
Town of Arlington, MA
Redevelopment Board

Agenda & Meeting Notice
May 18, 2020

 
 

This meeting is being held remotely in accordance with the Governor’s March 12, 2020 Order
Suspending Certain Provisions of the Open Meeting Law G.L. c. 30A, Section 20. Public
comments will be accepted during the public comment periods designated in the agenda. The
public may email or provide any written comments to jraitt@town.arlington.ma.us by May 18, 2020
at 12:00 p.m. If you are providing visual information as part of your correspondence, the Board
requests that it is received by May 15, 2020 at 12:00 p.m.

The Arlington Redevelopment Board will meet Monday, May 18, 2020 at 7:00 PM in the
Join Zoom Meeting with audio and video by connecting using this link and Meeting ID:

https://zoom.us/j/92252518239 | Enter Meeting ID: 922 5251 8239 or join by phone by calling: 1-
646-876-9923, enter the Meeting ID 922 5251 8239 followed by “#”

1. Public Hearings
7:00 p.m. Docket #2818, 880 Massachusetts Avenue

*Continued Public Hearing*
Board will continue hearing for Special Permit Docket #2818 to review
application by Back Bay Signs, for TD Bank, at 880 Massachusetts
Avenue. The applicant proposes to install new signage in a B4 Vehicular
Oriented Business District. The opening of the Special Permit is to allow
the Board to review and approve the application in accordance with the
provisions of MGL Chapter 40A and the Town of Arlington Zoning Bylaw
Section 3.4, Environmental Design Review. 

1207-1211 Mass Ave 
*Continued Public Hearing* 
Board will continue hearing for Special Permit Docket #3602 to review
application by James F. Doherty for 1211 Mass Ave Realty Trust, at
1207-1211 Massachusetts Avenue, Arlington, MA, 02476, to construct a
50-room hotel and restaurant at 1207-1211 Massachusetts Avenue in the
B2 Neighborhood Business District and B4 Vehicular Oriented Business
District. The continuation of the hearing is to allow the Board to review
and approve the application in accordance with the provisions of MGL
Chapter 40A and the Town of Arlington Zoning Bylaw Section 3.4,
Environmental Design Review. 

882-892 Mass Ave
*Public Hearing*
Board will open public hearing for Special Permit Docket #3625 to review
application by 882-892 Massachusetts Ave., LLC, for 882-892
Massachusetts Avenue, to develop a new mixed-use building with twenty-
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two (22) one-bedroom residential units and one (1) commercial space in
a B2 Business District. The opening of the Special Permit is to allow the
Board to review and approve the application in accordance with the
provisions of MGL Chapter 40A and the Town of Arlington Zoning Bylaw
Section 3.4, Environmental Design Review. 

• For each public hearing, applicants will be provided 5 minutes for a
presentation.
• DPCD staff will be provided 3 minutes to discuss public hearing memo.
• Members of the public will be provided time to comment.
• Board members will discuss each docket and may vote.

2. DISCUSSION & VOTE
8:30 p.m. Meeting schedule for June, July, August

• Board members will discuss and vote. 

3. Director’s Updates
8:35 p.m. Director will provide updates

4. Open Forum
8:45 p.m. Except in unusual circumstances, any matter presented for consideration

of the Board shall neither be acted upon, nor a decision made the night of
the presentation. There is a three minute time limit to present a concern
or request. Meeting participants will not have access to video. 

5. Adjourn
Estimated 9:05 p.m. – Adjourn  

6. Correspondence Received
Correspondence received from:
D. Seltzer 051120
D. Seltzer 051420 with attachments
C. Klein 051620 with attachment
M. Varoglu 051720
A. Bagnall 051820
B. Elliott 051820
D. Seltzer 051820
E. Pyle 051820
H. Helson 051820
P. Worden 051820 with attachment 
Z. Brown 051820
B. Thornton 051820
B. Rubin 051820
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Town of Arlington, Massachusetts

Public Hearings

Summary:
7:00 p.m. Docket #2818, 880 Massachusetts Avenue

*Continued Public Hearing*
Board will continue hearing for Special Permit Docket #2818 to review application by
Back Bay Signs, for TD Bank, at 880 Massachusetts Avenue. The applicant proposes
to install new signage in a B4 Vehicular Oriented Business District. The opening of the
Special Permit is to allow the Board to review and approve the application in
accordance with the provisions of MGL Chapter 40A and the Town of Arlington Zoning
Bylaw Section 3.4, Environmental Design Review. 

1207-1211 Mass Ave 
*Continued Public Hearing* 
Board will continue hearing for Special Permit Docket #3602 to review application by
James F. Doherty for 1211 Mass Ave Realty Trust, at 1207-1211 Massachusetts
Avenue, Arlington, MA, 02476, to construct a 50-room hotel and restaurant at 1207-1211
Massachusetts Avenue in the B2 Neighborhood Business District and B4 Vehicular
Oriented Business District. The continuation of the hearing is to allow the Board to
review and approve the application in accordance with the provisions of MGL Chapter
40A and the Town of Arlington Zoning Bylaw Section 3.4, Environmental Design Review.

882-892 Mass Ave
*Public Hearing*
Board will open public hearing for Special Permit Docket #3625 to review application by
882-892 Massachusetts Ave., LLC, for 882-892 Massachusetts Avenue, to develop a
new mixed-use building with twenty-two (22) one-bedroom residential units and one (1)
commercial space in a B2 Business District. The opening of the Special Permit is to
allow the Board to review and approve the application in accordance with the provisions
of MGL Chapter 40A and the Town of Arlington Zoning Bylaw Section 3.4,
Environmental Design Review. 

• For each public hearing, applicants will be provided 5 minutes for a presentation.
• DPCD staff will be provided 3 minutes to discuss public hearing memo.
• Members of the public will be provided time to comment.
• Board members will discuss each docket and may vote.

ATTACHMENTS:
Type File Name Description

Reference
Material Application_Forms_and_Narrative.pdf

Docket #2818 880 Mass
Ave. (reopen) Application
Forms and Narrative

Reference
Material TD_Arlington_Sign_Package.pdf

Docket #2818 880 Mass
Ave. TD Arlington Sign
Package

Reference 880 Mass Ave updated E05
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Material Agenda_Item_1_-_880_Mass_Ave_updated_E05_sign.pdf sign

Reference
Material

Agenda_Item_1_for_1207-1211_Mass_Ave_-
_Corresp_to_Jennifer_Raitt_from_MWO_5-11-20_(3).pdf

1207-1211 Mass Ave. -
Correspondence to Jennifer
Raittt from MWO 5-11-20

Reference
Material

Agenda_Item_1_-_Memo_to_ARB_re_Docket_#3602_05-14-
20.pdf

Memo to ARB re Docket
#3602 05-14-20

Reference
Material Memo_from_Counsel_to_ARB_re_Docket_No._3602.pdf Memo from Counsel to ARB

re Docket #3602
Reference
Material Zoning_Recodification_Vote_and_Excerpts_form_Guide.pdf Zoning Recodification Vote

and Excerpts from Guide
Reference
Material Certified_Vote_on_2016_ATM_Art_6.pdf Certified Vote on 2016 ATM

Art 6

Reference
Material

Agenda_Item_1A_-
_Memo_to_ARB_re_Review_of_New_Material_Submissions_01-
21-20.pdf

Docket #3602 1207-1211
Mass Ave. Memo to ARB re
Review of New Material
Submissions 01-21-20

Reference
Material

Agenda_Item_1B_-
_EDR_Public_Hearing_Memo_Docket_#3602_1207-
1211_Mass_Ave_Final.pdf

EDR Public Hearing Memo
Docket #3602 1207-1211
Mass Ave. Final

Reference
Material

Agenda_Item_1F_-_Application_Materials_Submitted_06-21-
19.pdf

Application Materials
Submitted 06-21-19

Reference
Material

Agenda_Item_1G_-_Application_Materials_Submitted_01-21-
20_-.pdf

Application Materials
Submitted 01-21-20

Reference
Material

Agenda_Item_1_-_EDR_Public_Hearing_Memo_882-
892_Massachusetts_Avenue_051420.pdf

EDR Public Hearing Memo
882-892 Mass. Ave. 051420

Reference
Material Combined_Application_Materials_-_updated_5-7-20.pdf

Docket #3625 882-892
Mass. Ave. Combined
Application Materials 5-7-20
update

Reference
Material Letter_from_B._Annese_re_filing_-_received_4-21-20.pdf

Docket #3625 882-892
Mass. Ave. Letter from B.
Annese re filing 4-21-20

Reference
Material Phase_III.pdf Phase III
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130 Pinnacle Point Ct., Columbia, SC  29223, P:  803-790-2121 F: 803-790-2125 Company Website: www.imageresourcegroup.com        Project Management Website: www.irgpm.com

Arlington ID #: 1021
880 Massachusetts Avenue

Arlington, MA

Preliminary Recommendations
July 22, 2019

Revisions
November 13, 2019
November 20, 2019
December 17, 2019

EXISTING SITE PHOTOGRAPH

Site Recommendation Book
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 Project Policies and Procedures 
You are a valued asset to this project’s success - please take a moment to review the guidelines listed, below because your safety and reputation matter. 

  
Standard Onsite Code of Conduct Expectations 

 
•  IRG Project Manager must be aware of your presence while on site. 

Crew Lead must present letter of authorization to the store 
management prior to the start of work. 
 

•  Vehicles and equipment are to be staged as far from customer 
entrances & parking as possible. 

 
•  Crew members’ attire should clearly identify the company with which 

they are working. Please do not interact with customers unless life 
safety concerns apply.  

 
•  Standard Protocol for working overhead is to properly block the walk 

space beneath the work area with cones when working on sign faces 
and to have a full flag crew when cabinets and heavy items are being 
lifted. Be mindful of potential debris dropping onto pedestrians & 
customers walking below, especially when removing old sign faces 
that may break during removal.  

 
•  No Project related trash (bulbs, faces, signs, screws, crating, etc.) 

shall be left on site in any trash bin or containers NOT owned by the 
respective vendor. All waste to be recycled/disposed offsite. 

 
•  All signs installed must be level and in pristine condition upon 

completion. Touch up paint will be provided to address scratched 
cabinets. 

 
•  Photographs:  All signs installations and punch-related revisit work 

must be photographed to include exterior, and interior to confirm that 
signs light properly prior to leaving the site. Please note that by 
photographing the interior and exterior of the sign, you will capture the 
installation, and relieve yourself of potential liability for damages that 
may occur after leaving a site. 

 

Sign Type- Specific Instructions 
 

•  Refacing Monuments & Pylons: If new damage is discovered on site, 
immediately notify IRG to include landscaping issues found or created 
by sign removal/installation. Ensure sign is properly lighting. 
 

•  Refacing Channel Letters: Confirm lettersets lights properly. Wipe 
down all letter cabinets and “BANK” letter faces.    
 

•  Replacing Wall Signs: All holes from previous sign should be sealed 
and water tight, without excess of sealants left behind. Every attempt 
to cover as many existing holes with the new sign as possible should 
be made, especially where new signs are smaller. The IRG Project 
Manager must be notified of any holes, ghosting, or damage still 
visible following the installation of a new sign. 
 

•  Directional Signs: All directional signs are to coordinate with any 
marking on the pavement, If new directional signage counteracts the 
current flow of traffic, remain on site until you have reviewed next 
steps with your IRG Project Manager. Any existing electrical must be 
powered down and made safe, then hidden below ground level 
consistent with regulations. Immediately notify IRG of damaged 
landscaping found or created by sign removal/installation 

 
•  Acrylic/Plate Lettersets: Retained letters are to be wiped down, and 

completion photos should include the entire letterset. 
 

•  Awnings: Completion photos are to include all recovered awnings, 
applied graphics, and enough surrounding area to confirm the location 
of each. 

 
•  Restoration & Painting:  Completion photos are to include close up 

photos and enough surrounding area to confirm the location of the 
impacted area. 

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-2
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Site Plan

Planogram: Exterior Arlington #1021 - 880 Massachusetts Avenue - Arlington, MA 02476

E01

E02

E03

E04
E05

E19
E20

E21

E22

Signage
Label Model Qty
E01 Pylon Sign 1

E02 Custom Wall Sign 1

E03 Custom Wall Sign 1

E04 Custom Wall Sign 1

E05 Custom Directional 1

E19 TD Parking sign 1

E20 TD Parking sign 1

E21 TD Parking sign 1

E22 TD Parking sign 1

11/20/2019 - Page 1 of 2

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-20-19 - AF  PG-3
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ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

Any seams in 
vinyl to be 
located at 
bottom of T 
Crossbar

MFG NOTE

SPECIAL CONDITIONS
Power to be run to sign.
Retrofit installation of LED sticks required. (Qty 
- 12) Sloan Bracket 402297-10 Required to 
complete retrofit

E01
Existing Signage:
D/F Non-Illuminated Pylon
Overall: 4’-2” tall 5’-10” wide 1’-2” deep
Square Footage: 24 sq.ft.

.177" thk Makrolon sl #7328 (B54) polycarbonate. Background to be 3M 3630-6513 Translucent Dark 
Green Vinyl applied to first surface. Logo to be 3M 3630-5741 TD Light Green Translucent Vinyl 
laminated with 3M 3660M applied to the first surface. Copy to be dropped out to illuminate white.

TDB-RP-FS.0002      24.05 sq.ft.

FRONT VIEW 
Scale- 1/2”=1’-0”

3'-9 7/8"
V.O.

4'-1 1/8"
Cut Size

3'-4 5/8"

5'-9 1/8" Cut Size

5'-5 7/8" V.O.
3'-9 3/8"

Qty 2

Lighting
Lamp Size: 48”
Lamp Qty: 6
Power Supply Qty: 2

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 12-17-19 - AF  PG-4
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Lighting

ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

SPECIAL CONDITIONS
No special conditions.

