______________________________________ 
Jeanne S. McKnight, Vice-Chairman and Clerk 
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Action Plan for MBTA Communities

Description Area Please read the Section 3A Guidelines before attempting to complete this
form.Please note: &nbsp;Action Plan Forms must be submitted by a
municipal official with authority to act on behalf of the municipality on
matters of zoning, such as the municipal CEO or planning director.

Section 1: Identification

Description Area The Section 3A Guidelines establish zoning metrics that apply uniquely to
each MBTA community based on its local transit stations, existing housing
stock, population, &nbsp;and developable land. &nbsp;This section of the
Action Plan helps to identify the transit stations that determined each
community's category. &nbsp;Appendix 1 of the Section 3A Guidelines lists
each community's category and minimum multi-family unit capacity
requirement.&nbsp;

1.1  MBTA Community Name Needham

1.2. Community Category Commuter rail community

1.3. Multifamily Unit Capacity
Requirement

1784

1.4. Does this municipality have any
MBTA rapid transit stations within its
boundaries?

No

1.5. Does this municipality have any
MBTA commuter rail stations within its
boundaries?

Yes

1.5a. Please list MBTA commuter rail
stations that are located within the
municipal boundaries

MBTA Station at Needham Center, MBTA Station at Needham Heights,
MBTA Station at Needham Junction, and MBTA Station at Hersey.

1.6. Does this municipality have any
other MBTA transit stations that are
located outside of its municipal
boundaries that may have "developable
station area" within them?

No

1.7. Please provide the name of the
person filling out this form

Lee Newman

1.7a. Title Director of Planning and Community Development

1.7b. Email Address lnewman@needhamma.gov



1.7c. Phone Number (781) 455-7550 ext. 270

1.8 Please provide the name of the
municipal CEO

Kate Fitzpatrick

1.8b Mailing address of municipal CEO Needham Town Hall
1471 Highland Avenue
Needham, MA 02492

1.8c Email address of municipal CEO kfitzpatrick@needhamma.gov

1.9. Please briefly describe other
members of the core team developing
the multi-family zoning district.

On the municipal staff side key members participating are: Kate Fitzpatrick,
Town Manager, Katie King, Assistant Town Manager, Lee Newman,
Director of Planning and Community Development, and Karen Sunnarborg,
Housing Specialist.

On the Town Board side both the Planning Board and Select Board will be
actively involved.  Participating from the Planning Board are: Adam Block,
Jeanne McKnight, Paul Alpert, Artie Crocker, and Natasha Espada.
Participating from the Select Board are: Marianne Cooley, Nelson Marcus,
Matthew Borrelli, Kevin Klein and Heidi Frail.

Section 2: Housing Overview

2.1. Does this municipality have any
established housing related goals or
strategies from municipal planning
documents, such as a Housing
Production Plan, Master Plan, or
Economic Development Plan?

Yes



2.1a. Please briefly describe any
relevant strategies, goals, or objectives,
and the work that has been done to
date.

In October 2022, the Needham Planning Board appointed a working group
of representatives of local boards and committees as well as three citizens
at large to prepare a Housing Plan.  The Plan was completed in December
2023. Since the last housing plan was approved in 2007, the Town had
made considerable progress in producing affordable housing by adding 894
new units to its Subsidized Housing Inventory (SHI) and surpassing the
state affordability goal of 10%.  Despite reaching the 10% threshold, the
Town recognized that significant unmet housing needs remained in the
community, particularly in the context of unprecedented housing prices.  

In addition to progress in producing affordable housing, the Town also
adopted a number of zoning bylaws to better promote affordable housing
and smart growth development.  Notable among these changes was the
introduction of Overlay Districts in several commercial areas of town
including Needham Center, the Lower Chestnut and Garden Street areas,
and Mixed Use Overlay District (MUOD) in the Highland Avenue/Route 128
area.  Needham also established an Elder Services District off of Gould
Street to serve the community's increasingly aging population. Most of
these Districts require the integration of affordable housing equivalent to
one unit for properties of less than ten units and 10% of all units for those
with ten or more units.  The more recent MUOD, Highland Avenue/128
District, and Neighborhood Business District/128 zoning increased the
affordability requirement to 12.5% of all units.

