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Nover.nbcr 3,2020

Joseph Tamposi, Manager
91 Beatrice Circle. LLC
l0 Museurn Way #721
Cambridge. MA 02 l4 I

Re: 9l Beatrice Circle
Proj ect Eligibility/Site Approval
MassHousing lD No. 1080

Dear Mr. Tamposi:

This letter is in response to yourapplication for a deterrnination ol Project Eligibititv ("Site Approval")
pursuant to Massachusetts General Laws Chapter 40ts ("Chaprcr 40B"), 760 cMR 56.00 (thc
"Regulations") and the Comprehensir,'e Perrnit Gurdelines issued by the Department of Housing and
Community Development ("DHCD") (the "Guidelines" and, collectively with Chapter 40B and the
Rcgulations, the "Comprehensive Pcrmit Rules"), undcrthe New England Fund ("NEF") Program (the
"Program") of the Federal Home Loan Bank of Boston ("FHLBank Boston").

91 Beatrice Circle. LLC (the "Applicant") has applied to MassHousing pulsuant to Chapter 40B. You
have proposed to build tu'clvc (i2) units of rentalhousing (the "Project") on approxin-rately 0.54 acres

of land located on 9l Bcatrrcc Circle (the"Site") in Behnont (the "Municipality").

In accordance r.r,ith tl-rc Cornprchensivc Pcrmit Rules, this letter is intcndcd to be a writtcn
detennination of Project Eligibiliry ("Site Approval") by MassHousing acting as Subsidizing Agcncy
under the GLridelines, including Part V thereof, "lloLrsing Programs In Which Firnding Is Provrded By,

Other Than A State Agency."

MassHousing has perfon.ned an on-site inspection of the Site and has reviewed the pertinent
inlormation for the Project sr.rbmitted by the Applicant, the Municipality and others in accordance with
the Comprehensir.'e Permit Rulcs.

Alter an initial review of the Site. the proposed plans, and comments from the Municipality regarding
the site plan, pursuant to a letter dated July 14, 2020, Massllousing requested that the Applicant refine
the conceplual project design and its compatibility with the surrounding residcntial neighborhood
contextin compliance with 760 CMR 56 0a(a)(c),the applicable rcgulations that govem thc dcsign
elements of a 40B proposal.

Charlt: D. Bakcr, Govtrnor Mjchael J. Dirranc. Chrirunsn Chrystal Korntglrl,, fxer:utive llrrrrfrr
K.*y. F. Polrir,. Il. t:'olerrror Ping Yrrr (.'hai. Var ('l,o;r



On Augr"rst 12, 2020, MassHousing and the Municipaliry received revised site plans, shorving
modifications made by the Applicant in response to feedback from Massl-lousing regardrng the

conceptualProject design. The proposed desigi has bcen modified to improve the transition from the

single-farnily neighborhoodto the south of the Site. improve circr,rlation and openspace, andreduce
the Project's massing and visual irnpact on abutting properties, 'Io achieve this. the Applicant reduced
the proposed units frorn sixteen (16) to tweive (12).

Nlunicipal Comments
Pursuant to the Regulations, the Municipality r.vas given a thifty (30) day period in which to review the

Site Appror,'al application and subr.nit comments to MassHousing. At the request of the MLrnrcipality,
this pcriod was extendedto sixty (60) days. The Board of Selectmen submitted a letter on July 14.

2020, surnmarizing comments from municipal deparlments, boards, committees and members of the
comrnunity identitying specific concerns with the proposed Project. Following receipt of the revised
site plan, the Municipalrty reque sted additional time and wcre grantcd an additional 30 day's to review
the revised plans. On September 1,2020, MassHousing received a second comment letter lrom thc

Municipaliry stating that the revised site plan did not address their initial concerrrs. The Municipalrty
statcd that it remained in oppositionto the Project and affirmedthat all of thc comments included in
the initial comment letter remained unchanged. However, the Municipality lurthernoted its r.villingness
and ability to help bring aflordable housing Projects to fl'uition and hopes to work with the Applicant
to arrive at a mutually acceptable plan lor this Site.