Lamp Size: 84”
Lamp Qty: 2
Power Supply Qty: 1

E02
Existing Signage:
Illuminated Wall Sign
Overall: 2’-1/2” tall 7’-1” wide 8” deep
Square Footage: 14.5 sq.ft.

E02
E03
E04

TDB-CRP-24X85      14.17 sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Vinyl to be 3M 3630-5741 TD Light Green 
Translucent Vinyl laminated with 3M 3660M applied to the first surface. Copy to be dropped out to 
illuminate white.

2'-0"
CUT 1'-11"

V.O.

7'-1"
CUT

6'-11 7/8"
V.O.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-5
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Lighting

ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

E03
Existing Signage:
Illuminated Wall Sign
Overall: 2’-1/2” tall 7’-1” wide 8” deep
Square Footage: 14.5 sq.ft.

E02
E03
E04

TDB-CRP-24X85      14.17 sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Vinyl to be 3M 3630-5741 TD Light Green 
Translucent Vinyl laminated with 3M 3660M applied to the first surface. Copy to be dropped out to 
illuminate white.

2'-0"
CUT 1'-11"

V.O.

7'-1"
CUT

6'-11 7/8"
V.O.

SPECIAL CONDITIONS
No special conditions.

Lamp Size: 84”
Lamp Qty: 2
Power Supply Qty: 1

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-6
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Lighting

ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

E02
E03
E04

TDB-CRP-24X85      14.17 sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Vinyl to be 3M 3630-5741 TD Light Green 
Translucent Vinyl laminated with 3M 3660M applied to the first surface. Copy to be dropped out to 
illuminate white.

2'-0"
CUT 1'-11"

V.O.

7'-1"
CUT

6'-11 7/8"
V.O.

E04
Existing Signage:
Illuminated Wall Sign
Overall: 2’-1/2” tall 7’-1” wide 8” deep
Square Footage: 14.5 sq.ft.

SPECIAL CONDITIONS
No special conditions.

Lamp Size: 84”
Lamp Qty: 2
Power Supply Qty: 1

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-7
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ORIGINAL PHOTOGRAPH - SIDE A COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

ORIGINAL PHOTOGRAPH - SIDE B

SPECIAL CONDITIONS
Turn off power at breaker, cap off existing
power, and replace with new directionalE05

2 15/16"

8 15/16"

1 3/4"

TD-D.0004-X Scale- 1/2”=1’-0”      4.33 sq.ft.
SIDE VIEWSIDE A SIDE B

Non-illuminated painted directional sign with film decorated sign face. Aluminum tube frame and 
aluminum sheet construction. Sign to be painted to match: PMS 5535 #MP62874V1.0 (Satin 
Finish). Sign face first surface film 3M 5000 Scotchlite Reflective White Vinyl and 3M IJ680-10 
Scotchlite Reflective Film (InkJet Digital) to match Matthews Pantone 361 with 3M MCS approved 
inkjet inks.

2'-0" 2 1/4"

1'-8 1/2"

2'-9 1/2"

4'-6"

ATM
Drive-Thru

ATM
Drive-Thru

E05
Existing Signage:
Illuminated/Non-Illuminated Directional
Overall: 3’-6” tall 2’-1” wide 
Square Footage: 7.3 sq.ft.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-8
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SPECIAL CONDITIONS

ORIGINAL PHOTOGRAPH

RETAIN EXISTING SIGNAGE

No special conditions.
SPECIAL CONDITIONS

E19-E22
Existing Signage:
Blade Sign
Overall: 1’-3 1/2” tall 1’-0” wide
Square Footage: 1.29 sq.ft.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-20-19 - AF  PG-9
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Lighting

ORIGINAL PHOTOGRAPH

Please photograph inside of sign during techni-
cal survey
Lamp Size: ______”
Lamp Qty: ______
Power Supply Qty: X

COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

SPECIAL CONDITIONSF01

TDB-CRP-TBDXTBD      TBD sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Background to be 3M 3632-6513 Translucent Dark 
Green Vinyl applied to first surface. Logo to be 3M 3630-5741 TD Light Green Translucent Vinyl 
laminated with 3M 3660M applied to the first surface. Copy to be dropped out to illuminate white.

TBD

TBD TBD

TBD

TBD TBD

Technical Survey Required prior to manufacture.

F01
Existing Signage:
Illuminated ATM Header
Overall: TBD tall TBD wide TBD deep
Square Footage: TBD sq.ft.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-20-19 - AF  PG-10
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Arlington, Site ID #:1021

880 Massachusetts Avenue, Arlington, MA

E01    /    Side A    /    West E01    /    Side B    /    East E02    /    Side A    /    West E03    /    Side A    /    North

E04    /    Side A    /    East E05    /    Side A    /    North E05    /    Side B    /    South E12    /    Side A    /    East

F01    /    Side A    /    South     /        /        /        /        /        /    

07-22-19 - JB  PG-11

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA
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130 Pinnacle Point Ct., Columbia, SC  29223, P:  803-790-2121 F: 803-790-2125 Company Website: www.imageresourcegroup.com        Project Management Website: www.irgpm.com

Arlington ID #: 1021
880 Massachusetts Avenue

Arlington, MA

Preliminary Recommendations
July 22, 2019

Revisions
November 13, 2019
November 20, 2019
December 17, 2019

April 21, 2020
April 29, 2020

EXISTING SITE PHOTOGRAPH

Site Recommendation Book
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 Project Policies and Procedures 
You are a valued asset to this project’s success - please take a moment to review the guidelines listed, below because your safety and reputation matter. 

  
Standard Onsite Code of Conduct Expectations 

 
•  IRG Project Manager must be aware of your presence while on site. 

Crew Lead must present letter of authorization to the store 
management prior to the start of work. 
 

•  Vehicles and equipment are to be staged as far from customer 
entrances & parking as possible. 

 
•  Crew members’ attire should clearly identify the company with which 

they are working. Please do not interact with customers unless life 
safety concerns apply.  

 
•  Standard Protocol for working overhead is to properly block the walk 

space beneath the work area with cones when working on sign faces 
and to have a full flag crew when cabinets and heavy items are being 
lifted. Be mindful of potential debris dropping onto pedestrians & 
customers walking below, especially when removing old sign faces 
that may break during removal.  

 
•  No Project related trash (bulbs, faces, signs, screws, crating, etc.) 

shall be left on site in any trash bin or containers NOT owned by the 
respective vendor. All waste to be recycled/disposed offsite. 

 
•  All signs installed must be level and in pristine condition upon 

completion. Touch up paint will be provided to address scratched 
cabinets. 

 
•  Photographs:  All signs installations and punch-related revisit work 

must be photographed to include exterior, and interior to confirm that 
signs light properly prior to leaving the site. Please note that by 
photographing the interior and exterior of the sign, you will capture the 
installation, and relieve yourself of potential liability for damages that 
may occur after leaving a site. 

 

Sign Type- Specific Instructions 
 

•  Refacing Monuments & Pylons: If new damage is discovered on site, 
immediately notify IRG to include landscaping issues found or created 
by sign removal/installation. Ensure sign is properly lighting. 
 

•  Refacing Channel Letters: Confirm lettersets lights properly. Wipe 
down all letter cabinets and “BANK” letter faces.    
 

•  Replacing Wall Signs: All holes from previous sign should be sealed 
and water tight, without excess of sealants left behind. Every attempt 
to cover as many existing holes with the new sign as possible should 
be made, especially where new signs are smaller. The IRG Project 
Manager must be notified of any holes, ghosting, or damage still 
visible following the installation of a new sign. 
 

•  Directional Signs: All directional signs are to coordinate with any 
marking on the pavement, If new directional signage counteracts the 
current flow of traffic, remain on site until you have reviewed next 
steps with your IRG Project Manager. Any existing electrical must be 
powered down and made safe, then hidden below ground level 
consistent with regulations. Immediately notify IRG of damaged 
landscaping found or created by sign removal/installation 

 
•  Acrylic/Plate Lettersets: Retained letters are to be wiped down, and 

completion photos should include the entire letterset. 
 

•  Awnings: Completion photos are to include all recovered awnings, 
applied graphics, and enough surrounding area to confirm the location 
of each. 

 
•  Restoration & Painting:  Completion photos are to include close up 

photos and enough surrounding area to confirm the location of the 
impacted area. 

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-2
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Site Plan

Planogram: Exterior Arlington #1021 - 880 Massachusetts Avenue - Arlington, MA 02476

E01

E02

E03

E04
E05

E19
E20

E21

E22

Signage
Label Model Qty
E01 Pylon Sign 1

E02 Custom Wall Sign 1

E03 Custom Wall Sign 1

E04 Custom Wall Sign 1

E05 Custom Directional 1

E19 TD Parking sign 1

E20 TD Parking sign 1

E21 TD Parking sign 1

E22 TD Parking sign 1

11/20/2019 - Page 1 of 2

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-20-19 - AF  PG-3
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ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

Any seams in 
vinyl to be 
located at 
bottom of T 
Crossbar

MFG NOTE

SPECIAL CONDITIONS
No special conditions.

E01
Existing Signage:
D/F Non-Illuminated Pylon
Overall: 4’-2” tall 5’-10” wide 1’-2” deep
Square Footage: 24 sq.ft.

.177" thk Makrolon sl #7328 (B54) polycarbonate. Background to be 3M 3630-6513 Translucent Dark 
Green Vinyl applied to first surface. Logo to be 3M 3630-5741 TD Light Green Translucent Vinyl 
laminated with 3M 3660M applied to the first surface. Copy to be dropped out to illuminate white.

TDB-RP-FS.0002      24.05 sq.ft.

FRONT VIEW 
Scale- 1/2”=1’-0”

3'-9 7/8"
V.O.

4'-1 1/8"
Cut Size

3'-4 5/8"

5'-9 1/8" Cut Size

5'-5 7/8" V.O.
3'-9 3/8"

Qty 2

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 04-21-20 - WE  PG-4
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Lighting

ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

SPECIAL CONDITIONS
No special conditions.

Lamp Size: 84”
Lamp Qty: 2
Power Supply Qty: 1

E02
Existing Signage:
Illuminated Wall Sign
Overall: 2’-1/2” tall 7’-1” wide 8” deep
Square Footage: 14.5 sq.ft.

E02
E03
E04

TDB-CRP-24X85      14.17 sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Vinyl to be 3M 3630-5741 TD Light Green 
Translucent Vinyl laminated with 3M 3660M applied to the first surface. Copy to be dropped out to 
illuminate white.

2'-0"
CUT 1'-11"

V.O.

7'-1"
CUT

6'-11 7/8"
V.O.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-5
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Lighting

ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

E03
Existing Signage:
Illuminated Wall Sign
Overall: 2’-1/2” tall 7’-1” wide 8” deep
Square Footage: 14.5 sq.ft.

E02
E03
E04

TDB-CRP-24X85      14.17 sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Vinyl to be 3M 3630-5741 TD Light Green 
Translucent Vinyl laminated with 3M 3660M applied to the first surface. Copy to be dropped out to 
illuminate white.

2'-0"
CUT 1'-11"

V.O.

7'-1"
CUT

6'-11 7/8"
V.O.

SPECIAL CONDITIONS
No special conditions.

Lamp Size: 84”
Lamp Qty: 2
Power Supply Qty: 1

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-6
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Lighting

ORIGINAL PHOTOGRAPH COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

E02
E03
E04

TDB-CRP-24X85      14.17 sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Vinyl to be 3M 3630-5741 TD Light Green 
Translucent Vinyl laminated with 3M 3660M applied to the first surface. Copy to be dropped out to 
illuminate white.

2'-0"
CUT 1'-11"

V.O.

7'-1"
CUT

6'-11 7/8"
V.O.

E04
Existing Signage:
Illuminated Wall Sign
Overall: 2’-1/2” tall 7’-1” wide 8” deep
Square Footage: 14.5 sq.ft.

SPECIAL CONDITIONS
No special conditions.

Lamp Size: 84”
Lamp Qty: 2
Power Supply Qty: 1

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-13-19 - AF  PG-7
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ORIGINAL PHOTOGRAPH - SIDE A COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

ORIGINAL PHOTOGRAPH - SIDE B

SPECIAL CONDITIONS
Turn off power at breaker, cap off existing
power, and replace with new directionalE05

TD-D.0004-T-2sqft Scale- 3/4”=1’-0”      1.99 sq.ft.
SIDE VIEW

2 1/4"

SIDE A SIDE B

Non-illuminated painted directional sign with film decorated sign face. Aluminum tube frame and 
aluminum sheet construction. Sign to be painted to match: PMS 5535 #MP62874V1.0 (Satin 
Finish). Sign face first surface film 3M 5000 Scotchlite Reflective White Vinyl and 3M IJ680-10 
Scotchlite Reflective Film (InkJet Digital) to match Matthews Pantone 361 with 3M MCS approved 
inkjet inks.

3'-0"

1'-6 1/4"

1'-3 11/16" 6 19/32"

1 1/2"

E05
Existing Signage:
Illuminated/Non-Illuminated Directional
Overall: 3’-6” tall 2’-1” wide 
Square Footage: 7.3 sq.ft.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

04-29-20 -RKN  PG-8
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SPECIAL CONDITIONS

ORIGINAL PHOTOGRAPH

RETAIN EXISTING SIGNAGE

No special conditions.
SPECIAL CONDITIONS

E19-E22
Existing Signage:
Blade Sign
Overall: 1’-3 1/2” tall 1’-0” wide
Square Footage: 1.29 sq.ft.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-20-19 - AF  PG-9
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Lighting

ORIGINAL PHOTOGRAPH

Please photograph inside of sign during techni-
cal survey
Lamp Size: ______”
Lamp Qty: ______
Power Supply Qty: X

COMPOSITE PHOTOGRAPH with PROPOSED SIGNAGE

SPECIAL CONDITIONSF01

TDB-CRP-TBDXTBD      TBD sq.ft.