The focus of the recently-completed Housing Plan was to analyze updated
information on demographic, economic and housing conditions, identify
priority needs, and recommend actions to address these needs, also
integrating substantial opportunities for community input.  The Housing
Plan includes 17 major actions and 8 additional recommendations for
further study to better promote housing affordability and diversity in the
community. Chief among these proposed strategies is compliance with
MBTA Communities Guidelines under Section 3A of the Zoning Act as well
as other zoning-related recommendations such as better promoting
Accessory Dwelling Units (ADUs), adopting Town-wide inclusionary zoning,
 and better controlling teardown activity for example.  Other key
recommendations included support for the Needham Housing Authority's
Preservation and Redevelopment Initiative (PRI) to upgrade its aging and
antiquated properties with the prospect of expanding the number of units as
well.  Additionally, the Plan recommended actions to better integrate
greater energy efficiencies in housing and build local and regional support
and collaboration for housing production and preservation initiatives. 



2.2. Is this municipality currently
working on any other planning for
housing?

Yes

2.2a. Please briefly describe the
housing work underway.

In addition to making ongoing progress in complying with state MBTA
Communities Guidelines under Section 3A,  the      Town is already
involved in the implementation of a few of the proposed strategies included
in the Housing Plan including amendments to the Accessory Dwelling Unit
bylaw. Presently, the Planning Board is preparing an amended Accessory
Dwelling Unit (ADU) bylaw, to eliminate the requirement of occupancy by
family members and caregivers and enable owners to obtain additional
income, among other benefits, which is particularly helpful to older owners
on fixed incomes.  Approval of ADUs within single-family units will be
changed from special permit to by-right, however, some units in detached
structures may be allowed under special permit.  The Planning Board plans
to have the new zoning in place for the Annual Town Meeting in 2023.

Section 3: Preliminary Zoning Strategies

3.1.	To the best of your knowledge,
which of the following zoning strategies
is this community most likely to use for
compliance?  (Select all that apply)

a. An existing zoning district or districts that might already comply with the
Section 3A Guidelines
b. An existing zoning district or districts that must be amended to comply
with the Section 3A Guidelines



3.1a. Please identify and briefly describe
the possibly-compliant district(s),
including any characteristics of existing
development or transit options that
make it suitable for use as this
community's 3A-compliant district.
Optional: Attach any supporting
documents.

As calculated by DHCD, at least 90% of Needham's zoning districts must
be located within ½ mile of transit based on its total developable area of
1,223 acres near transit stations. This translates into Needham's
multi-family zoning districts including at least 108 acres at a density of at
least 15 units/acre, which would allow for 1,606 units within ½ mile of a
commuter rail station. The additional 178 units that Needham must zone for
(minimum multi-family unit capacity of 1,784 units minus 1,606) could be in
areas outside of the ½ mile limit.

Needham has one zoning district that permits multi-family housing
as-of-right within ½ mile of transit at the minimum DHCD required density
standard of 15 units per acre; that is the A-1 Apartment zoning district
where the multi-family density standard is set at 18 units per acre.  The
major dimensional requirements of Apartment A-1 zones include:

?	Minimum lot area of 20,000 square feet.
?	Minimum frontage of 120 feet.
?	Maximum dwelling units per acre of 18 units.
?	Maximum floor area ratio (FAR) of 0.5, meaning on a 20,000 square foot
lot the maximum square footage that can be built is 10,000 square feet.
?	Minimum setback (front/side/rear) of 20/20/20 feet.
?	Maximum height of 3 stories or 40 feet.

Needham has three A-1 Apartment districts, namely, Rosemary Lake
Apartments and Rosemary Ridge Condominiums (14 acres), the Highlands
(4 acres) and Hamilton Highlands (4 acres) within ½ mile of transit for a
total of 22 acres.  Two of these districts if left as independent entities would
fall below the 5-acre minimum land area requirement found in the  DHCD
regulations and would need to be adjusted.  The multi-family build-out
density for the 22 acres located in the A-1 Apartment district totals 396
dwelling units. A map showing the ½ mile radius distance around each of
Needham's commuter rail stations and the zoning districts located within
those radii (including the A-1 District) is attached.