Municipal concerns are outlined as follorvs:

Thc Municipality states that the proposal is significantly dcnser than the surounding
neighborhood which could negatively irrpact the charactcr of the arca.

The Municipality believes the siting of the buildings, the roof heights. and overall architectural
style should be readdrcssed to morc thoughtfully fit into the surrounding context. Further, thc
Municipality believes the proposed side setback of 5 feet between buildings is too narrow and
r.rnreasonab le dev iation fro m cu rrent minimi.rm zoning requirements.

The Mr"rnicipality emphasizcd that thc Project must be designed to cnsure the maximum lcvcl
of emergency access and fire protection. The Fire Depafiment outlined a variety ol'
requirements for the Project, inclLrding sufficient turning radii and roadway widths to
accommodate public safety vehicles and interior firc suppression systems. Further. the

Municipality notes that access for emergency vehicles at the proposed entrance is made
complicated by the existence of a compound grade and an evaluation of these factors rs crittcal
in assessing the ability to respond to an emergcncy at the Site.

Tire Mr-rnicipality believes that the proposed site plan includes only a small percentage of usable
Open Space.

The MLrnicipality bclicvcs that the proposal lacks a sr-rflicicnt nurnber of parking spaces for
tenants.

The Municipaliry noted potential challcnges with the developmcnt of the Sitc and sitc
constraints including slopirrg that will require a high rctaining wall at the westcm end of the
central drive.



o The MLrnicipality is concerned that the Project would result in increased traffic volume and
congestion on and around Frontage Road.

o The Municipality is concemcd about pedestnan safety duc to the steep slope of the cntry drive
and notes the need for improved pedestrian access in and out of the Site and a pedestrian
connection to ad.jace nt streets and sidewalks.

o The Municipality expressed concern about potential drainage and stormwater managemenl
impae ts on aburting properties.

o Thc Municipality is concerned regarding the proposcd removal of mature trecs that pror,ide
critical screening to abutting propefiies.

Community Comments
In addition to comrncnts from rnunicipal staff and ollicials, MassHousingreceived lcttcrs lront Attorncl,
Dan Hitl, representing neighbors and abutters, and area residents and otherinterested palties. expressing
various concenls for the proposed Pro-ject. While letters lrorn the cornrnunity largelv echoed the

conccnts idcntified by nrunicipal oflicials, the letters received are sullmarized below:

r Area residents beiieve a Use Restriction prohibits the development of rnulti-family structures
on the Site.l2

o Area residents are conccrned that the size and scale of the proposed Project is not in keeping
witli the modest nature of surrounding neighborhood residences ol mostly single -farnily honres.

r Area residcnts are concerned about increased traffrc and pedestrian safely, echoing thc
Municrpality's comments regarding the concems of public safety impacts due to the anticipated
increase of traffic congestion along Frontagc Road.

. Residcnts are conce rncd that public safety vchiclcs rnay have difficulty negotiating the Site in
the event of an emergency.

. Residents cxpressed conccrns regarding the proposed stomwater managerxent plan.

Additional Comments
State Scnator William N. Brownsberger and State Representative David M. Rogers provided a lette r
identifying a variety of conccrns wrth the Project, including its srzc, stonnwatcr managemcnt, traffic
impacts and emergency vehicle access.

MassHousing carefully considcred the Municipality's concenrs and, to the extent appropriatc rvithin
the context of the Site Approval process. has offered responses in the follor,ving "Recommendations"
section of this letter.