FRONT VIEW Scale- 3/8”=1’-0”

.177" thk Makrolon sl #7328 (B54) polycarbonate. Background to be 3M 3632-6513 Translucent Dark 
Green Vinyl applied to first surface. Logo to be 3M 3630-5741 TD Light Green Translucent Vinyl 
laminated with 3M 3660M applied to the first surface. Copy to be dropped out to illuminate white.

TBD

TBD TBD

TBD

TBD TBD

Technical Survey Required prior to manufacture.

F01
Existing Signage:
Illuminated ATM Header
Overall: TBD tall TBD wide TBD deep
Square Footage: TBD sq.ft.

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA

R - 11-20-19 - AF  PG-10
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Arlington, Site ID #:1021

880 Massachusetts Avenue, Arlington, MA

E01    /    Side A    /    West E01    /    Side B    /    East E02    /    Side A    /    West E03    /    Side A    /    North

E04    /    Side A    /    East E05    /    Side A    /    North E05    /    Side B    /    South E12    /    Side A    /    East

F01    /    Side A    /    South     /        /        /        /        /        /    

07-22-19 - JB  PG-11

Site Name: Arlington  Property ID: 1021
Address: 880 Massachusetts Ave.  City/ST: Arlington, MA
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Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 
To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 1207-1211 Massachusetts Avenue, Arlington, MA 

Docket #3602 
 
Date:   May 14, 2020 

 
This memo is provided as an update to the last memo provided on January 21, 2020. The 
following items have been requested and remain outstanding in relation to this application: 
 

1. The Board requested an improved traffic study with a focus on Mass Ave, Lowell, 
Appleton, Forest, and the neighborhood adjacent to the project site, to determine how 
the use may impact circulation in the area, and to complete the study when school is in 
session (this last item is now hindered by the COVID-19 pandemic).  

 
2. Provide updated plans or documents showing the following items: 

a. Offsite shared parking agreement for employees; 
b. Offsite shared parking agreement for tour buses; 
c. Passenger and delivery loading and unloading, including showing the turning 

radius onto Clark Street from the project site; 
d. Floor area ratio (FAR) calculation for the building, bonus, and open space; 
e. Updated shadow study and updated elevations based upon a topographical 

study and site survey. 
f. Plans for sidewalk upgrades adjacent to the curb cut on Clark Street. 
g. Elimination or revision to secondary signage on Clark Street.  
h. A detailed exterior lighting plan. 
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Town of Arlington 

Legal Department 

 
 
 

To: Arlington Redevelopment Board; Jennifer Raitt, Director of Planning and Community 

Development 

 

From: Douglas W. Heim, Town Counsel 

 

Date: May 13, 2020 

 

Re: Docket No. 3602 

 

Members of the Arlington Redevelopment Board (“ARB”), I write with respect to the 

Special Permit Application for 1207-1211 Massachusetts Avenue, Docket No. 3602, on two 

scores.  First, with respect to the application Section 5.3.17 of the Zoning Bylaw, there is a 

substantial error in the Zoning Bylaw.  While the genesis of this error remains unclear, the 

present Section 5.3.17 was not approved by Town Meeting in 2016 when upper story step backs 

were adopted into what was then Article 6 of the Zoning Bylaw “Dimensional and Density 

Regulations.” 

Second, with respect to the correspondence from Attorney Winstanley-O’Connor, I 

confirm that while under no obligation to do so, the Board possesses the discretion to afford both 

“bonus FAR” consideration under Section 5.3.6 of the Zoning Bylaw, and adjust required 

setbacks under discretion conferred by Section 5.3.16; however within the limitations and 

requirements set forth in those sections respectively. 

 

Douglas W. Heim 50 Pleasant Street 

Town Counsel Arlington, MA 02476 

 Phone: 781.316.3150 

 Fax: 781.316.3159 

 E-mail: dheim@town.arlington.ma.us 

 Website:  www.arlingtonma.gov 
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Section 5.3.17 Bylaw Error 

 

Foremost, it has come to the attention of this Office that the version of Section 5.3.17 in 

the present Zoning Bylaw available on the Town’s website is incorrect.  In short, the provision 

regarding upper story step backs should apply beginning at the fourth story, not the third.  The 

provision regarding “upper story step backs” was first enacted under Article 6 of the 2016 

Annual Town Meeting.  The relevant portion of Article on 6 before Town Meeting (addressing 

mixed-use in business and industrial districts in a number of ways) was then listed as a new 

“Section 6.285” (prior to the 2018 Recodification of the Zoning Bylaw and re-numeration as 

section 5.3.17).  It was recommended in the 2016 Report of the ARB and voted upon by Town 

Meeting as follows: 

(Adding) Section 6.285  Upper Story Building Step Backs  

 

For buildings in excess of three (3) stories in height, an additional seven and one half 

(7.5) foot step back (upper story building setback) shall be provided beginning at 

the fourth (4th) story. The upper story stepback shall be provided along all building 

elevations with street frontage, excluding alleys. 

 

Emphasis added.  See Certified Vote on Article 6 of the 2016 Town Meeting (attached hereto). 

 

 That same vote was submitted to the Attorney General’s Municipal Law Unit for review, 

and approval was given on or about September 1, 2016.
1
  However, the version that was 

eventually included in the Revised 2016 Zoning Bylaw incorrectly read as follows: 

  

Section 6.285  Upper Story Building Step Backs 
 

For buildings more than three stories in height, an additional 7.5-foot step-back (upper story 

building setback) shall be provided beginning at the third story level or 30 feet above 

grade, whichever is less. The upper story step-back shall be provided along all building 

elevations with street frontage, excluding alleys. 

 

Emphasis added. 

                                                           
1
 Following the Attorney General’s Office initial approval, a separate but significant scrivener’s 

error relative to 2016 Article 6’s amendments on minimum lot size within a table was noticed by 

resident Christopher Loreti resulting in a correction to the Town Clerk’s previous submission.  

Within the correspondence and correction forms submitted by this Office to the Municipal Law 

Unit, the correct certified vote including the correction version of Section 6.285 was again 

submitted.  The Municipal Law Unit subsequently affirmed its prior decision with the correction 

on minimum lot size. 

37 of 299



3 
 

Indeed the erroneous provision was and is incongruous with the Building Height and Floor Area 

Ratio Regulations that references upper story step backs (currently codified in the Zoning Bylaw 

in section 5-29). This error was carried forward to the Recodified Zoning Bylaw in 2018, where 

the erroneous provision left unchanged beyond altering its placement in the bylaw and citation 

number to 5.3.17.  In submissions to both Town Meeting and the Attorney General’s Office, no 

alterations of the former Section 6.285 were noted, including the “Guide to Arlington Zoning 

Bylaw Recodification” where “[n]o change in wording” was noted.  See February 12, 2018 

Special Town Meeting Vote on Article 2; and December 14, 2017 Guide to Arlington Zoning 

Bylaw Recodification p. 10, (attached hereto). 

 As noted above, the cause of this error is unclear given that accurate votes were recorded 

by the Clerk and such votes were transmitted to the Attorney General’s Office.  Upon 

information and belief, it seems likely that it represents a prior version contemplated by the 

Department of Planning and Community Development, the ARB, or both in formulating a final 

recommendation to the 2016 Annual Town Meeting, which was then inadvertently placed in the 

revised Zoning Bylaw in lieu of the final version.   

Whatever the case may be, c. 40A section 5 requires that a change to the Zoning Bylaw 

be properly noticed in a town meeting warrant, noticed for a hearing before a planning board, 

approved by Town Meeting, and approved by the Attorney General’s Office before meeting the 

posting requirements of G.L. c. 40 sec. 32.  Because neither Town Meeting nor the Attorney 

General’s Office approved the language presently set forth in section 5.3.17, that version upper 

story step back requirement is not valid. 

 The correct language voted upon by the 2016 Annual Town Meeting highlighted above 

however was noticed, approved by Town Meeting, and approved by the Attorney General’s 

Office.  The only question remaining therefore is whether or not it was properly posted in 

compliance with c. 40 sec. 32.
2
  If not, it is my recommendation that the corrected provision be 

either posted in public locations in each precinct of the Town, or advertised in the newspaper for 

two consecutive weeks.   Regardless, absent special circumstances not presented here, zoning 

amendments are retroactive to the date of their approval by Town Meeting.  Therefore, the Board 

                                                           
2
 Given present working conditions, I have not yet been able to confirm the language in the legal 

advertisement notifying the public of approved bylaw changes within the Clerk’s Office 

archives.   
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may in good faith apply the correct version of section 5.3.17 to Docket No. 3602 – the version 

that was approved under Article 6 of the 2016 Town Meeting , but posting requirements must 

still be met as soon as possible. 

 

ARB Authority Relative to FAR & Setbacks 

 Briefly, this Office is in receipt of Attorney Winstanley-O’Connor’s letter asserting that 

the ARB has the authority to both afford additional flexibility for minimum floor area ratio and 

setback requirements under Zoning Bylaw sections 5.3.17 respectively.  This Office affirms such 

authority being vested within the ARB, and further notes that such discretion is consistent with 

Section 1.2, which, in commenting upon the nature of environmental design review, sets forth as 

one purpose of the Bylaw as “to achieve optimum environmental quality through review and 

cooperation by the use of incentives, bonuses and design review.”   

However, as the Board knows, in both instances specific findings are required set forth in 

both such sections.  Moreover, FAR exceptions may not exceed percentages in certain districts in 

per Section 5.3.6(c).  Further, the Board must make findings as to specific conditions unique to 

the proposal should it be inclined to adjust setback requirements under Section 5.3.16.  It is 

entirely within the Board’s sound judgment to determine whether such criteria are met and 

requested or suggested relief appropriate. 
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Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 
To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 1207-1211 Massachusetts Avenue, Arlington, MA 

Docket #3602 
 
Date:   January 21, 2020 

 
Since the initial public hearing on July 22, 2019, the Department of Planning and Community 
Development (DPCD) staff and members of the Arlington Redevelopment Board (ARB) have 
provided feedback to the applicant, Jim Doherty, in relation to the above-noted Docket in 
different formats, including at the public hearing session, emails, and in-person meetings.  This 
memo documents how the materials submitted by the applicant are responsive. Attached to 
this memo is correspondence that Attorney Winstanley-O’Connor responds to in her letter 
dated January 21, 2020. 
 

1. Conduct a traffic study, with a focus on Mass Ave, Lowell, Appleton, Forest, and the 
neighborhood adjacent to the project site, determine how the use may impact 
circulation in the area, and complete the study when school is in session. 

 
An overview of traffic information prepared by BSC Group was submitted by the 
applicant. This overview provides a good basis for understanding the potential trip 
generation of the mixed-use structure; however, it does not include an analysis of area 
circulation. It also does not provide an analysis of area intersections and does not 
provide any recommendations on how the trips generated by the proposal may be 
mitigated. 
 
The overview by BSC Group notes that right turns onto Clark Street from the parking 
area will not occur as the parking will be controlled by the valet staff. 
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2. Show parking onsite and document any offsite parking for employees and tour buses. 

 
The materials provided on January 21, 2020, indicate some adjustments were made to 
the garage parking and the surface parking to the rear of the building to accommodate 
moving the dumpster away from Clark Street. In the garage, four spaces were gained by 
adjusting the size of the parking spaces which are complaint with the Zoning Bylaw and 
slighting oversized. Five spaces were reduced in surface parking to provide an adequate 
size drive aisle for two-way traffic and access to the dumpster. At its narrowest, the two-
way drive aisle does not comply with the required 24 feet, but it is noted that access is 
only available to valet and other delivery services in order to minimize vehicular conflicts.  
  
No additional information has been provided regarding employee parking and tour bus 
parking. A reference to the Mill Brook Animal Clinic offering to provide additional off-site 
parking was made, but no formal documentation of a shared parking agreement has 
been provided. 
 

3. Identify where and how passenger and delivery loading and unloading will occur, and 
determine whether delivery vehicles have the adequate turning radius onto Clark Street 
from the project site. 

 
As noted above, the surface parking at the rear of the site was adjusted to provide more 
adequate space for loading and unloading of deliveries. The materials submitted on 
January 21, 2020, indicate that single-unit box trucks and smaller vehicles will be making 
deliveries to the site at the rear of the building. Additionally the dumpster was moved 
from Clark Street frontage to the interior of the site. However, no documentation is 
provided to illustrate the turning radii of the types of vehicles that would typically enter 
and exit the project site to make deliveries, so the feasibility of this could not be 
assessed. 
 
The addition of the circular driveway off of Mass Ave will facilitate passenger loading 
and unloading outside of the public right-of-way limiting conflicts between pedestrians, 
bicycles, and other vehicles on Mass Ave. This is a better solution than the cut out of the 
sidewalk originally proposed. Outside of business hours, the circular driveway could be 
used for deliveries as well. 

 
4. Provide information on the valet parking plan.  

 
The information provided by BSC Group indicates that all parking onsite will be 
controlled by valet staff and there is no self-parking. There is no information about 
offsite parking provided. 
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5. Calculate the floor area ratio (FAR) for the building and the bonus and open space. 
 

Exhibit A to Attorney Winstanley-O’Connor’s memo is an accounting of the FAR for the 
building and how the bonus provisions of Section 5.3.6 apply to the proposal. Exhibit B to 
Attorney Winstanley-O’Connor’s memo is an accounting of open space calculations. 

 
6. Share a marketing study of similar hotels, including hotel operators, customer base, 

rack rates, and amenities. 
 

The applicant has indicated that this information is proprietary and is not relevant to the 
relief being sought. 

 
7. Re-evaluate the shadow study previously submitted to consider the existing shadows 

and provide a comparison and determine any impact to solar arrays in the 
neighborhood. 

 
The plan set includes an updated shadow study based on the new building. The plan set 
also includes a shadow study documenting the existing conditions of the building and 
shows trees at the rear of the site.  
 