As noted above, DHCD guidelines also allow portions of the multi-family
district to be located further away from transit, "provided that such areas
are easily accessible to the transit station based on existing street patterns
and pedestrian connections".  Within this category is the A-1 Apartment
district located at 31 Hamlin Lane, where the as-of-right multi-family density
standard is set at 18 units per acre.  This district comprises the Hamlin
Condominium development which contains 6 acres of land with an
associated multi-family build-out of 108 units.  

In summary, 28 acres of land are currently zoned within the A-1 District
with an as-of-right multi-family density standard of 18 units per acre for a
total of 504 units leaving an unmet requirement of 1,380 units (minimum
multi-family unit capacity of 1,784 units minus 504).



File https://www.formstack.com/admin/download/file/14072093829

3.1b. Please select the changes that
may be necessary for the existing
district to comply. Optional: Attach any
supporting documents that describe
this district.

District boundaries
Use schedule
Dimensional regulations
Parking requirements

https://www.formstack.com/admin/download/file/14072093829


Explanation: The Needham Housing Plan completed in December of 2022 detailed a
group of recommended zoning strategies to achieve compliance with the
MBTA Communities Act under Section 3A.  It is these recommended
strategies as detailed in the Housing Plan which the Town will be pursuing.
These recommendations involve rezoning some areas currently zoned for
single-family or 2-family residence to Apartment A-1, changing zoning to
A-1 provisions in business areas that already allow multi-family housing as
well as introducing this use in some business and industrial districts that do
not currently permit multi-family residential uses. The major dimensional
requirements of Apartment A-1 zones include:

?	Minimum lot area of 20,000 square feet.
?	Minimum frontage of 120 feet.
?	Maximum dwelling units per acre of 18 units.
?	Maximum floor area ratio (FAR) of 0.5, meaning on a 20,000 square foot
lot the maximum square footage that can be built is 10,000 square feet.
?	Minimum setback (front/side/rear) of 20/20/20 feet.
?	Maximum height of 3 stories or 40 feet.

The recommendations for rezoning are focused largely in the areas along
the Highland Avenue to Chestnut Street corridor that are not only near
transit but also where higher density development already exists. 

Recommendations for specific zoning by-law changes under consideration
are listed below.  Further study will be required to confirm that the final
dimensional limits controlling district density will be able to deliver the gross
density (units/acre) required by 3A Guidelines.  (Please see attached file
which contains annotated zoning maps from the Town's Housing Plan for
further review of the proposed zoning changes):

Needham Heights District (Group 1):

Implement Apartment A-1 zoning in certain areas now zoned SRB, or GR,
including locations of non-conforming existing multi-family (MF) uses.  

Apartment A-1 - rezone parcels within ½ mile of Needham Heights station,
now zoned SRB: 

1a.	From Hamilton Highlands (Apartment A-1) along Highland Avenue
south to Hunnewell Street;
1b.	Avery Park Condominium and farther south along Highland Avenue to
Hunnewell Street and including the Methodist Church at Hunnewell and
Highland;
1c.	Extend existing Apartment A-1 zoning across Hillside Avenue and along
the northerly side of Rosemary Street adjacent to the Industrial District and
up to the MBTA right-of-way (see item 1g. below) and beyond the ROW to
Highland Avenue to include Needham Library (see item 1g. below and
Christ Episcopal Church ( see item 1J. and 6b. below);



Apartment A-1 - rezone parcels within ½ mile of Needham Heights station,
now zoned GR:

1d.	Convert Hillside School and the rear portions of 5 lots of the Industrial
district on Crescent Road that abut the Hillside School to Apartment A-1;
1e.	Convert Brookline Rug parcel to Apartment A-1, but the current use
may remain as a prior non-conforming use.  It has connection to both
Hunnewell and Crescent Road and can be part of a consolidated MF
district with the rest of new Apartment A-1 and the Industrial District that is
to be rezoned to allow MF by-right as a use (see item 1f. below);

Amend current Industrial Districts within ½ mile of Needham Heights transit
station to allow MF as an additional allowed use with Apartment A-1
dimensional limits with a minimum 10,000 sf lot size.