NlassHousing Determination and Recommendation
MassHousing staff has determined that the Project appears generally eligible under the requiremenE of

l ltis MassHousing's position thatthcexistence of a usc rcsttiction doesnot impacta Determir-rationolProject
F.ligibilitir Project Eligibility asdctlned bythe Clonrprchensive Penlit Rules.
2The Applicant contends the rcfcrcnced Use Restriction is cxpired and unenforceable.



the Prograrn, subiect to final review of eligibiliry ancl to Final Approval. s As a result of our rer iew. we
l.rave n-rade the findings as required pursuant to 760 CMR 56.04(1) and (zl). Each sr,rch l-inding, vi,ith

supporting rcasoning, is set t'orth in lurther detail on Attachment I hereto. It is important to notc that
Comprehensive Pemit Rules lrmit Massllousing to these specific findings in order to determine Proje ct
Eligibility. lf. as here, Massllousing issues a determination of Project Eligibiliry, the Applicant may
apply to the Zoning Board of Appeals ("ZBA") lor a comprchcnsive pcrmit. At that time local boards.
off icials and uembcrs of the public are provide d thc opportunity to I'urther review the Projce t to ensurc
compliance with apphcable state and local standards and regulations.

Based on MassHousing's site and design review, and considcring fcedback received lrom thc

Municipality, thc following issues slrould be addressed in the application to the ZBA. and thc Applicant
should be prepared to explore them more lirlly ciuring the public hearing process;

o Developtncnt of this Site will require cornpliancc with a11 state and federal cnvirountental laws.
regulations and star.rdards applicable to existing conditions and to thc proposed use related to
building construction, storm\ ater management, wastewater collection and treatrnenl, aud
hazardous waste safcty. The Applicant should expect that the Municipality will recluire
evidence of such compliance prior to the issuance of a buildrng perrnit for the Project.

o l.he Applicant should be prepared to respond to Municipal concerns relative to potential off-
sitc traf'fic impacts on area roadways and intersections and to respond to rcasonable requests
tor mitigation.

Thc Appiicant should be prcpared to verily that thc sitc plan is fully compliantrvith public
safcty slandards relativc to emergeucy access and provisions for lire supprcssiou.

1'he Applicant shoLrld be preparecl to discuss concel'ns raised by the Municipality regalding the
proposed sizc, scale, architeclural sryle and pedestrian acccss of the proposcd rnulti -farnily
buildings.

The Applicant should be prepared to provide detailed information relative to [ght and noise
irnpacts and respond to rcasonable requests f or mitigation.

. The Applicant should be prcpared to provrde detailed information related to the existing slopc
and the site work required to stabilize the slope.

o The Applicant should be prepared to discuss a proposed landscaping plan and potential for
additional open space.

Mass}1ousing has also reviewcd the application for compliance within the requiremcnts of 760 CMR
56.04(2) relative to Application requirements and has determined that the material provided by the
Applicant is sulficient to show compliance.

-Ihis Site Approvalis expressly limited to the der,elopmentol'no more than trvelve (12) rcntal Lrnits
under the terms of the Program, of whrch not less than three (3) of such units shall be restricteci as

I MassHousing has rolied on the Applicant to provide trr.rthlirl and complete infbrnration rvith respect to
point prior to the issuance of a comprehensive pernrit MassHonsing determines that the Applicant has

inlormatiou pertinenl to thc finclings set forlhin 760 CMR56.04or inlormation requcstcd in the Certification
of the Apphcation, MassHousingretarns the right to rescind this Site Appror,'al letter.

this approval. I1'a1 any

iiriled to disclose any

and Acknorvledgment



a{Iordable lbr low- or moderate-incorne persons or farnilies as rcqurred uniler the ternrs ot' r}ic
Guideliues. lt is not a cotnmitmcnt or glrurantee of linancing anrJ cioes not cilrstiture a site pian or
building design approval shoulcl yor,r consi{er. prior to obtainilg a C'gmprehensrye l}crn:it. the use n1,'
anv other housitlg subsidl' prosram, the construction of adciitional units or a recluction i, the size ol
the Site, vou lrey be required to subn:it a new Sitc Approval application tilr ro,iew by lv,lassl..loLrsing
should r*ou consider a change in tcnure rype or a change in buildlng type or height. 5rou nroy be requireri
to subr:rit a neu' site Approval application 1or revievi, by VlassHousing.