Two properties with solar panels have been identified as 18 Pierce Street and 24 Clark 
Street. The property at 24 Clark Street is beyond the reach of the proposal’s shadows, 
but it appears that the early afternoon shadow on the Winter Solstice will affect 
18 Pierce Street. 

 
8. Submit a revised LEED Checklist and make some assumptions to bring the credits up.  

 
An updated LEED Checklist has been provided. The score has increased from 21 points to 
52 points. 

 
9. Show ADA accommodations in parking lot and along the Mass Ave frontage. 

 
One accessible parking space has been designated in the rear surface parking lot. The 
reference to ADA accommodations along the frontage refers to the original version of 
the proposal which included a cut out in the sidewalk to provide a wider shoulder for 
loading and unloading. 
 

10. Show any plans for sidewalk enhancement on Clark Street. 
 

The plan set illustrates how the at-grade open space on the lot will be improved and 
activated and that a concrete sidewalk will be extended around the hotel on Clark Street. 
Further detail was not provided.   
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11. Improve the design of roof top mechanicals and kitchen venting. 
 

The rendering shows more roof top mechanical equipment, but no roof plan was 
submitted or specifications for the roof top mechanical equipment or kitchen venting. 
The memo from Attorney Winstanley-O’Connor indicates that the final locations will be 
determined at a later stage. 
 

12. Revisit the quantity and placement of louvers on the main façade of the building. 
 

The louvers proposed on the façade have been eliminated. 
 

13. Show additional bike parking at the front of the hotel.  
 

Parking racks are proposed on Mass Ave rather than off of Clark Street in the current 
plan set. Relocating the bicycle parking to the main frontage is an improvement.  

 
14. Re-evaluate the façade elevations including the materials proposed for the façade, the 

hierarchy between the restaurant and hotel entrances, the sliding doors on the fourth 
floor of the building, windows on the Clark Street elevation, and screening for the rear 
deck.  

 
The materials proposed for the façade have been updated to reflect comments made by 
two members of the ARB who provided detailed feedback. The materials proposed now 
include brick, masonry, and clapboard panels, and the use of such materials is specified 
on the elevations.  

 
The plan set has been revised to make the hotel entrance more prominent than the 
restaurant entrance. 

 
Sliding doors are still proposed for the fourth floor hotel units.  
 
The Clark Street elevation has been revised. 
 
The rear deck has been eliminated from the proposal. 

 
15. Re-evaluate the restaurant space planning and the location of the hotel gym. 

 
The plan set has been revised to show no seating or space usage in the restaurant in 
response to a question regarding the accuracy of the seat count. Note that while the 
parking requirement for restaurants is based on the seat count, in mixed-use structures 
such as this one, the first 3,000 square feet of space is exempt from meeting the parking 
requirement. The restaurant is proposed at 2,816 square feet. 
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In the original proposal, the location of the gym required hotel guests to leave the 
interior of the building and then reenter the building elsewhere to access the gym. In this 
submission, the gym has been eliminated from the proposal.   

 
16. Re-evaluate the secondary signage on Clark Street.  

 
A wall sign remains on the Clark Street elevation for the restaurant.  

 
17. Provide more details on the proposed lighting. 

 
Attorney Winstanley-O’Connor’s memo notes that the lighting will be energy efficient 
LED low profile lighting. Deflectors and other technology will be utilized, and a 
photometric study will be prepared prior to installation. The ARB may desire to see that 
photometric plan as well as lighting specifications to understand the type of fixtures to 
be used for the proposal and how it may or may not impact abutters. 

 
Attachment: 

1. Memo to Jim Doherty dated January 7, 2020. 
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TOWN OF ARLINGTON 
DEPARTMENT OF PLANNING and 

COMMUNITY DEVELOPMENT 
 

TOWN HALL, 730 MASSACHUSETTS AVENUE 
ARLINGTON, MASSACHUSETTS 02476 

TELEPHONE 781-316-3090 
 

MEMORANDUM 
 
To: Jim Doherty, Trustee, 1211 Mass Ave Realty Trust 
  
From: Jennifer Raitt, Director of Planning and Community Development 
 
cc: Mary Winstanley-O’Connor, Esq.  
 
Date: January 7, 2020 
  
Re: Docket #3602, 1207-1211 Massachusetts Avenue supplemental materials and follow-up  
 
 
Thank you for your submission of materials to my office on January 2, 2020 per my most recent memo 
and requests.  The Department of Planning and Community Development (DPCD) staff reviewed the 
materials received, dated December 12, 2019, and note that they are an updated plan set that illustrates 
changes made to the site and the building in the intervening time since the public hearing in the summer 
2019 based on feedback from staff and ARB members. This memo documents how the submitted 
materials respond to items outlined and annotated in two emails sent to you following the initial public 
hearing on this project on July 22, 2019. 
 
In an email from Erin Zwirko, Assistant Director, to you dated July 24, 2019, the staff enumerated the 
items that were requested by the Arlington Redevelopment Board (ARB) members during the initial 
public hearing session: 
 

1. Traffic Study, with a strong focus on Mass Ave, Lowell, Appleton, Forest, and the neighborhood 
behind the project site and circulation in the area, and completed when school is back in 
session; 
 
DPCD has not yet received a traffic study. 
 

2. Parking onsite, and any offsite parking for employees and tour buses; 
 
The materials provided on January 2, 2020, indicate some adjustments were made to the garage 
parking and the surface parking to the rear of the building to accommodate moving the 
dumpster away from Clark Street. In the garage, four spaces were gained by adjusting the size of 
the parking spaces; however, no dimensions are provided making compliance with the Zoning 
Bylaw difficult to determine. Five spaces were reduced in surface parking, presumably to provide 
an adequate size drive aisle for two-way traffic and access to the dumpster, but no dimensions 
are provided to document compliance with the Zoning Bylaw. Overall, moving the dumpster 
away from Clark Street is an improvement. 
 
No additional information has been provided regarding employee parking and tour bus parking. 
There was reference to the Mill Brook Animal Clinic offering to provide additional off-site 
parking, but no formal documentation of a shared parking agreement has been provided. 
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3. Loading and unloading and deliveries, where and how will it happen and determining if vehicles 
have the ability to turn onto Clark Street and into the project site; 

 
As noted above in what we have received relative to item 1 (Traffic Study), the surface parking at 
the rear of the site was adjusted to presumably provide more adequate space for loading and 
unloading of deliveries. 
 
The addition of the circular driveway off of Mass Ave will facilitate passenger loading and 
unloading outside of the public right-of-way limiting conflicts between pedestrians, bicycles, and 
other vehicles on Mass Ave. This is a better solution that the cut out of the sidewalk originally 
proposed. Outside of business hours, the circular driveway could be used for deliveries as well. 

 
4. Accounting of the FAR for the building and the bonus; 

 
DPCD has not received an updated accounting of the FAR for the building and how the bonus 
provisions of Section 5.3.6 apply to the proposal. 

 
5. Open space calculations; 

 
DPCD has not received updated open space calculations. 

 
6. Marketing study of similar hotels you've identified, including who operates these hotels, their 

customers, rack rates, amenities, etc.; 
 

DPCD has not received a marketing study for similar hotels in the greater Boston area. 
 

7. Take another look at your shadow study, consider the existing shadows and provide a 
comparison and determine any impact to solar arrays in the neighborhood; 

 
The plan set includes an updated shadow study based on the new building. The plan set also 
includes a shadow study documenting the existing conditions of the building and shows trees at 
the rear of the site. The updated materials do not identify if any of the adjacent buildings have 
solar arrays installed. 

 
8. Reconsider the LEED Checklist and make some assumptions to bring the credits up;  

 
DPCD has not received an updated LEED Checklist. 

 
9. ADA accommodations in parking lot and along frontage; and 

 
One accessible parking space has been designated in the rear surface parking lot. The reference 
to ADA accommodations along the frontage refers to the original version of the proposal which 
included a cut out in the sidewalk to provide a wider shoulder for loading and unloading. 

 
10. Better understanding of roof top mechanicals and kitchen venting. 

 
The rendering shows more roof top mechanical equipment, but no roof plan was submitted or 
specifications for the roof top mechanical equipment or kitchen venting. 
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In an email forwarded from Erin Zwirko to you dated July 29, 2019, an ARB member provided comments 
on the proposal including: 
 

1. Prepare a full transportation plan to understand the impact on the intersection with 
Appleton/Mass Ave and the adjacent secondary streets. Consider the public recommendation of 
restricting right turns onto Clark; 

 
DPCD has not yet received a transportation plan. 

 
2. What are the plans for sidewalk enhancement on Clark around the hotel?  

 
The plan set illustrates how the at-grade open space on the lot will be improved and activated; 
however, there is not information regarding sidewalk enhancements on Clark Street.   

 
3. Currently no bike parking is shown at the front of the hotel for restaurant guests. What dayparts 

is the restaurant open for? Only dinner? Or breakfast and lunch? Think about public need for 
bike parking for the dining space based on daypart.  

 
Parking racks are proposed on Mass Ave rather than off of Clark Street in the current plan set. 
Relocating the bicycle parking to the main frontage is an improvement.  

 
4. What is the plan for deliveries and loading/unloading of buses? Restricted hours? 

 
DPCD has not received detailed information about deliveries and loading or unloading of buses. 
The circular driveway and adjustments to the rear surface parking lot might accommodate these 
functions better, but there is not documentation or dimensions to determine compliance with the 
Zoning Bylaw. 

 
5. Please detail the hotel valet parking plan proposed to include offsite parking to mitigate the 

differential between number of hotel rooms, staff, restaurant patrons, and parking spaces.  
 

DPCD has not received a detailed hotel valet parking plan. 
  

6. Please take another look at the materials proposed for the facade. The stucco and metal panel 
proposed are not materials that are found in the neighborhood of businesses in the Heights or 
Arlington Center and are not contextually appropriate nor are they appropriate for the level of 
Boutique Hotel that has been expressed as the operational/marketing intent. I would suggest 
that you take another look at the precedents that were cited in the application and come back 
with a more contextually appropriate facade design. Think about masonry, clapboard, and other 
more appropriate materials.  

 
The materials proposed for the façade have been updated to reflect comments made by two 
members of the ARB who provided detailed feedback. The materials proposed now include brick, 
masonry, and clapboard panels. However, detailed information regarding the materials is not 
provided. 
 

7. The quantity and placement of louvers on the main facade of the building are concerning and 
should be revisited. 

 
The louvers proposed on the façade have been eliminated. 
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8. Think about the hierarchy between the Restaurant and Hotel entrances. Currently they are both 
rendered identically, when they have the opportunity to more individually present themselves. 

 
The plan set has been revised to make the hotel entrance more prominent than the restaurant 
entrance. 

 
9. The sliding doors on the front facade of the building on the 4th floor are not appropriate for the 

context of the neighborhood. If doors are proposed, consider swing doors. Similarly, the 
horizontal windows on the Clark St elevation are not contextually appropriate.  

 
Sliding doors are still proposed for the fourth floor hotel units. The Clark Street elevation has 
been revised. 

 
10. Restaurant planning - You are showing more seating than is achievable and you should 

accurately identify your potential seat count for the parking study. A good rule of thumb for a 
restaurant this size is dedicating 1/3 of the space to kitchen/BOH. As an example, currently 
there is no walk in shown cooler for the restaurant or enough dry storage. This will help mitigate 
some of the public concern about the number of seats.  

 
The plan set has been revised to show no seating or space usage in the restaurant space.  
Without knowing the number of seats proposed for the restaurant, DPCD cannot confirm the 
parking required per the Zoning Bylaw for the proposal. 

 
11. What are you planning for the deck on the rear of the building? is this seating? For the 

restaurant or the hotel lounge? Think about noise impact on the neighbors. Think also about 
whether they should look down onto the parking area. Should screening be incorporated? 
Wood? Vegetated?  

 
The rear deck has been eliminated from the proposal. 

 
12. It appears that the only access to the gym is to leave the interior of the building, walk across the 

parking area and into the gym under the restaurant. This does not seem like an ideal solution for 
your guests. 

 
The gym has been eliminated from the proposal. 

 
13. Reconsider the lit secondary signage on Clark St, especially if the parking is expected to be Valet 

and solely for the hotel staff and guests. If additional signage is proposed, perhaps a vertical 
banner or blade sign on the front facade to speak to approaching drivers on MA Ave would be 
more appropriate.  

 
A wall sign remains on the Clark Street elevation for the restaurant.  

 
14. Come back with more details on the proposed lighting under the overhang on Mass Ave (above 

outdoor seating) and in the parking garage under the building as this will spill over into the 
neighborhood. 

 
DPCD has not received information on the proposed lighting or how it may or may not impact 
abutters. 
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Please provide us with a response to the above-noted items that we have not yet received by 
January 20th.  
 
Should you have any questions regarding this feedback, please contact my office at 781-316-
3092 or by email. 
 
Thank you. 

71 of 299



 
 

 
Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 
To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 1207-1211 Massachusetts Avenue, Arlington, MA 

Docket #3602 
 
Date:   July 16, 2019 

 
I. Docket Summary 
 

This is an application by James F. Doherty for 1211 Mass Ave Realty Trust to construct a 
mixed-use structure at 1207-1211 Massachusetts Avenue within the B2 Neighborhood 
Business District and the B4 Vehicular Oriented Business District. The Special Permit is to 
allow the Board to review and approve the proposed project, under Section 3.4, 
Environmental Design Review. 
 
Following the Town’s Request for Proposals (RFP) process in 2016, the applicant has 
entered into a Purchase & Sale (P&S) Agreement to purchase the property at 1207 
Massachusetts Avenue in order to construct the mixed-use building, which is desirable to 
the Town. 1207 Massachusetts Avenue is the location of the now closed Disabled 
American Veterans (DAV) club, which ceased operations and has been vacant since mid-
2014. The applicant currently owns the immediately adjacent property at 1211 
Massachusetts Avenue, and upon successful permitting, will combine the two properties 
for a unified mixed-use development. 
 