1f.	Add Multi-family housing, at A-1 dimensions, to the uses allowed by
right in the Industrial District along Crescent Road;
1g.	Add Multi-family housing, at A-1 dimensions, to the uses allowed by
right in the Industrial District between Hillside Avenue and the MBTA
right-of-way and between West and Rosemary Streets;

Amend current Hillside Avenue Business District within ½ mile of transit
station to allow MF by-right and use 
Apartment A-1 dimensional limits with a minimum 10,000 sf lot size.  Allow
mixed-use option by Special Permit.

1h.	Hillside Avenue Business from both sides of the Hunnewell intersection
south to the south side of West Street;

Amend current Avery Square Business District within 1/2 mile of transit
station.  Adjust/increase current height and 
story limits where noted.  Changes to limits are to be appropriate to their
immediate context within their district.  

1i.	Avery Square Business - increase height from 35 ft. to 38 ft. for
mixed-use MF allowed by special permit;

Expand General Residence over SRB area along the Highland Avenue
corridor to allow 2-family and SF conversions to 2-family.

1j.	Both sides of Highland Avenue from Rosemary Street to Avery Square
Business District (but see item 1c. above and 6B. below related to rezoning
Christ Church to Apartment A-1).

Needham Center District (Group 2):

Amend and extend current Business District within ½ mile of transit to allow
MF by-right and use Apartment A-1 dimensional limits with a minimum
10,000 sf lot size.  Allow, by special permit, mixed-use MF to 48 ft. & 4



stories with 4th floor setback.

2a.	Extend Business District north to Rosemary Street to include portion of
Sudbury Farms parcel now zoned SRB; 
2b.	Business District along Highland Avenue from May Street north to
Rosemary Street to include all of Sudbury Farms parcel;  

Implement Apartment A-1 zoning in certain areas now zoned SRB, GR or
Industrial or in locations of non-conforming existing multi-family (MF) uses. 

Apartment A-1 - rezone parcels within ½ mile of Needham Center station,
now zoned SRB:

2c.	St. Joseph School strip along May Street;
2d.	Stephen Palmer former school leased by Town for multi-family housing;
2f.	YMCA site on Great Plain Avenue next to Greene's Field;
2g.	888 Great Plain Avenue (former nursery/garden center);
2h.	Baptist and Christian Science Church parcels on Great Plain Avenue,
near corner of Warren Street;

Apartment A-1 - rezone parcels within ½ mile of Needham Center station,
now zoned GR:                

2e.	Lots on Pickering Place together with a portion of St. Joseph School
parcel;
2i.	Consolidate a portion of the Denmark Lane MF housing south of the
Needham Center Overlay District, currently zoned GR, and combine it with
the small Industrial district along the MBTA right-of-way proposed for
rezoning to 
Apartment A-1 that is also part of the Denmark Lane MF project area (see
item 2j. below); 

Apartment A-1 - rezone parcels within ½ mile of Needham Center station,
now zoned Industrial:                

2j.	Convert the small Industrial district along the MBTA right-of-way to be
combined with the front portion of the parcel being rezoned from GR (see
item 2i. above) that is also part of the Denmark Lane housing project area. 

Amend current Center Business and Overlay District B and Garden Street
Overlay District within ½ mile of transit. Adjust/increase current height and
story limits where noted.  Changes to limits are to be appropriate to their
immediate context within their district.                 

2k.	Increase height limits in Needham Center Overlay District B for
mixed-use MF to 48 ft. & 4 stories with 4th floor setback. No stand-alone
MF is allowed in the district;               
2m.	Rezone Garden Street Overlay District by changing stand-alone MF to



be allowed by right, rather than special permit, using the existing
dimensional limits.  

Needham Junction District Group 3):

Amend current Chestnut Street Business District and Lower Chestnut
Street Overlay District within ½ mile of transit to allow stand-alone MF
by-right, and mixed-use with MF by special permit.  Adjust/increase current
height and story limits where noted.  Changes to limits are to be
appropriate to their immediate context within their district.  