For guidarlce otr the Cotflp:'chettsive Penrrit rc\ rc\\' process, \'ou cre aciyrseel to cr^;nsult the Guidclines.
Further. we urgs you to review carefirlly r.vith lcgal counsel the M.C.L. c.408 Cornprchensive penuir
Resulntions at 760 CI\,{R 56.00.

This approval rvill be effbctive for a pcnod of trvo (2) years trom tlie clare of this letler. Should rhc
Applicant riot apply tor a Ciotllprehensive Pen'nit wlthin this pcriod tlris letter shall be cxyrirecl alcl 16
longer in efl"ec't uniess N'lassHousins extends the eltectivc period of rhis letter in writing. In aclciition.
the Applicartt is requircd to notily Massllousing at thc 1b1lowing times rhrouglrout this rlvo-Jrcar periol:
(l ) rvhen the Applicant applics to the local ZBA t-or a Cr:nrprehelsive Pemrii. (2) when the ZIJA issues
a decision and (3) il'applicablc, when any appeals are fileri.

Should a Compreltensil'e l'ernrit be issueti, please note that prior to (i) commelccnler.lt olco,slr.r.rctrou
of the Pro.ject or (ii) issuanct o1'a builcling pemril, thc Applicant is required to submit ro Massl-lousirg
a re(luest tbr Final Approval o1'the Pro.ject (as rt ma.,- have bccn arnendecl) in accordancc wirh rhe
Clornprehensive Perniit Rules (see especially ?(:0 C'N{R 56.t}1(07) and the Curclelines including.
without limitation, Part III thereof concernirrg Alfirrnatii,e }.'arr Housing \rlarketing a'cl Resi<icnr
Selection). FinalApprovalu'ill not i:e issncclunless MassHousing is alrle to mske the sarnc lr,dinrs at
the time of issuing ljrnal Appro'al as requirecl at Site Approval.

Pleasr: note that llassHousing maJ- not issue irinal Approval if the Com;rrehensive permit
contains any conditions that are inconsistent rvith the regulatory requircments of the \erv
England Fund Program of the FI{LBB, for which MassHousirrg ,.ru.* as Sutrsidizing Agencl.,
as reflected in thc applicable regulatorv documents. In the inteiest of providing for an efficie nt
revierv process and in order to avoid the potential lapse of certain appeal righis, the Applicant
may rvish to submit a 6'final dra{l" of the Comprehensive Pcrmit to Massdousing I'or review..
Applicants rvho avail themselves of this opportunitl.- rnay avoid signilicant procerlural rlelays that
can result I'rom tlre need to seek modi{ic:rtion of ths Comprehensive permit after its initia}
issurtnce.

It'you have any questions concerning this lelter, please contacr Michael Buslry at (617) g5;1-121g

sincerglY 

/r,/
,'.flfts

('ulnr^M1Mc( i&**
Cieneral Counsel

Jeuni{'er M addox. {,Jndcrsccreta r1,. DHfll)
The Honorable \Villian N. Bron.nsberger
f'he Honorable David ir4. Rogers
Roy f:Jpstein. C'irair, Select Board
Nicholas Iannuzzi, Chair. Boarci of Appeal



tttachment 1.

760 CMR 56.04 Projcct Eligibility: Other Responsibilities of Subsidizing Agency
Section (4) Findings and Determinations

9l Beatrice Circle, NIA, MH #1080

After the close o1 a 30-day review period, Massl-lousing hereby makes the following findings, bascd
upon its review of the application, and taking into account inlormation receir.ed during the site visit
and frour u'ritten corrments:

(u) that the proposed Project uppesrs generally eligihle under the requirentents of the housing
subsidy program, subject to .finul upproval under 760 CMR 56.01(7);

'fhe Project is eligib le under the N EF housing subsidy proE am and at least 2 5 % of the units will be

available to households earning at or bclow 80% of the Area Median Income (AMl), adjusted lor
household size, as published by the U.S. Departrncnt olHousing and Urban Developrnent("HUD").
The most recent HUD income limits indicate that 809'o of the cunent median income for a four-penon
household in Belmont is $96.250.