The RFP sought proposals for the purchase and future use of the parcel as a mixed-use 
development consistent with 2016 amendments to the Arlington Zoning Bylaw, that 
defined mixed-use as “[a] Combination of two or more distinct land uses, such as 
commercial, lodging, research, cultural, artistic/creative production, artisanal fabrication, 
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residential in a single multi-story structure to maximize space usage and promote a 
vibrant, pedestrian-oriented live-work environment.” The applicant proposes a 50-room 
hotel and restaurant consistent with this definition of mixed-use. 
 
The application also requests a parking reduction under Section 6.1.5 and additional gross 
floor area under Section 5.3.6. 
 
Materials submitted for consideration of this application: 

• Application for EDR Special Permit,  
• Narrative,  
• Site Plan, Floor Plans, Elevations, and Renderings dated June 20, 2019; 
• Planting Schedule; 
• Parking and Bicycle Schedule; 
• Shadow Study dated June 20, 2019; and, 
• Traffic Demand Management Plan. 

 
II. Application of Special Permit Criteria (Arlington Zoning Bylaw, Section 3.3) 
 

1. Section 3.3.3.A.  
 The use requested is listed as a Special Permit in the use regulations for the 

applicable district or is so designated elsewhere in this Bylaw. 
  

The applicant proposes a mixed-use structure consisting of a 50-room hotel and 
restaurant. Mixed-use, which as defined by the Zoning Bylaw includes lodging and 
commercial uses, requires a Special Permit in both the B2 Neighborhood Business 
District and the B4 Vehicular Oriented Business District. Mixed-use is additionally 
subject to Environmental Design Review under Section 3.4.G and due to the 
proposal’s location on Massachusetts Avenue. Mixed-use is described as being 
allowed in Section 5.5.1 for both the B2 and B4 Districts, in particular in the B4 District 
when automotive-oriented uses close and are redeveloped. The Board can find that 
these conditions exist for the proposed project site. 
 

2. Section 3.3.3.B.  
 The requested use is essential or desirable to the public convenience or welfare. 
 

The redevelopment of the DAV site and the adjacent outdated automotive use is 
desirable for the public convenience and welfare. The mixed-use structure, which 
combines a small boutique hotel and restaurant, is well-positioned to take advantage 
of tourism opportunities along the Battle Road Scenic Byway, the approximate path 
the British used at the beginning of the American Revolution, in Arlington and 
neighboring communities. A hotel and restaurant in the immediate area could be 
desirable to tour groups that want more personalized accommodations. There is an 
economic benefit that would be gained through the hotel/motel tax (6%) and meals 
tax (0.75%). Based on current tax revenue generated by the one hotel in Town, this 
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50-room hotel may generate up to approximately $150,000 of additional tax 
revenue to the town on an annual basis.1 The proposed hotel’s proximity to 
Lexington, which welcomes over 100,000 tourists per year, makes it well-positioned 
to absorb some of the local and regional heritage and business travel, which would 
provide an economic benefit to the Town of Arlington and local businesses. 
Neighborhood residents have voiced the critical importance for more restaurants 
and mixed-use based on feedback gathered from residents as well as a market 
demand analysis that were part of the development of the Arlington Heights 
Neighborhood Action Plan.  
 

3. Section 3.3.3.C.   
 The requested use will not create undue traffic congestion or unduly impair 

pedestrian safety. 
 

The application materials do not provide detailed information regarding the traffic 
impact of the new use. The ARB must request additional information from the 
applicant on the following topics before determining that this criterion is satisfied.  
 
The project’s only means of ingress and egress is on Clark Street as the existing curb 
cuts on Massachusetts Avenue will be closed. Due to the new uses, a trip generation 
analysis is needed to understand the traffic flow and circulation of using Clark Street 
as the main point of access to the property. For vehicles exiting the property, turning 
right directs those vehicles into a residential neighborhood and a circuitous route back 
to Massachusetts Avenue or to Forest Street. The best course of action may be to 
require vehicles exiting the property to turn left onto Clark Street and then continue 
either north or south on Massachusetts Avenue, and the ARB will want to consider 
this as a condition of a decision. By adding more turning traffic to the intersection of 
Clark Street and Massachusetts Avenue there may be the need to address pedestrian 
safety at this intersection. On the opposite side of the street is an inbound MBTA 
Route 77 and 79 bus stop with departures every few minutes, so a cross walk may be 
necessary at the intersection as the closest cross walk is at Appleton Street. However, 
without a trip generation analysis, the ARB does not have the full scope of 
understanding regarding additional traffic as a result of the proposed project. 
 
The nearby intersection of Appleton Street and Massachusetts Avenue is uncontrolled 
except for when a pedestrian triggers a red light in order to cross the street. A large 
majority of the pedestrians at this intersection are students walking to or from the 
Ottoson Middle School. More information is needed from the applicant on how the 
introduction of a hotel and restaurant could affect the operation of this intersection, 
especially during the beginning and end of the school day during the school year.  
 

                                                 
1 According to the Town of Lexington’s most recent Economic Development Report to Town Meeting, the Town of 
Lexington generates an average of $1.27 million dollars of revenue in hotel/motel taxes. 
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Additionally, the Transportation Demand Management (TDM) Plan submitted in 
support of the parking reduction request needs firm commitments regarding the 
methods in which vehicular use will be reduced at the property. The applicant should 
also consider providing staff subsidized transit passes and guaranteed rides home. 
Commitments such as these must be required in any future lease of the building. 
Finally, the plans show an area to pull off of Massachusetts Avenue which could 
facilitate valet parking, and could be supported, but this would require approval from 
the Select Board.  
 
It should be noted that the proposal will improve pedestrian safety along the project 
site’s Massachusetts Avenue frontage. Two large curb cuts will be closed as access to 
the property will be from Clark Street, where the curb cut will be narrowed. 

 
4. Section 3.3.3.D.   

The requested use will not overload any public water, drainage or sewer system or 
any other municipal system to such an extent that the requested use or any 
developed use in the immediate area or in any other area of the Town will be 
unduly subjected to hazards affecting health, safety, or the general welfare. 

 
The mixed-use structure introduces different uses than presently on the project site. 
There may be different demand on the municipal systems as a result, but will not 
create hazards affecting health, safety, or the general welfare of the immediate area 
or in any other area of the Town. While the application materials note that a 
stormwater system will be installed to control roof and surface stormwater runoff, the 
ARB will need more information regarding water and sewer usage. The applicant 
should submit evidence that the public water, drainage, and sewer system are capable 
of handling the needs of the 50-room hotel and restaurant. 

 
5. Section 3.3.3.E. 
 Any special regulations for the use as may be provided in the Bylaw are fulfilled. 
 

No special regulations are applicable to the proposal. The Board can find that this 
condition is met. 
 

6. Section 3.3.3.F.  
The requested use will not impair the integrity or character of the district or 
adjoining districts, nor be detrimental to the health or welfare. 

 
The 2016 Annual Town Meeting adopted mixed-use zoning for all business districts 
with an affirmative vote of 187-35. This stretch of Massachusetts Avenue does not 
have a distinct aesthetic and there are no predominant architectural styles that 
characterize this area. The proposed mixed-use structure will not impair the 
integrity of the district and will provide connections between the Arlington Heights 
business district and other segments of the Mass Ave commercial corridor. The 
hotel use in particular will provide greater access for tourists to Arlington’s historic 
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resources that make it part of the Battle Road Scenic Byway, including the nearby 
Foot of the Rocks monument and the Old Schwamb Mill. 
 
The immediate area around the project site is a mix of residential and commercial 
spaces. Immediately behind the project site is a neighborhood of mostly single- and 
two-family homes in an R2 Two-Family District. Higher density residential uses are 
present across the street on Massachusetts Avenue, but the R2 District carries 
across Massachusetts Avenue as well where significant elevation is gained. The 
Heights business district is a short distance away (about 1,500 feet to the west) and 
an industrial-zoned area is less than 1,000 feet to the east.  
 

7. Section 3.3.3.G.  
The requested use will not, by its addition to a neighborhood, cause an excess of the 
use that could be detrimental to the character of said neighborhood. 

 
The use will not be in excess or detrimental to the character of the neighborhood. The 
Board can find that this condition is met.  

 
III. Environmental Design Review Standards (Arlington Zoning Bylaw, 

Section 3.4) 
 

1. EDR-1 Preservation of Landscape  
 The landscape shall be preserved in its natural state, insofar as practicable, by 

minimizing tree and soil removal, and any grade changes shall be in keeping with the 
general appearance of neighboring developed areas. 
 
The existing site condition is primarily impervious, but the proposal will increase the 
amount of open space on the site. A 5-foot landscaped buffer is provided along the 
rear property line that will be planted with tree lilacs, arborvitae, and smaller shrubs 
such as hydrangea and holly. Planters along Massachusetts Avenue are also proposed. 
While a planting schedule is provided, a landscape plan must be submitted. The 
application materials indicate that there will be 1,581 square feet of landscaped open 
space and 3,384 square feet of usable open space. The landscape plan should also 
document where the two types of open space will be satisfied on the property. 

 
2. EDR-2 Relation of the Building to the Environment 

  Proposed development shall be related harmoniously to the terrain and to the use, 
scale, and architecture of the existing buildings in the vicinity that have functional or 
visible relationship to the proposed buildings. The Arlington Redevelopment Board 
may require a modification in massing so as to reduce the effect of shadows on the 
abutting property in an R0, R1 or R2 district or on public open space. 

 
At 4 stories and 44 feet tall, the proposed building is taller than most of the buildings 
in the immediate vicinity. On the opposite side of Massachusetts Avenue, the terrain 
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quickly gains elevation, so nearby buildings appear much taller due to the elevation 
change. The proposal also steps in the first floor 8 inches from the second and third 
floor, and provides the upper-story step back at the top of the third floor at 34 feet. 
Section 5.3.17 requires that building more than three stories in height, such as the 
proposal, an additional 7.5-foot step-back (upper story building setback) shall be 
provided beginning at the third story level or 30 feet above grade, whichever is less. 
As part of the EDR jurisdiction, these requirements should be further addressed until 
the Board is satisfied that the building is well-situated on the parcels. 
 
The building does not trigger the height buffer area of Section 5.3.19 because it is 
proposed at the lower maximum stories and height as identified in the Table of 
Dimensional and Density Requirements for the Business Districts. However, the 
application materials also provide a shadow study during each season at the 
respective Solstice and Equinox. 

 
3. EDR-3 Open Space 

 All open space (landscaped and usable) shall be so designed as to add to the visual 
amenities of the vicinity by maximizing its visibility for persons passing by the site or 
overlooking it from nearby properties. The location and configuration of usable 
open space shall be so designed as to encourage social interaction, maximize its 
utility and facilitate maintenance. 

 
As noted above, the proposed project will provide open space on the existing 
primarily impervious site. The application materials indicate that there will be 1,581 
square feet of landscaped open space and 3,384 square feet of usable open space. 
Landscaped buffers will be located at the rear of the property providing some relief to 
the residential structures located behind the project site. A large patio along 
Massachusetts Avenue is proposed, which can create gathering space and an inviting 
atmosphere along the sidewalk. A landscape plan must be submitted and must 
document where the two types of open space will be satisfied on the property in 
order to assess compliance with this criterion. 

 
4. EDR-4 Circulation  

With respect to vehicular and pedestrian and bicycle circulation, including 
entrances, ramps, walkways, drives, and parking, special attention shall be given to 
location and number of access points to the public streets (especially in relation to 
existing traffic controls and mass transit facilities), width of interior drives and 
access points, general interior circulation, separation of pedestrian and vehicular 
traffic, access to community facilities, and arrangement of vehicle parking and 
bicycle parking areas, including bicycle parking spaces required by Section 6.1.12 
that are safe and convenient and, insofar as practicable, do not detract from the use 
and enjoyment of proposed buildings and structures and the neighboring 
properties. 
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The application materials indicate that 28 parking spaces will be provided on the site, 
either under the building or at the rear of the property. The applicant has requested a 
parking reduction under Section 6.1.5: 
 

Parking Requirement 
  

  
 

Zoning 
Requirement Total Parking Required 

Hotel 50 rooms 
1 space per 
room 50 

Restaurant 2,568 sf  1/300 sf* 0 
        
Total Parking  50 

Section 6.1.5 Reduction 
Up to 25% of the requirement, 
or 13 spaces 

Total Parking Provided 28 
* First 3,000 sf of non-residential space in mixed-use projects is exempt. 

 
In general, as discussed under the response to criterion 3.3.3.C, there is no 
information about circulation on and around the project site. The only access to the 
property is from Clark Street and there is no information on how trips to and from the 
project site will change. A trip generation analysis is needed to understand the traffic 
flow and circulation of using Clark Street as the main point of access to the property. A 
trip generation analysis may indicate that right turns from the property onto Clark 
Street should be restricted and there may be the need for pedestrian improvements 
at the intersection of Clark Street and Massachusetts Avenue due increased traffic. 
 
On the project site, there is no information on where loading and unloading will occur. 
Based on the application materials, there is no information on the size of truck that 
can access the project site and whether vendors need to be limited to a certain size 
truck in order to navigate Clark Street and the parking lot. Additionally, the floor plan 
does not seem to provide direct loading access to the restaurant’s kitchen or the hotel 
from the rear parking lot. If loading and unloading will occur on Massachusetts 
Avenue, it is not clear whether there is shoulder space for a large truck to park during 
these activities. To combat idling and disruption to the surrounding neighborhood, 
deliveries should be limited to certain hours of the day. 
 
Circulation within the parking lot is not clearly discussed. Some of the parking spaces 
provided are tandem spaces and it is not clear how the spaces will be assigned or 
allocated between the hotel and restaurant. If the parking spaces will be used 
primarily by the hotel, the ARB needs an understanding of the on-street parking 
utilization of the area. Additionally, there is no information in the applicant materials 
regarding the safety and security of the proposed parking area other than 12-foot 
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light poles. It will be important for the ARB to understand how the spaces will be 
utilized on the property.  
 