3a.	Chestnut Street Business and Lower Chestnut Street Overlay District
changed to allow stand-alone MF using Apartment A-1 dimensional limits
with a minimum 10,000 sf lot size, with 4-story/48 ft. limits allowed by
special permit for mixed-use MF in the Lower Chestnut Street Overlay
District;

3b.	Extend Chestnut Street Business and Lower Chestnut Street Overlay
Districts to include Skilled Nursing Facility (SNF) property on Lincoln Street;

Implement Apartment A-1 zoning in certain areas now zoned SRB, or
Chestnut Street Business Districts or in locations of non-conforming
existing non single-family (SF) uses.  Use Apartment A-1 dimensional
limits.

Apartment A-1 - rezone parcels within ½ mile of Needham Junction station,
now zoned Chestnut Street Business, Lower Chestnut Street Overlay
District and SRB:

3c.	Rezone the Hartney Greymont site (now partly Chestnut Street
Business/Lower Chestnut Street Overlay District and partly SRB) to be
Apartment A-1 to allow MF without allowing mixed-use, with the current use
allowed to remain as a prior non-conforming use.  

Zoning changes will also reconsider parking ratios for mixed-use and
multi-family projects within the overlay districts that are also within ½ mile
of transit stations.  These changes will be informed by the Parking Study
that has been commissioned by the Select Board and is being conducted
by Stantec as well as the parking study that is being conducted by the
WestMetro HOME Consortium in cooperation with MAPC.

As Needham's site plan review process is currently based on major site
plan review/special permit projects, the Town will further revisit these
standards to determine appropriate changes given the relevancy of site
plan review to projects that will be a result of Section 3A rezoning.



File https://www.formstack.com/admin/download/file/14072093832

https://www.formstack.com/admin/download/file/14072093832


3.2. What non-housing characteristics
are important for this community to
consider in its 3A zoning district?

The non-housing goals important to the Town of Needham in the
implementation of a 3A zoning district are detailed below.  The Town's
desired development outcome from implementation of a 3A district are as
follows:

•	A "complete" mixed-use neighborhood that is economically and socially
sustainable- providing quality jobs, diverse housing opportunities, and a
complementary mix of retail, dining, entertainment, and office uses.

•	A public realm comprised of a safe and attractive system of streets,
plazas, and park spaces that supports an active pedestrian environment
and provides an attractive physical framework that seamlessly integrates a
diverse array of existing and future buildings. 

•	 An attractive, well-designed private realm that mixes new and old
buildings in a compact pattern and scale of development that creates a
well-defined, human-scale public environment and supports a dynamic mix
of retail and complementary uses. 

•	A multi-pronged approach to sustainability that integrates land use,
mobility, and design strategies to minimize environmental impact, reduce
resource consumption, and prolong economic and social cohesiveness and
viability, including policies that: promote compact mixed use development
that creates more local jobs and housing within close walking distance;
prioritize the creation of a retail district that will reduce residents' need to
travel to other communities to meet their shopping needs, thereby reducing
greenhouse gas emissions for local trips; and encourage transit and
alternate modes of travel that reduce miles traveled via personal vehicle for
those traveling from areas outside the local area to visit shopping
destinations. In addition, guidelines and development standards for the
district that promote green development strategies for new buildings,
"green streets" and low-impact development for public infrastructure, and
the reuse of existing buildings that will reduce the consumption of energy.

•	A balanced and complete circulation network that accommodates the
internal and external transportation needs of the area by promoting
walking, biking, and transit while continuing to serve automobile traffic. 

•	Quality pedestrian facilities and amenities that create a safe and
aesthetically pleasing environment that encourages walking and
accommodates increased pedestrian activity.

•	A bicycle network with safe and efficient connections to major destinations
within the district and throughout the Town of Needham.

•	 Efficient but managed vehicle access in the district.

•	Enhanced efficiency and effectiveness of transit in the district. 



•	A well-managed parking supply that supports district businesses and
stimulates economic growth, while not promoting excessive driving.