A lcttcr cxpressing intercst forProject financingu,as provided by Salem Fivc Cents Savings Bank, a

mernber bank o1'the FIlLBank Boston.

(b) that the site ofthe proposed Projectisgenerally appropriateJbrresidentialdevelopntent,taking
into consideration information provided b), the Municipality or other parties regarding municipal
tctions previously taken to meet afforduble housing neeels, such as inclusionary zoning, multifumily
districts adopted under c.40A, and overlay districts adopted under c,40R, (suclr Jinding, with
supporting reasoning, to be set forth in reasonable detail);

Based on MassHousing staff's site inspection, internal discussions, and a thorough revierv of the
application. MassHousing findsthat the Site is suitable forresidential usc and developmentaud that
such use wor.rld be cornpatible with surrounding uses.

The Town of Behnor-rt docs have a DHCD-approved Housing Production Plan. According to DHCD's
Chapter 40B Subsidized Housing Inventory (SHI), Lrpdated through September 14.2020, Belmont hru
661 Subsidized Housing lnventory (SHI) units (6.53% of its housing inventory), r,vhich is 351 r-rnits

short ol the statutory minima of l0%.

(c) that tlte conceptual project design is generally appropriateJbr the site on which it is locuted,
taking into consideration fae'tors thot may include proposed use, conceptuul site plan und building
ntassirtg, topogruphy, environmentul resources, and integrution into existing developmentpatterns
(such Jinding, with supporting reasoning, to be setJbrth in reusonqble detail);



Relationship to Adjacent Building 1'ypology (lncluding building massing, site arrangement, and
a rchitectural details) :

Ihe proposal consists of twelve ( 12) units of rental housing in one four-story tor.vnhouse-style structure
containing eight units, and four, two-story singlc-farnily detached units at the rear of thc Sitc The
proposed br.rildings are larger than adjacent strLlcturcs in the surrounding ncrghborhood. Thc proposed
design uses the sloping site, br.rilding siting and architectural language to reduce the scale and mass o1'

the buildings. Due to the sloping site, the for,rr-story townhousc structure appears to be three stories at
the front and westem sides of thc site. Building setbacks and matcrial choices are uscd to reduce thc
massing of the building. For example, the penthouse level of the four-story townhousc structure is sct
back to further rcduce the height of the proposed building at the street. The desigr language can be

described as contemporary and includes large contemporary rvindow's, various applications ol
clapboard siding (rnultrple exposurcs applicd on both horizontal and vertical directions), vertical bead
board siding and metal railings.

Relationship to adjacent streets/Integration into existing development patterns
An existing single-family structure wrth garage occupies the frontof the site, il,hich will be dcmolishecl.
The surrounding area is predominatelv lorv-density residential development delined by single-family
homcs set on large lots u,ith mature vcgctation. Larger apartmcnt-style residential uscs can be lound
to thc cast of the Sitc along Route 2. The dcsign of the site entrancc at its illtersection with Frontagc
Road should be carefully considered to ensure the safety of drivers and pedestnans passing in and out
of the Site as lvell the safety of those travelling along Frontage Road.

The Site is u,ell-connected to cxisting transportation rolltcs, inclr.rding a an MBTA bus stop locatcd at
the entrance of the Site providing service to the MBIA's Red Line service at Alewife Station, n,irh
further connections to Cambridge and downtown Boston. Consideration should be given to providing
a bus stop shelter as wcll as a bus stop forchildrcn

Density
Thc Applicant proposes to build twclvc (12) rental units on approximately 0.54 aores, all olwhich arc
buildable. The resr.rlting density is 22.22 units per buildable acre, which is acceptable gii,en rhe
proposed hoLrsing type.