Additionally, the Transportation Demand Management (TDM) Plan submitted in 
support of the parking reduction request needs firm commitments regarding the 
methods in which vehicular use will be reduced at the property. The Applicant could 
also consider providing staff subsidized transit passes and guaranteed rides home. 
Commitments such as these must be required in any future lease of the building. 
Finally, the plans show an area to pull off of Massachusetts Avenue which could 
facilitate valet parking, and could be supported, but this would require approval from 
the Select Board.  
 
It should be noted that the proposal will improve pedestrian safety along the project 
site’s Massachusetts Avenue frontage. Two large curb cuts will be closed as access to 
the property will be from Clark Street, where the curb cut will be narrowed. 
 
The application materials indicate that proposal exceeds the requirements of the 
newly adopted bicycle parking bylaw. For the mixed-use building, 5 short-term bicycle 
parking spaces are required and 2 long-term bicycle parking spaces are required. The 
proposal exceeds this requirement by providing 7 short-term spaces and 7 long-term 
spaces. However, the application materials do not provide any specifications of the 
proposed racks, and the location of the short-term spaces is inconsistent between the 
plan set and renderings and the written information. The ARB should request 
additional information. 

 
5. EDR-5 Surface Water Drainage  

Special attention shall be given to proper site surface drainage so that removal of 
surface waters will not adversely affect neighboring properties or the public storm 
drainage system. Available Best Management Practices for the site should be 
employed, and include site planning to minimize impervious surface and reduce 
clearing and re-grading. Best Management Practices may include erosion control and 
stormwater treatment by means of swales, filters, plantings, roof gardens, native 
vegetation, and leaching catch basins. Stormwater should be treated at least 
minimally on the development site; that which cannot be handled on site shall be 
removed from all roofs, canopies, paved and pooling areas and carried away in an 
underground drainage system. Surface water in all paved areas shall be collected in 
intervals so that it will not obstruct the flow of vehicular or pedestrian traffic and 
will not create puddles in the paved areas. 

 
In accordance with Section 3.3.4., the Board may require from any applicant, after 
consultation with the Director of Public Works, security satisfactory to the Board 
to insure the maintenance of all stormwater facilities such as catch basins, 
leaching catch basins, detention basins, swales, etc. within the site. The Board 
may use funds provided by such security to conduct maintenance that the 
applicant fails to do. 
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The Board may adjust in its sole discretion the amount and type of financial 
security such that it is satisfied that the amount is sufficient to provide for any 
future maintenance needs. 

 
The application materials only indicate that a subsurface infiltration system will be 
provided under the parking lot to control surface and roof runoff. There are no further 
details provided in the application materials. The applicant must submit an 
engineered site plan showing surface water drainage systems and a stormwater 
management plan that includes an analysis that will inform the size of an 
underground infiltration system and includes engineering plans for the system. It is 
also strongly recommended that the applicant include low impact development 
techniques such as creating a rain garden or other similar feature in the landscape 
area in the northeast corner of the property. 

 
6. EDR-6 Utilities Service 

Electric, telephone, cable TV, and other such lines of equipment shall be 
underground. The proposed method of sanitary sewage disposal and solid waste 
disposal from all buildings shall be indicated. 

  
The application materials indicate that the new utilities will be underground, but the 
ARB will want additional information from the applicant on whether any of the 
existing utilities that serve the site will be reused. It should be noted that there are 
three utility poles (one of which is a double pole) along the Massachusetts Avenue 
frontage. Although requests to move or consolidate utility poles are often not 
accepted by the utility companies, the applicant should attempt to coordinate with 
the utility company to at least remove the double pole and consolidate the operations 
to the other two poles as the poles and lines interfere with the structure’s visibility. 
The ARB will want to understand that the services carried on these poles will not be 
overloaded. 

 
7. EDR-7 Advertising Features 

The size, location, design, color, texture, lighting and materials of all permanent 
signs and outdoor advertising structures or features shall not detract from the use 
and enjoyment of proposed buildings and structures and the surrounding 
properties. 
 
The signage proposed in the application materials are place holders for the mixed-use 
structure. However, the proposal appears to be consistent with the newly adopted 
sign bylaw in terms of location and size. The application materials indicate that the 
signage will be back lit, but there is no information in the application materials about 
lighting of the building in general. A condition of a decision by the ARB should include 
a requirement that the final signage be reviewed for compliance. 
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8. EDR-8 Special Features 
Exposed storage areas, exposed machinery installations, service areas, truck loading 
areas, utility buildings and structures, and similar accessory areas and structures 
shall be subject to such setbacks, screen plantings or other screening methods as 
shall reasonably be required to prevent their being incongruous with the existing or 
contemplated environment and the surrounding properties. 
 
There will be equipment on the roof to service the mixed-use structure, and it appears 
that some of the equipment will be screened. Each hotel room has its own system and 
the louvers can be seen on the renderings. Although Arlington does not specify a 
certain noise level at the property line, many nearby communities identify a day-time 
noise level of no more than 65 dbA or no more than 10 dbA over the background 
noise level. Overnight, many nearby communities identify a noise level of 50 dbA. 
Using this as guidance, the applicant should clarify the noise impact of the HVAC and 
other noise-emitting equipment.  
 
To reduce noise from deliveries or from solid waste removal, the ARB will want 
information on anti-idling measures and time of day restrictions to ensure that these 
services do not impact the surrounding residential properties. 
 
The applicant should clarify how the dumpster will be screened and shared.  

 
9. EDR-9 Safety  

With respect to personal safety, all open and enclosed spaces shall be designed to 
facilitate building evacuation and maximize accessibility by fire, police and other 
emergency personnel and equipment. Insofar as practicable, all exterior spaces and 
interior public and semi-public spaces shall be so designed to minimize the fear and 
probability of personal harm or injury by increasing the potential surveillance by 
neighboring residents and passersby of any accident or attempted criminal act. 

 
As noted in the application materials, the proposed interior layout plans have been 
designed to facilitate building evacuation and accessibility by fire, police, and other 
emergency personnel and equipment. The application materials indicate that the rear 
parking lot will be illuminated through the use of 12-foot pole mounted LED lights; 
however, there is no indication on the plans where these light poles would be located 
and the specification of such. Further, there is no information on how the open garage 
will be secured. 

 
10. EDR-10 Heritage  

With respect to Arlington's heritage, removal or disruption of historic, traditional or 
significant uses, structures or architectural elements shall be minimized insofar as 
practical whether these exist on the site or on adjacent properties. 
 
The existing structures are not listed on the Inventory of Historically or Architecturally 
Significant Properties in the Town of Arlington nor are they under the jurisdiction of 
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the Arlington Historical Commission. As such, the site contains no historic, traditional 
or significant uses, structures or architectural elements. The Board can find that this 
condition is met.  
 
Two properties on the opposite side of Massachusetts Avenue (1210 Massachusetts 
Avenue and 1218-1222 Massachusetts Avenue) are under the jurisdiction of the 
Historical Commission. The redevelopment of the subject property will not disrupt 
historic, traditional, or significant uses, structures, or architectural elements that exist 
on the adjacent properties.  

  
11. EDR-11 Microclimate 

With respect to the localized climatic characteristics of a given area, any 
development which proposes new structures, new hard surface, ground coverage or 
the installation of machinery which emits heat, vapor or fumes shall endeavor to 
minimize insofar as practicable, any adverse impacts on light, air and water 
resources or on noise and temperature levels of the immediate environment. 

 
There are no proposed changes that will impact the microclimate. A shadow study 
was prepared and is provided in the application materials to illustrate how the 
building may create additional shadows in the immediate area. Although the project 
does not trigger the height buffer area, the ARB will want to assess to ensure that the 
Board is satisfied that the building is well-situated on the parcels. 
 

12. EDR-12 Sustainable Building and Site Design  
Projects are encouraged to incorporate best practices related to sustainable sites, 
water efficiency, energy and atmosphere, materials and resources, and indoor 
environmental quality. Applicants must submit a current Green Building Council 
Leadership in Energy and Environmental Design (LEED) checklist, appropriate to 
the type of development, annotated with narrative description that indicates how 
the LEED performance objectives will be incorporated into the project. 

 
The Applicant indicates that the building will meet the Stretch Code. Additional 
information regarding the LEED Checklist is needed. 
 

IV. Conditions 
 

General 
 

1. The final design, sign, exterior material, landscaping, and lighting plans shall be 
subject to the approval of the Arlington Redevelopment Board at the time when 
future operators are identified. Any substantial or material deviation during 
construction from the approved plans and specifications is subject to the written 
approval of the Arlington Redevelopment Board 
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2. Any substantial or material deviation during construction from the approved plans 
and specifications is subject to the written approval of the Arlington 
Redevelopment Board.  
 

3. The Board maintains continuing jurisdiction over this permit and may, after a duly 
advertised public hearing, attach other conditions or modify these conditions as it 
deems appropriate in order to protect the public interest and welfare. 

 
4. Snow removal from all parts of the site, as well as from any abutting public 

sidewalks, shall be the responsibility of the owner and shall be accomplished in 
accordance with Town Bylaws. 
 

5. Trash shall be picked up only on Monday through Friday between the hours of 
7:00 am and 6:00 pm. All exterior trash and storage areas on the property, if any, 
shall be properly screened and maintained in accordance with Article 30 of Town 
Bylaws. 

 
6. The Applicant shall provide a statement from the Town Engineer that all 

proposed utility services have adequate capacity to serve the development. The 
applicant shall provide evidence that a final plan for drainage and surface water 
removal has been reviewed and approved by the Town Engineer.  

 
7. Upon installation of landscaping materials and other site improvements, the 

Applicant shall remain responsible for such materials and improvement and shall 
replace and repair as necessary to remain in compliance with the approved site 
plan. 

 
8. Upon the issuance of the building permit the Applicant shall file with the 

Inspectional Services Department and the Police Department the names and 
telephone numbers of contact personnel who may be reached 24 hours each day 
during the construction period. 
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6,465 SQ.FT.  GROSS SQUARE FOOTAGE

PROPOSED HOTEL COMPLEX
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Town of Arlington, Massachusetts 

Department of Planning & Community Development 
730 Massachusetts Avenue, Arlington, Massachusetts 02476 

 

Public Hearing Memorandum 
The purpose of this memorandum is to provide the Arlington Redevelopment Board and public with technical 
information and a planning analysis to assist with the regulatory decision-making process.  
 
To:  Arlington Redevelopment Board 
 
From:   Jennifer Raitt, Secretary Ex Officio 
 
Subject:  Environmental Design Review, 882-892 Massachusetts Avenue, Arlington, MA 

Docket #3625 
 
Date:   May 14, 2020 

 
I. Docket Summary 

This is an application by 882-892 Massachusetts Ave., LLC to demolish an existing one-
story brick building and construct a mixed-use building at 882-892 Massachusetts Avenue. 
The proposed building is located in the B2 Neighborhood Business District per Section 5.5. 
The Board will review and approve the proposed construction under Section 3.4, 
Environmental Design Review, because the building is mixed-use. The proposed uses 
include 750 square feet of commercial space (one commercial use) and twenty-two (22) 
residential units comprised of eighteen (18) one-bedroom and four (4) studio units. The 
proposed project meets the threshold for the inclusionary housing requirements; 
therefore, three (3) units of the 22 total units must be made affordable per Section 8.2 of 
the Zoning Bylaw. The site is comprised of two adjoined lots: 882-888 Massachusetts 
Avenue and 890-892 Massachusetts Avenue.  
 
Materials submitted for consideration of this application: 
Application for EDR Special Permit, April 21, 2020 
Supplemental information including dimensional and parking information, Plans and 
Rendering by Allen & Major Associates, Inc., correspondence from Kristen Welch, Greater 
Metropolitan Real Estate, LEED v4 for Building Design and Construction: Homes and 
Multifamily Lowrise checklist by Market Square Architects, LLC, Stormwater Management 
Plan, including Drainage Summary and Site Development Plan Set dated April 10, 2020 
from Allen & Major Associates, Inc. 
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II. Application of Special Permit Criteria (Arlington Zoning Bylaw, Section 3.3) 
 

1. Section 3.3.3.A.  
 The use requested is listed as a Special Permit in the use regulations for the 

applicable district or is so designated elsewhere in this Bylaw. 
  

Mixed-use is allowed by Special Permit in the B2 Neighborhood Business District. The 
Zoning Bylaw, in Section 5.5.1 B, indicates that the district is intended for small retail 
and service establishments serving the needs of adjacent neighborhoods and oriented 
to pedestrian traffic; and mixed-use buildings. Mixed-use is a combination of two or 
more distinct land uses, such as those proposed by this applicant, and the definition 
encourages such uses to be located in a single, multi-story structure, such as that 
proposed by the applicant. The B2 Zoning District is limited to this one site. The 
adjacent zoning districts include B4, R6, B2A, and R2. The neighborhood includes 
mixed-use buildings, commercial buildings, Arlington High School, and a mix of 
residential buildings which includes single- and two-family homes and a neighboring 
33-unit, 5-story apartment building. The Board can find that this condition is met. 
 

2. Section 3.3.3.B.  
 The requested use is essential or desirable to the public convenience or welfare. 
 

The requested use is essential and desirable. The second key finding in the Master 
Plan notes that “Massachusetts Avenue has the capacity for growth. It can support 
mixed-use development commensurate with its function as Arlington’s primary 
commercial corridor. Massachusetts Avenue is accessible to neighborhoods throughout 
the town; it has frequent bus service, bicycle routes, and good walkability. Increased 
density through greater building heights and massing would benefit the corridor from 
an urban design perspective and benefit the town from a fiscal perspective.”(p.8)   
 
This proposal will bring twenty-two (22) new 1-bedroom and studio residential units, 
of which three will be affordable to households earning at or below 70% of the area 
median income, and one commercial space. The Town has clearly established 
affordable housing priorities described in its Housing Production Plan (adopted by the 
Select Board and Redevelopment Board and approved by the State in 2016). There 
continues to be a need to create new housing opportunities, including market-rate 
and affordable homes, in the community; this project helps address that demand. We 
recommend a mix of units to include a range of one-, two- and three-bedroom units. 
 