Section 4: Action Plan Timeline

Description Area This section creates a framework to input preliminary plans for a zoning
adoption process. On the table below, please use Column 1 (from the left)
to describe a task, Column 2 to input a start date, and Column 3 to input a
finish date. Every community must provide a timeline for the below-listed
tasks. &nbsp;Additional space is provided for any other tasks that a
community wishes to list. DHCD will review proposed timelines for
feasibility before approving an Action Plan.&nbsp;Public
outreachDeveloping zoning&nbsp;Applying DHCD's compliance model to
test for density and unit capacityHolding planning board
hearings&nbsp;Holding legislative sessions and adopt compliant
zoning&nbsp;Submit District Compliance application to DHCD

Description Area Task

Description Area Start

Description Area Finish

Short Answer Conduct Community Workshop #1 to present DHCD requirements and the
Planning Board's initial proposal to the community. Obtain public feedback.
Staff/consultant to apply an updated proposal through DHCD's compliance
model. Staff/consultant to create initial build out projections, an initial fiscal
impact analysis (will include school enrollment projections), and a potential
traffic study. 

Mar 01, 2023

Apr 30, 2023

Short Answer Conduct Community Workshop #2 to present preliminary proposal/options,
including the preliminary build-out projections and fiscal impact analysis.
Obtain public feedback. Staff/consultant to run proposal through DHCD
compliance model.

May 01, 2023

Jun 30, 2023

Short Answer Staff/consultant to conduct build-out and fiscal impact analyses, including
the drafting of zoning language. 

Jul 01, 2023

Aug 31, 2023

Short Answer Conduct Community Workshop #3 to present the final proposal and all
analyses. Obtain public feedback. 

Sep 01, 2023



Sep 30, 2023

Short Answer Send proposed zoning to DHCD for review (90-day review period), ideally
before hearing needs to be noticed.

Sep 01, 2023

Oct 31, 2023

Short Answer Advertise zoning. Hold Planning Board hearings. 

Jan 01, 2024

Feb 29, 2024

Short Answer  Town Meeting Sessions to Adopt Zoning.

May 01, 2024

Oct 31, 2024

Short Answer  Submit District Compliance Model.

Nov 01, 2024

Dec 31, 2024
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Appendix 7.1  
Needham Zoning Maps with Proposed Zoning Changes 

(Maps focused on MBTA Station Neighborhoods) 

 
The following Needham Zoning maps have been created to graphically represent the proposed zoning 
map changes described in the zoning lists on pages 36-38 as part of complying with MBTA Communities 
Guidelines.  The new maps show that the majority of the zoning reform is concentrated in the Needham 
neighborhoods geographically located near three of the MBTA transit stations that are part of the 
Chestnut Street / Highland Avenue north / south corridor. This zone, or “spine”, includes the more densely 
built parts of town with a mix of commercial, institutional, municipal and residential uses with a range of 
lower to higher density buildings types.   

 

 
 
 
 
 
 

  



 

Needham Housing Plan  Page 184 
 

 



 

Needham Housing Plan  Page 185 
 

  



 

Needham Housing Plan  Page 186 
 

 



Needham Housing Plan Page 187 



 

Needham Housing Plan  Page 188 
 

Appendix 7.2  
MBTA District Concept Map of MBTA Station Neighborhoods 

(Test fit of transit district acreage required in MBTA Guidelines) 
 
The following map reflects a preliminary test fit analysis of possible “contiguous” land area assembly that 
could meet the criteria for an MBTA District to be created within ½ mile of three of the MBTA Stations 
along Needham’s existing higher density mixed-used “spine”, also referred to as the  Chestnut Street / 
Highland Avenue corridor.  The “green highlighted” areas illustrate three neighborhoods around the 
Needham Heights, Needham Center and Needham Junction stations that are closely related to the 
previous proposed zoning maps, and the zoning lists on pages 36-38, that are organized around the three 
MBTA stations as: 

• Group 1 (Needham Heights) 
 

• Group 2 (Needham Center) 
 

• Group 3 (Needham Junction) 

A brief description of the MBTA criteria used in creating this test fit include the following requirements to 
define a compliant transit neighborhood (see MBTA criteria summarized on pages 33-35): 