Conceptual Site Plan
A single, eightunit townhousestyle structure will be constructedat the lrontof the Site, parallcl to
Frontage Road. The four single-larnrly detached buildings are placed at the back of the Site. Pedesrrian
and vehicular access to the sitc is from Frontage Road. Pedestrian paths connect both tou.nhouse
stl-Llcrurcs to the public sidewalks on Frontage Road as well as the existing pedestrian bridge rvhich
crosses to the westbound side of Route 2. A vehicr"rlar tum or.rt f rom Frontage Road provides access to
an overflow parking area containing l0 surface parking spaces at the western edge ol the site and a

central driveway area rvhich provides access to garage parking. Each dwelling unit is provided garagc
parking forone vehicle. The central drive area and garage access is obscured by the placernent of the
front townhouse structure. A total of 20 parking spaces proposed results in a parking ratio of 1 .66
parking spaccs pcr unit.

Environmental Resources
The property does not contain any area of critical concern or areas of estimated or priority habitat of
rare species, wildlife or vemal pools.



Topography
The Site slopes dorvnward from rvest to east along Frontage Road. ln addition, the site slopes arvay
from the front of tlie Site towards the back of the Site. Existing retaining walls supporl the eastem and
western edgc o1'the Site. Thc existing topography is proposed to be shaped in a mannerthat will assist
the Applicant in utiLzing the Site el'fliciently. but carefulattention must be taken in reworkrng the
existing slope. 'J'he topographic features of the Site have been considered in relationship to the
proposc'd developn-rcnt plans and do not constitute an impediment to developmcnt o1'the Sitc.

(d) tltat the proposed Project appears linancially feusible within the housing morket in which it
will be situated (based on compurable rentals or sales Jigures);

The Applicant proposes nine (9) markct-rate r-rnits with rcnt levels of S4,800 for the four-bedroom
units. There will be three (3) affordable r.rnits ivith proposed rent levels of $2,5tt7 forthe four-bedroorrr
units. less a utility allowance of 5406.

MassHousing's Appraisal and Marketing team perfon-ned a Cornpetitive Marl<et Analysis and found
that proposed market t'ents lor unit type fall within the range of adjusted comparable lrarke r rents.

(e) that an initial pro forma has been reviewed, including s lund valuatiott determination consistent
with the Department's Guidelines, untl the Project appearstinancially J'easible and consistent with
the Departntent's Guidelines Jbr Cost Exqminution und Limitations on ProJits snd Distributions (if
applicoble) on the busis of estimated development costs;

MassHousing has commissioned an as "As-ls" appraisal performed by ClLrshman & Wakefielcl
Appraisal Company, u'hich indicatcs a land valuation of $ 1.400,000. Based on a proposed invcsrrnent
of $3.780,273 in privatc equrty, the application pro-forma appears to bc financially fcasible and u,ithin
the limitations on profits and distributions.

(fl that the Applicant is a public agency, a non-proJit organiz.ation, or a Limited Dividend

MassHousing finds that the Applicant must be organized as a Lirnited Dividend Organizarion.
MassHousing sees no rcason this rcquirement could not be met given information revicwcd to datc.
The Applicant rxeets the gcneral eligibility standards of the NEF housing subsrdy program and has
executed an Acknowledgrlcnt of Obligations to restrict their profits in accordance with the applicable
limire.l dividcnd provisions.

(g) that the Applicant controls the site, based on evidence thst the Applicant or a related e ntity ororts
the site, or holds an option or contract to acquire such interest in the site, or has such other interest
in the site us is deemed by the Subsidizing AS4ency to be sufficient to control the site.

The Applicant controls the Site through a Deed from Narayan Mahesh and Narayan Rupa to
Comprehensive Land Holclings, LLC, a related entity to the Applicant, dated November 6,2rJl9 and
re cordcd with the Middlescx Registry of Deeds in Book No. 0155 I and Pagc No. 124.