Additionally, the commercial space could be convenient for the surrounding 
neighborhood which includes abutting residential, commercial, and institutional uses 
in the following districts: B4, R6, B2A, and R2. Furthermore, there is a supermarket 
approximately 150 feet from the property and additional neighborhood businesses in 
the immediate vicinity, including banks, restaurants, a pharmacy, gift shop, exercise 
studio, pre-school, and Arlington High School. A bus stop with shelter serving multiple 
routes is on Massachusetts Avenue directly in front of the building. The Board can find 
that this condition is met. 
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3. Section 3.3.3.C.   
 The requested use will not create undue traffic congestion or unduly impair 

pedestrian safety. 
 

The proposed project includes 25 surface parking spaces for cars and forty (40) short- 
and long-term, indoor and outdoor spaces for bicycles, for building tenants and 
visitors. The proposed project improves pedestrian safety by reconstructing portions 
of the sidewalk and resetting granite curbing around the perimeter of the property on 
Lockland Avenue and Massachusetts Avenue. We recommend reducing parking for 
cars to increase the rear buffer. The project must increase long-term parking for 
bicycles as required in the Zoning Bylaw. The Board can find that this condition is met. 
 

4. Section 3.3.3.D.   
The requested use will not overload any public water, drainage or sewer system or 
any other municipal system to such an extent that the requested use or any 
developed use in the immediate area or in any other area of the Town will be 
unduly subjected to hazards affecting health, safety, or the general welfare. 

 
A Drainage Summary letter indicates that standards and been met with the proposed 
stormwater design, including the addition of landscaped areas to the site, a reduction 
of impervious area, and new catch basin and sump for treatment and reduction of 
runoff rates. The proposed project will improve, not overload, public utilities. The 
Board can find that this condition is met. 

 
5. Section 3.3.3.E. 
 Any special regulations for the use as may be provided in the Bylaw are fulfilled. 
 

As a condition of any decision for the proposed mixed-use building, the applicant will 
need to fulfill the requirements of the Affordable Housing bylaw, including making 
three units that are representative of the mix of units in the building available to 
eligible households making up to 70% of the area median income. Three units must be 
shown on the plan and all units must be equitably dispersed throughout the proposed 
building. There are no other special regulations for the use that must be fulfilled. The 
Board can find that this condition is met. 

 
6. Section 3.3.3.F.  

The requested use will not impair the integrity or character of the district or 
adjoining districts, nor be detrimental to the health or welfare. 

 
The proposed building departs from the turn of the last century commercial block 
architecture as seen in the existing single-story brick building. The property owner 
explored redevelopment of the property in 1988 and the Board issued an 
Environmental Design Review Special Permit to allow the addition of up to six, two-
bedroom apartments above the existing brick building. The addition was never 
developed and the permit eventually lapsed.  
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The requested mixed-use building is in keeping with adjacent land uses, particularly 
along Massachusetts Avenue. New residential units will not impair the integrity or 
character of the district or the adjoining districts and it will not be detrimental to 
health or welfare. The proposed structure is generally consistent with the Design 
Standards for the Town of Arlington. The proposal removes a more active ground 
floor uses which are encouraged along Massachusetts Avenue per the Design 
Standards.  
 
The building materials will include a brick first story followed by clapboard on the 2nd 
story, fiber cement panels on the 3rd story, and a board and batten façade on the 4th 
story. Additional attention should be given to this façade and selected building 
materials; the applicant should improve the design pattern to enhance the building 
elevation and its prominence on the streetscape. The building includes a step back 
above the third story in order to minimize the building mass. The building also 
includes differentiation of the upper story and variation in the façade with added 
terraces on the top story, which is encouraged in the Design Standards. The building is 
also set back from the sidewalk and provides a buffer along Lockland Avenue. Bicycle 
parking is available and vehicular parking is located behind the building. Signage and 
wayfinding details should be provided by the applicant.  

 
7. Section 3.3.3.G.  

The requested use will not, by its addition to a neighborhood, cause an excess of the 
use that could be detrimental to the character of said neighborhood. 

 
The use will not be in excess or detrimental to the character of the neighborhood. The 
Board can find that this condition is met.  

 
III. Environmental Design Review Standards (Arlington Zoning Bylaw, 

Section 3.4) 
 

1. EDR-1 Preservation of Landscape  
 The landscape shall be preserved in its natural state, insofar as practicable, by 

minimizing tree and soil removal, and any grade changes shall be in keeping with the 
general appearance of neighboring developed areas. 

 
The property is almost entirely impervious and there is no natural landscape to 
preserve. As part of the project, approximately 1,470 square feet of impervious 
material will be replaced with landscaped areas, including 4 flowering trees and a 
combination of arborvitae, shrubs, and perennial plantings along the property edges. 
The new landscaping will improve the condition of the property and provide buffers 
along Lockland Avenue and along the adjacent building at 898 Massachusetts Avenue. 
An additional landscaped buffer along the eastern edge of the property would be 
possible if the number of parking spaces is reduced per Section 8.2 and the lot spacing 
reconfigured. We also recommend that higher caliper trees be planted rather than the 
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two proposed smaller caliper red maples and the one shadblow serviceberry smaller 
caliper tree. The Board can find that this condition is met. 

 
2. EDR-2 Relation of the Building to the Environment 

  Proposed development shall be related harmoniously to the terrain and to the use, 
scale, and architecture of the existing buildings in the vicinity that have functional or 
visible relationship to the proposed buildings. The Arlington Redevelopment Board 
may require a modification in massing so as to reduce the effect of shadows on the 
abutting property in an R0, R1 or R2 district or on public open space. 

 
There are a range of architectural styles in the vicinity. The proposed development is 
located in the B2 Neighborhood Business District which is limited to this one site 
which includes a parking lot and the existing single-story brick building. Heights in the 
vicinity range from single-story to five-story. The B2A District, across the street, 
includes a three-story mixed-use building on the former site of a garage.  As the 
Town’s Design Standards indicate, greater height in certain locations can be beneficial. 
The proposed building step-back helps to diminish the impact of overall building 
height. There is a modest set back from the sidewalk which differs from the existing 
building setback against the street edge. Improved building façade treatments that 
relate to the building’s prominent location and a more active street level use would 
improve the overall relationship of the building to the environment.  

 
3. EDR-3 Open Space 

 All open space (landscaped and usable) shall be so designed as to add to the visual 
amenities of the vicinity by maximizing its visibility for persons passing by the site or 
overlooking it from nearby properties. The location and configuration of usable 
open space shall be so designed as to encourage social interaction, maximize its 
utility and facilitate maintenance. 

 
 As noted above, the proposed project will add areas of landscaping to an existing 

impervious site. The proposal includes approximately 1,440 square feet of usable 
open space along the perimeter of the building, as well as plantings along Lockland 
Avenue and the western edge of the property. While the proposal meets the 
landscaped open space requirement at 10.2%, approximately 8% of additional usable 
open space is required to meet that requirement. The applicant should identify the 
areas of landscaped open space and usable open space on the site plan. 

 
 Additionally, the setback for the proposed building is on a corner lot meaning that the 

setback should be the same as an adjacent lot. On the Mass Ave frontage, the 
adjoining lot is an apartment building in R6 which would be approximately 19 ft. (15 ft 
+ (height/10 ft)). On the Lockland frontage, the two-family is in R2 with a setback of 20 
ft. The Board can adjust this requirement per Section 5.3.16. 

  
 Lastly, a buffer is required along the parking lot adjacent to the R2 lot on Lockland 

Ave. 
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4. EDR-4 Circulation  
With respect to vehicular and pedestrian and bicycle circulation, including 
entrances, ramps, walkways, drives, and parking, special attention shall be given to 
location and number of access points to the public streets (especially in relation to 
existing traffic controls and mass transit facilities), width of interior drives and 
access points, general interior circulation, separation of pedestrian and vehicular 
traffic, access to community facilities, and arrangement of vehicle parking and 
bicycle parking areas, including bicycle parking spaces required by Section 6.1.12 
that are safe and convenient and, insofar as practicable, do not detract from the use 
and enjoyment of proposed buildings and structures and the neighboring 
properties. 

  
The proposed project includes 25 spaces for vehicles located at-grade at the rear of 
the property in an existing parking lot, including one HC vehicle space and outdoor 
bicycle parking. Improved sidewalks, curb cuts, and curb treatments are also 
proposed. Any such proposed improvements in the public right-of-way will require 
additional review and approval by the Engineering Department. The parking 
requirement is for mixed-use which calculates the parking required for each individual 
use; the parking required for the residential use totals 25 parking spaces, and while 
the commercial space would typically require two parking spaces, the first 3,000 
square feet of non-residential space in mixed-use buildings is exempt from the parking 
requirements per Section 6.1.10.C. While the parking proposed meets the 
requirement, we recommend that this applicant utilize the available parking 
reductions in order to better maximize space on the lot and to meet buffer and open 
space requirements. With regard to meeting the long-term bicycle parking 
requirements, 10 additional spaces are needed to meet the requirement. The hanging 
bicycle rack designated for short-term parking in the mail room would only be allowed 
per Section 6.1.12.F. There are an additional 12 outdoor bicycle parking spaces as 
provided in a rack located in the parking lot. The required short-term parking is 
already met by being located inside. Therefore, the provision to provide short-term 
parking within 50 feet of the building entrance does not need to be met. Bike rack 
specifications are needed to determine compliance with Section 6.1.12.E. 
 

 

Vehicle Parking Requirements* 
Number of Bedrooms/ 
Apartment Use 

Number 
of Units 

Zoning 
Requirement 

Total Parking 
Required 

1-bedroom 18 1.15 21 
Studio 4 1 4 

Total Proposed and Required Vehicle Parking 25 
* First 3,000sf of non-residential space in mixed-use buildings is exempt. 

Bicycle Parking Requirements 
Use Short-Term Parking Long-Term Parking 
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Residential 3 spaces 33 spaces 
Office/ Retail 1 space 1 space 

Total Required 
Bicycle Parking 4 34 
Total Proposed 
Bicycle Parking 9 24 

5. EDR-5 Surface Water Drainage  
Special attention shall be given to proper site surface drainage so that removal of 
surface waters will not adversely affect neighboring properties or the public storm 
drainage system. Available Best Management Practices for the site should be 
employed, and include site planning to minimize impervious surface and reduce 
clearing and re-grading. Best Management Practices may include erosion control and 
stormwater treatment by means of swales, filters, plantings, roof gardens, native 
vegetation, and leaching catch basins. Stormwater should be treated at least 
minimally on the development site; that which cannot be handled on site shall be 
removed from all roofs, canopies, paved and pooling areas and carried away in an 
underground drainage system. Surface water in all paved areas shall be collected in 
intervals so that it will not obstruct the flow of vehicular or pedestrian traffic and 
will not create puddles in the paved areas. In accordance with Section 3.3.4., the 
Board may require from any applicant, after consultation with the Director of 
Public Works, security satisfactory to the Board to insure the maintenance of all 
stormwater facilities such as catch basins, leaching catch basins, detention basins, 
swales, etc. within the site. The Board may use funds provided by such security to 
conduct maintenance that the applicant fails to do. The Board may adjust in its 
sole discretion the amount and type of financial security such that it is satisfied 
that the amount is sufficient to provide for any future maintenance needs. 

 
The application materials, drainage summary letter, and site development plan show 
reconstruction of the existing parking lot and an improved stormwater management 
system. A new catch basin with a sump and hood at the outlet pipe will be installed to 
provide treatment. This is an improvement over the existing conditions. The proposed 
design complies with the Town’s current stormwater bylaw. Final design materials 
must be submitted for review and approval by the Town Engineer. 

 
6. EDR-6 Utilities Service 

Electric, telephone, cable TV, and other such lines of equipment shall be 
underground. The proposed method of sanitary sewage disposal and solid waste 
disposal from all buildings shall be indicated. 

  
All new utilities will be underground. The Board can find that this condition is met. 

 
7. EDR-7 Advertising Features 

The size, location, design, color, texture, lighting and materials of all permanent 
signs and outdoor advertising structures or features shall not detract from the use 
and enjoyment of proposed buildings and structures and the surrounding 
properties. 
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The applicant did not provide any indication on plans or drawing submitted of future 
sign locations, directories, lighting, and any other potential outdoor features relative 
to the building.  
 
 

8. EDR-8 Special Features 
Exposed storage areas, exposed machinery installations, service areas, truck loading 
areas, utility buildings and structures, and similar accessory areas and structures 
shall be subject to such setbacks, screen plantings or other screening methods as 
shall reasonably be required to prevent their being incongruous with the existing or 
contemplated environment and the surrounding properties. 

 
The roofing plan provided indicates that roof structures are appropriately set back and 
that a parapet and additional screening will provide screening of said structures. The 
site plan shows an enclosed dumpster and recycling area located in the parking lot. 
The Board can find that this condition is met. 

 
9. EDR-9 Safety  

With respect to personal safety, all open and enclosed spaces shall be designed to 
facilitate building evacuation and maximize accessibility by fire, police and other 
emergency personnel and equipment. Insofar as practicable, all exterior spaces and 
interior public and semi-public spaces shall be so designed to minimize the fear and 
probability of personal harm or injury by increasing the potential surveillance by 
neighboring residents and passersby of any accident or attempted criminal act. 

 
The proposed building has been designed to meet all relevant health and safety 
codes. A lighting plan was not provided as part of the plan set. These details are 
needed to assess safety criteria. 