 
 

• Implement zoning reform across areas large enough to accommodate by-right 
housing capable of producing a total number of new mullti-family housing units 
equal to 15% of the total housing units in Needham (11,891u x .15 = 1,784 units) 
 

• Acreage dedicated to MBTA district zoning must accommodate multi-family 
housing with a minimum density of 15 units per acre. This translates to 
approximately 120 acres (1,784U / 15U per acre = 118.9 acres) 

 

• Create multiple MBTA districts that combine to accommodate 90% of the required 
acreage, or approximately 107 of 120 acres, within ½ mile of a transit station 

 

• Within these transit districts there is a minimum requirement of 25 contiguous 
acres for a minimum dedicated area of 50 acres. Since these districts are calculated 
at a density of 15 units per acre, Needham must have 120 acres zoned to meet the 
transit district requirements, of which 60 acres must be contiguous.   
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From: K McDirks
To: Planning
Cc: Katy Dirks; David Dirks
Subject: ADU
Date: Wednesday, February 1, 2023 8:08:56 PM

Hello Planning Board,

I am writing in regards to your work in considering possible changes to the ADU regulations in Needham.  Thank
you for looking into this issue.

I am a home owner of one of the few remaining historic homes in town.  It is a beautiful home and we have always
considered ourselves caretakers to the property.  We have a large barn in the backyard that does not conform to
setbacks but is as old as the house (1880), and it’s an example of the kind of structure that would offer an
opportunity for an additional living unit now that it no longer has use as an actual barn.

I am writing to ask that you consider changes to zoning regulations that would support converting existing buildings
to ADU regardless of setbacks or being attached to the house.  If the building exists already - why does it matter? 

Please consider changes that support residents who wish to maintain existing, beautiful historic structures in
Needham, and make it possible for us to increase the usage and value of properties while providing additional
housing in town - in this case without need for tear-downs or new construction.

Katy and David Dirks
674 Webster Street

mailto:katymcdirks@gmail.com
mailto:planning@needhamma.gov
mailto:katymcdirks@gmail.com
mailto:daviddirks100@gmail.com


From: Douglas Simon
To: Planning Board
Subject: 888 Great Plain Avenue
Date: Friday, January 20, 2023 8:10:00 AM

Dear Members of the Board,

I am a concerned resident of Needham. Although I am in favor of creating more affordable
housing in town, I am opposed to the scale of this project at the cost of public safety and
climate consciousness. 

I also find it highly suspect of the town's need to expand its business district given the amount
of vacancy. Zoning changes should not be based on a developer's perception of 'logic' or their
profits. 

Sincerely,

Douglas Simon
90 Dedham Avenue

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


From: Ronald Waife
To: Planning Board
Subject: Regarding continuing proposals for 888 Great Plain Avenue
Date: Thursday, January 19, 2023 3:36:59 PM
Importance: High

Dear Needham Planning Board,
 
I find myself writing once again about the developer’s plans for 888 Great Plain Avenue – I am
surprised and further disappointed. I thought it was clear at the previous Planning Board
meeting that both the community and the Board were looking for scaled back, safer, and
much more modest ideas.  I am particularly distressed at:
 

The proposal for FOUR stories in a town that has successfully limited such heights
The continuing disregard by the developer for traffic, pedestrian and community (i.e.
Greene’s Field users) safety
The misguided use of this precious space for dense housing and office/retail space for a
town center that already has more than enough (see empty storefronts), at a time of
society at large moving to increasing hybrid WFH models reducing the need for offices,
and coincident with the ongoing plans to build a (too) large development at the old
Muzi Ford site.

 
It is not the obligation of the Town’s government or its citizens to protect a developer’s
investment or ensure its profitability. If he is not happy where things are going, he should
withdraw all proposals and sell the property to someone else with more respect for
Needham’s character, safety and economy.
 
Thank you,
 
Ron
 
--

Ronald S. Waife
ronwaife@gmail.com

 

mailto:ronwaife@gmail.com
mailto:PlanningBoard@needhamma.gov
mailto:ronwaife@gmail.com
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