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Regnante Sterio LLP
Attorneys-at-Law
401 Edgewater Place, Suite 630
Wakefield, MA 01880
(781) 246-2525
regnante.com
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February 23, 2024

Town of Belmont Zoning Board of Appeals
Attn; Casey Williams, Chair

c/o Ara Yogurtian, Inspector of Buildings
Homer Municipal Building, 2nd Floor

19 Moore Street

Belmont 02478

Re: Belmont Zoning Board of Appeals Case No.: 21-01
Comprehensive Permit Application: 91 Beatrice Circle
Applicant: 91 Beatrice Circle, LLC

Dear Chair Williams and Members of the Board:

S lam legal counsel to the Applicant with respect to the above-referenced matter,
aid | write to provide formal submission of amended plans as referenced below for the

posed Chapter 40B development (“Project”) at 91 Beatrice Circle (“Property”).
Enclosed for submission are the following:

¢ Chart comparing the prior Project dimensions and particulars to the revised
Project details, prepared by this office.

¢ Amended architecture drawings dated February 9, 2024, prepared by
Embarc Architects.

o Site setback diagram dated February 9, 2024, prepared by Embarc
Architects.

¢ Amended civil engineering plan set dated November 4, 2020 (revised
through February 9, 2024), prepared by DeCelle Burke Sala & Associates.

o Memorandum dated February 6, 2024 from DeCelle Burke Sala &
Associates addressing civil engineering changes and modified stormwater

Jesse D. Schomer, Esq.
jschomer@regnante.com

Vi LNOWT3d
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Belmont Zoning Board of Appeals
91 Beatrice Circle (Case No.: 21-01)
February 23, 2024

management systems shown on the amended civil plan set (full stormwater
report submitted electronically only).

s Amended landscaping drawings dated February 9, 2024, prepared by
Verdant Landscape Architecture.

By way of background for this submission, the Applicant filed an application for a
Comprehensive Permit for the Project pursuant to M.G.L. c. 40B, §§ 20-23 and its
implementing reguiations, 760 CMR 56, on November 20, 2020. By Decision dated
October 13, 2021, the Board issued a Comprehensive Permit conditionally approving the
Project. After discussions between my office and the Board’s legal counsel, the Applicant
has commissioned the enclosed revised Project plans for review by the Board in an effort
to allow for the Project to proceed on mutually agreeable terms.

The enclosed documents contain a number of plan revisions aimed at addressing
concermns expressed by Board members and neighbors, mitigating project impacts on
residential abutters to this project, and bringing the Project into substantial compliance
with the dimensional requirements of the Board's Decision. Most significantly, the
Applicant has proposed to reduce the footprint of the proposed Project buildings, increase
the amount of open space on the Project site, reduce the Project’s bedroom count by
10%, and move the Project buildings closer to the Property’s front lot line, as
contemplated by Condition 35 of the Board's Decision.! Moving the buildings forward
increases the Project’s rear yard setback — bringing it into substantial compliance with the
Board’s Decision. The Applicant has also designated an additional parking space to be
“land banked”, allowing this area to be preserved as open space unless/until parking
demand requires this space to be constructed. The Project will also include EV-charging
stations and bicycle parking. The enclosed materials include fully revised engineering
plans and architecture plans, which include elevations of the revised buildings from all
four sides and conceptual renderings.

Additional modifications have also been proposed with respect to landscaping and
screening. As before, extensive landscaping and screening is proposed throughout the
site and along the Property lines. Existing trees will be preserved to the maximum extent
possible, and a tree protection program designed by the Project’s landscape architect will
be implemented during construction of the Project. As requested by neighbors to the
Project site in a July 28, 2021 letter from their attorney to the Board, the landscape bufter
at the rear of the site will include fast-growing Green Giant Arborvitae, which, once
established, can grow several feet per year. The initial planting height of these trees will
be 10’-12'. As also requested by the neighbors, the landscaping plan shows a 6’ solid
cedar fence along the entire rear property line, and a 42" solid fence installed on the
retaining wall in front of the proposed surface parking area to block light impacts from
vehicle headlights.

1 As the Board may recall, the Property fronts on a disused section of the Town’s Beatrice Circle
public right of way, which has gone unused since the 1960s when Frontage Road a/k/a Hinkley Way was
laid out. This area of unused land provides a natural setback/buffer to Frontage Road.



Belmont Zoning Board of Appeals
91 Beatrice Circle (Case No.: 21-01)
February 23, 2024

With respect to site exterior lighting, the lighting program has been designed with
an eye to providing sufficient light for site safety on the Project walkways, driveway, and
parking area — and no more. To that end, most exterior lighting will consist of building-
mounted sconce lights and wall-mounted recessed lights, with low-mounted pole lighting
for safety limited to the site driveway and parking area. All site lighting will be Dark Sky
compliant and designed with cutoffs to direct light downwards and into the site in order to
minimize light overspill beyond the Property lines. A complete photometric study is
included with the landscaping materials.

As before, the Project includes pedestrian sidewalks connecting to public
sidewalks on Frontage Road. The Applicant has also proposed to replace the existing
Frontage Road pedestrian crossing (which provides access to the pedestrian walkway
over Route 2) and install a rapid flashing beacon to alert motorists of pedestrian crossings
to improve safety for pedestrians. This work will also include replacement of existing
sidewalks as may be required to make them ADA-compliant.

Finally, the enclosed submissions also include a revised stormwater management
report. The system has been designed to comply with Massachusetts Stormwater
Management Standards and the recommendations of the Board’s peer review consultant.
Minor modifications to the system have been made based on the new layout of the site,
but the fundamental components of the system and how it functions have not changed.

We believe these changes represent substantial improvements to the Project and
will mitigate the Project impacts about which neighbors have expressed concerns to date.
We look forward to presenting these changes to the Board and the public at your March
4, 2024 meeting.

Thank you.

Respectfully,

REGNANTE STERIO LLP

By: /s/ Jesse D. Schomer, Esq.
JESSE D. SCHOMER

Encls.
cc:  Anderson & Krieger, LLP (Town Counsel)



91 Beatrice Circle, Belmont, MA
Project Evolution Comparison Chart

Unit/Bedroom Count

Zoning Bylaw Requirement: Muitifamily not allowed.

ZBA Decision: 12 units with 40 total bedrooms (8 3BR; 4 4BR)

August 2021 Plan: 38.3% 12 units with 40 total bedrooms (8 3BR; 4 4BR)

February 2024 Plan: 12 units with 36 total bedrooms (4 2BR; 4 3BR; 4 4BR) (-10%)

Minimum QOpen Space

Zoning Bylaw Requirement (§ 4.2.1): 50%
ZBA Decision (Condition 34): 43%

August 2021 Plan: 38.3% (did not comply)
February 2024 Plan: 40.3% (more open space)

Maximum Building Coverage

Zoning Bylaw Requirement (§ 4.2.1): 20%

ZBA Decision (Condition 34): 25%

August 2021 Plan: 32.5% (did not comply)

February 2024 Plan: 31.5% (less building coverage)

Front Yar tback

Zoning Bylaw Requirement (§ 4.2.2): 30

ZBA Decision (Condition 35): 0'

August 2021 Plan: 6'-3" {(complied)

February 2024 Plan: 2.7’ (buildings moved forward)

Side Yard Setbacks: NO CHANGE — Full compliance with ZBA Decision & Zoning Bylaw.
Rear Yard Setback

Zoning Bylaw Requirement (§ 4.2.2): 40’

ZBA Decision (Condition 35): 26.5'

August 2021 Plan: 12-2"to 17°-5"
February 2024 Plan: 25.0' to 29.1' (substantial compliance)

Height/Stories: NO CHANGE - Full compliance with ZBA Decision (4ST/43’ & 38T/30.5).

Parking

Zoning Bylaw Requirement (§ 5.1.2): 24 spaces (2 per dwelling unit with 2+ bedrooms)

ZBA Decision (Condition 38): 24 spaces (2 per dwelling unit with 2+ bedrooms)
August 2021 Plan: 21 spaces (did not comply)

February 2024 Plan: 22 spaces (21 spaces built + 1 space land bank) {more compliant)



DeCelle-Burke-Sala

February 6, 2024 e

Mr. Casey Williams, Chair ‘\ O
Belmont Zoning Board of Appeals
455 Concord Avenue . L/

Belmont, MA 02478 & Associates, Inc.

Re: Mediation Site Plan
91 Beatrice Circle
Belmont, MA

Dear Board of Appeals Members:

DeCelle-Burke-Sala & Associates, Inc. (DBS) has prepared a revised site plan to assist in the mediation
of the Chapter 40B project located at 91 Beatrice Circle in Belmont, Massachusetts. The revisions
are minor from a civil engineering site design perspective and consist mainly of relocating the
development further north on the site.

The building sizes and the associated driveway and parking area remain the same. The size and
relative location of the service utilities and stormwater management facilities also remain the same.
The relocation of the development however did generate changes to the proposed watershed map
and the stormwater management calculations. The calculations are attached and show that the
proposed stormwater flows are less or equal to the existing conditions off-site stormwater flows. A
revised Proposed Conditions Watershed Map has also been attached to this letter for your record and
review.

Summary sheets providing a comparison of offsite flows for the easterly abutters as well as flows to
Frontage Road are provided for your quick reference. The summary sheets reveal the effectiveness
of the stormwater management system and show that the proposed stormwater management system
as previously approved continues to meets the stormwater requirements.

The stormwater management design proposes to connect to the existing 15” drain pipe located
within the Frontage Road layout with a proposed 10” HDPE drain pipe. The proposed 10” drain
pipe allows treated and detained stormwater runoff generated from the project site to enter the
existing Town of Belmont drainage infrastructure at a rate that allows the existing 15" drain to
operate at the same or less intensity for various storm events.

The on-site stormwater management facilities allows the recharge of stormwater as well as provide
stormwater quality treatment and detention. The roof runoff is connected to an underground
recharge system consisting of 29 - 4x4x4 concrete leaching structures with surrounding stone. This
system overflows into an underground 10°x76’ detention tank. Outflow from the tank is controlled
by an interior outlet control structure manufactured within the tank. Surface runoff is collected by
two proprietary water quality catch basins, an area drain, and a trench drain. The area drain and
trench drain are conveyed through a proprietary water quality manhole providing the suspended
solids removal necessary to comply with the stormwater management standards.

DeCelle-Burke-Sala & Associates, Inc.
1266 Furnace Brook Pkwy., #401 Quincy, MA 02169
PH: 617-405-5100 FX: 617-405-5101



Mediation Site Plan Page 2 of 2 Beimont ZBA
91 Beatrice Circle Belmont, MA February 6, 2024

The described stormwater infrastructure above is the same system previously submitted for review
and approval. Additional service utility infrastructure provided previously and remaining the same
in this submission is the 6” water supply that provides both domestic and fire protection, two 6”
sewer services for each building, gas service for each building and underground electric power and
communications for each building.

Since the major revision for this mediation plan is the relocation of the development further north
some of the layout has changed . The driveway widths and parking spaces remain the same size
but the sidewalk leading from the property down to frontage road was reduced to 4 feet from 6 feet.
This was done tc reduce impervious area and stormwater runoff. The access walk abutting the
northerly building is also proposed to be constructed off-locus.

We look forward to presenting these revisions to the Board if required.
Sincerely,
DeCelle-Burke-Sala & Associates, Inc.

=)

James W. Burke, P.E.

DeCelle-Burke-Sala & Associates, Inc.
1266 Furnace Brook Pkwy., #401 Quincy, MA 02169
PH: 617-405-5100 FX: 617-405-5101
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91 BEATRICE CIRCLE

BELMONT, MA 02478

FEBRUARY 9, 2024
COMPREHENSIVE PERMIT PLAN SUBMISSION

91 BEATRICE CIRCLE

[Gite Area 73,496 ) Building Type Arao [GSF)__ Foatprind (GSF]]
Four Story Townhouse [Unss 1.7 3.995
[Total Building GSF 24,000 | Floor ) {7 Garage Parkg Spaces included| 3.770
= 102 | Floor 3995
Floos & 3.995
[Fotal Fostprnt GSF 7.395 | Floor 4 2735
[5ite Coveroge 31.5% | Tetol Building (GSF, 14 495
Thrae Siory Townhouse (Urits B 12} 3,400
_ME_...::m Height [4-Stary Townhouse} A3FT Floar 1 {5 Gorage Parking Spaces ncluded! 3230
Building Height [3-5tory Townhouse) M6 Flear 3340
Floor 2 2935
Total Forking Spoces 21 Total Building (GSF} 9.505
In-Unit Garege Space 12 TOTAL 24,000 7.395
Surace Porking Spaces 9
Total Residential Units 12 Avg Area
|Parking Ratio 1.75 | 2 Bedioom 3-Sioey Townhouse) 4 [33% 1,830
3 Bedroom {3-Siary Townhouse) 1 (5% 2120
3 Bedroom {4.51sy Townhouse) 3 i25% 2,070
4 Bedroom {4-Story Townhouse) 4 (33%) 2,060

PROJECT DESCRIPTION

THE PROPOSED PROJECT AT 91 BEATRICE CIRCLE WILL REPLACE AN
EXISTING RESIDENTIAL STRUCTURE AND ACCESSORY BUILDINGS WITH
A MULTIFAMILY TOWNHOUSE DEVELOPMENT CONSISTING OF (12)
TWELVE RENTAL UNITS.

THE STRUCTURES WILL CONSIST OF A ROW OF 4-5TORY
TOWNHOUSES AT THE FRONT OF THE SITE ALONG FRONTAGE ROAD
AND A ROW OF 3-5TORY TOWNHOUSES AT THE REAR OF THE SITE
WITH A VEHICLE ACCESS AISLE IN THE CENTER. THE UNITS WILL BE SLAB
ON GRADE WITH A DEDICATED PARKING SPACE AND LAUNDRY UNITS
{INCLUDED WITHIN THE UNITS. (9) NINE ADDITIONAL SURFACE
PARKING SPACES WILL BE INCLUDED ON SITE.
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