 
10. EDR-10 Heritage  

With respect to Arlington's heritage, removal or disruption of historic, traditional or 
significant uses, structures or architectural elements shall be minimized insofar as 
practical whether these exist on the site or on adjacent properties. 
 
The proposal will include demolition of the existing one-story brick building in order to 
build a new four-story building. Neither the existing structure nor adjacent structures 
have been deemed as being historic, traditional, or significant uses, structures, or 
architectural elements. The proposed massing and preliminary design for the 
proposed building are compatible with other uses in the immediate neighborhood. 
The Board can find that this condition is met. 

 
11. EDR-11 Microclimate 

With respect to the localized climatic characteristics of a given area, any 
development which proposes new structures, new hard surface, ground coverage or 
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the installation of machinery which emits heat, vapor or fumes shall endeavor to 
minimize insofar as practicable, any adverse impacts on light, air and water 
resources or on noise and temperature levels of the immediate environment. 

 
Based upon materials provided in the application, there will be no adverse impacts on 
air and water resources or on temperature levels of the immediate environment. 
While the owner states that they do not contemplate installation of machinery that 
emits heat, vapors, or fumes in connection with the proposed building, additional plan 
details are needed with regard to lighting and emissions from machinery located on 
the roof to determine any impacts on the immediate environment. Mechanical 
specifications for the HVAC equipment should also be provided. 
 
 
 

12. EDR-12 Sustainable Building and Site Design  
Projects are encouraged to incorporate best practices related to sustainable sites, 
water efficiency, energy and atmosphere, materials and resources, and indoor 
environmental quality. Applicants must submit a current Green Building Council 
Leadership in Energy and Environmental Design (LEED) checklist, appropriate to 
the type of development, annotated with narrative description that indicates how 
the LEED performance objectives will be incorporated into the project. 

 
The proposed building generates a LEED score that demonstrates the building could 
be LEED certified. We recommend that the proposed building aim to achieve higher 
LEED performance standards where possible, particularly in the following categories: 
energy and atmosphere and indoor environmental quality. The Board can find that 
this condition is met. 
 

IV. Conditions 
 

A. General 
 

1. The final design, sign, exterior material, landscaping, and lighting plans shall be 
subject to the approval of the Arlington Redevelopment Board or 
administratively approved by the Department of Planning and Community 
Development. Any substantial or material deviation during construction from 
the approved plans and specifications is subject to the written approval of the 
Arlington Redevelopment Board 
 

2. Any substantial or material deviation during construction from the approved plans 
and specifications is subject to the written approval of the Arlington 
Redevelopment Board.  
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3. The Board maintains continuing jurisdiction over this permit and may, after a duly 
advertised public hearing, attach other conditions or modify these conditions as it 
deems appropriate in order to protect the public interest and welfare. 

 
4. Snow removal from all parts of the site, as well as from any abutting public 

sidewalks, shall be the responsibility of the owner and shall be accomplished in 
accordance with Town Bylaws. 
 

5. Trash shall be picked up only on Monday through Friday between the hours of 
7:00 am and 6:00 pm. All exterior trash and storage areas on the property, if any, 
shall be properly screened and maintained in accordance with Article 30 of Town 
Bylaws. 

 
6. The Applicant shall provide a statement from the Town Engineer that all 

proposed utility services have adequate capacity to serve the development. The 
applicant shall provide evidence that a final plan for drainage and surface water 
removal has been reviewed and approved by the Town Engineer.  

 
7. Upon installation of landscaping materials and other site improvements, the 

Applicant shall remain responsible for such materials and improvement and shall 
replace and repair as necessary to remain in compliance with the approved site 
plan. 
 

8. All utilities serving or traversing the site (including electric, telephone, cable, and 
other such lines and equipment) shall be underground. 
 

9. Upon the issuance of the building permit the Applicant shall file with the Building 
Inspector and the Department of Community Safety the names and telephone 
numbers of contact personnel who may be reached 24 hours each day during the 
construction period. 
 

10. Building signage will be filed with and reviewed and approved by the Department 
of Planning and Community Development and Inspectional Services. 

 
B. Special Conditions 

 
1. The owner will work with the Department of Planning and Community 

Development to comply with all requirements of Section 8.2, Affordable Housing 
Requirements. 
 

2. The affordable units must be equitably dispersed throughout the building and 
shall be comparable to market-rate units in terms of location, quality and 
character, room size, number of rooms, number of bedrooms, and external 
appearance. 
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3. An Affordable Housing Deed Restriction shall be executed with the Town prior 
to issuance of an Occupancy Permit for the four affordable units. 
 

4. No condominium conversion of said affordable rental units shall be permitted 
without the express permission of this Board. In the case of a proposed 
condominium conversion, Applicant shall work with the Department of Planning 
and Community Development to ensure that the units continue to meet the 
requirements of Section 8.2. 
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To whom it may concern, 

  

I have had experience in the rental market in Arlington over the last 8 plus years.  I currently have many 
exclusive landlords that I work with in Arlington and about 60 plus units.  The studio and one bedroom 
units are always the most sought after and always move fairly quickly.  Two bedroom units will rent but 
do take longer.  Professional couple wanting a home office or two professional roommates is the most 
common client for a 2 bed especially in a building and they are willing to pay the high end price. The new 
and modern two bedroom rentals in a building are usually high end and priced high so this does not 
attract families. Also on Mass Ave with a bike path and bus line most of my clients are young 
professionals and not families.  I do have some families but mainly looking for a multi family or single 
family with a yard and neighborhood where you get more or your money. Hope this helps with your 
research and rental in the Mass Ave Arlington area. 

 

Thanks, 

Kristine Welch 

Greater Metropolitan Real Estate 

872 Main St Winchester, Ma 01890 
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LEED v4 for Building Design and Construction: Homes and Multifamily Lowrise

Project Checklist Project Name: 882-892 Massachusetts Ave, Arlington, MA 02476

Y ? N

Y Credit 2

8 5 0 15 3 Credit Heating & Cooling Distribution Systems 3

Y Prereq Floodplain Avoidance Required 3 Credit Efficient Domestic Hot Water Equipment 3

2 Credit Lighting 2

Credit 15 2 Credit High Efficiency Appliances 2

3 1 Credit Renewable Energy 4

4 3 Credit Site Selection 8

2 Credit 3 6 2 0 Materials and Resources 10

2 Credit 2 Y Prereq Certified Tropical Wood Required

2 Credit 2 Y Prereq Durability Management Required

1 Credit Durability Management Verification 1

2 2 0 7 3 1 Credit Environmentally Preferable Products 4

Y Prereq Construction Activity Pollution Prevention Required 3 Credit Construction Waste Management 3

Y Prereq No Invasive Plants Required Credit Material Efficient Framing 2

1 Credit 2

1 Credit 3 7 2 0 Indoor Environmental Quality 16

2 Credit 2 Y Prereq Ventilation Required

Y Prereq Combustion Venting Required

4 1 0 Water Efficiency 12 Y Prereq Garage Pollutant Protection Required

Y Prereq Water Metering Required Y Prereq Radon-Resistant Construction Required

Y Prereq Air FIltering Required

Credit 12 Y Prereq Environmental Tobacco Smoke Required

Y Prereq Compartmentalization Required

4 Credit 6 1 Credit Enhanced Ventilation 3

1 Credit 4 2 Credit Contaminant Control 2

2 Credit Balancing of Heating and Cooling Distribution Systems 3

15 12 0 Energy and Atmosphere 38 1 Credit Enhanced Compartmentalization 1

Y Prereq Minimum Energy Performance Required Credit Enhanced Combustion Venting 2

Y Prereq Energy Metering Required Credit Enhanced Garage Pollutant Protection 2

Y Prereq Education of the Homeowner, Tenant or Building Manager Required 3 Credit Low Emitting Products 3

Credit 29 0 2 0 Innovation 6

Y Prereq Preliminary Rating Required

2 3 Credit 5 1 Credit Innovation  5

Credit Advanced Utility Tracking 2 1 Credit LEED AP Homes 1

1 Credit 1

1 Credit HVAC Start-Up Credentialing 1 0 0 0 Regional Priority 4
Credit Regional Priority: Specific Credit 1

Y Prereq Home Size Required Credit Regional Priority: Specific Credit 1

Credit 3 Credit Regional Priority: Specific Credit 1

2 Credit 2 Credit Regional Priority: Specific Credit 1

1 Credit 2

3 Credit 3 42 26 0 TOTALS Possible Points: 110
Credit 4 Certified: 40 to 49 points,  Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110 

Date: 3/26/2020

Location and Transportation

Sustainable Sites

LEED for Neighborhood Development Location

PERFORMANCE PATH

PRESCRIPTIVE PATH

Compact Development

Community Resources

Integrative Process

EA PRESCRIPTIVE PATH (continued)

Access to Transit

Air Infiltration

Envelope Insulation

Windows

Space Heating & Cooling Equipment

BOTH PATHS

PRESCRIPTIVE PATH

Efficient Hot Water Distribution System

Active Solar Ready Design

Heat Island Reduction

Building Orientation for Passive Solar

Rainwater Management

Non-Toxic Pest Control

PERFORMANCE PATH

PERFORMANCE PATH

Total Water Use

Indoor Water Use

Annual Energy Use

Outdoor Water Use

PRESCRIPTIVE PATH
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April 10, 2020 

Jennifer Raitt  RE: Mixed-Use Redevelopment 
Director of Planning & Community 
Development  

Drainage Summary Letter 
882-892 Massachusetts Ave

730 Massachusetts Ave  Arlington, MA 02476
Arlington, MA 02476 

Dear Ms. Raitt, 

On behalf of our Client, 882-892 Massachusetts Ave, LLC, Allen & Major Associates (A&M) is 
pleased to provide this letter in support of the Special Permit application for the Mixed-Use 
Redevelopment project at 882-892 Massachusetts Ave. This letter will summarize the changes to 
the stormwater management system which are proposed as part of the redevelopment efforts.  

Existing Conditions 
The site is located on the corner of Lockeland Avenue and Massachusetts Avenue with access to the 
parking area from Lockeland Avenue. It is comprised of two property’s, identified on the City tax 
Map 126, Block 1, Lots 6 and 7. Lot 6 is predominantly covered by an existing 1-story brick 
building, approximately 4,786 square feet. Lot 7 is predominantly covered by paved parking area. 
Elevations onsite range from elevation 79 to elevation 80. Elevation 79 is the low point on-site 
located at the existing catch basin, and elevation 80 runs along the southern property line. 
Stormwater sheet flows from the paved parking lot to onsite to the existing catch basin which 
discharges to the existing municipal system via an 8” cast iron pipe. The majority of the stormwater 
from the site discharges through this connection including the roof drainage and parking lot. A 
review of the NRCS soil report for Middlesex County indicates that the soil onsite is considered 
Merrimac-Urban Land which has a Hydrologic Soil Group rating of an “A”. A copy of the Existing 
Watershed Plan is included herewith. 

Proposed Conditions 
The project, proposes to demolish the existing structure to construct a 4-story, 4,693 square foot 
Mixed-Use building with apartment and retail uses. There are 22 apartment units proposed and a 750 
square foot retail component. The parking area is proposed to be reconstructed within the constraints 
of the existing pavement area. The stormwater management system will be improved with the 
installation of a new catch basin with a sump and hood at the outlet pipe to provide stormwater 
treatment. The quantity of stormwater runoff will be reduced with the installation of landscaped areas 
on-site. The proposed work with result in approximately 1,470 square feet of impervious material 
being replaced with landscaped areas.   

Runoff flows were estimated for both pre and post development conditions using HydroCAD 10.00 
software, at two specific “Study Points” (SP-1 & SP-2). Study Point 1 is the flows that will enter the 
on-site catch basin and discharge to the municipal drainage system. Study Point 2 is the stormwater 
flows that will flow onto Massachusetts Ave, and be collected within the street catch basins. The 
table below shows that the project causes a reduction in the peak rate of runoff and volume of 
stormwater leaving the site at both Study Points. Copies of the HydroCAD worksheets and 
Watershed Plans are included herewith. 
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STUDY POINT #1 (flow to on-site catch basin) 
2-Year 10-Year 100-Year

Existing Flow (CFS) 1.02 1.55 2.83 
Proposed Flow (CFS) 0.92 1.47 2.79 
Decrease  (CFS) 0.10 0.08 0.04 
Existing  Volume (CF) 3,400 5,267 9,812 
Proposed  Volume (CF) 2,833 4,671 9,212 
Decrease  (CF) 567 596 600 

STUDY POINT #2 (flow to Mass Ave) 
2-Year 10-Year 100-Year

Existing Flow (CFS) 0.06 0.09 0.16 
Proposed Flow (CFS) 0.01 0.03 0.08 
Decrease  (CFS) 0.05 0.06 0.08 
Existing  Volume (CF) 192 297 554 
Proposed  Volume (CF) 31 81 241 
Decrease  (CF) 161 216 313 

The surface water drainage requirements of the Town of Arlington Zoning Bylaw Environmental 
Design Review Standards have been reviewed and met with the proposed design. The proposed 
project will introduce landscaped areas to the site to reduce the impervious area, and a new catch 
basin is proposed with a sump and hood at the outlet pipe to provide stormwater treatment. The 
Town of Arlington, Article 15 Stormwater Mitigation, shall not apply as the proposed development 
will introduce a reduction in impervious area. However, with the proposed landscaped areas the 
project will reduce the runoff rates for all design storms, and comply with this bylaw.  

Summary 
As shown in the table above, the proposed development will have a positive impact on the 
stormwater management system by reducing the rate and volume of stormwater runoff from the site. 

Very truly yours, 

ALLEN & MAJOR ASSOCIATES, INC. 

Aaron Mackey, PE 
Project Engineer  

Attachments:  
1. Existing Watershed Plan
2. Proposed Watershed Plan
3. Pre development HydroCAD Calculations
4. Post development HydroCAD Calculations
5. Extreme Precipitation Tables
6. NRCS Soil Report
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E-1

Subcat E-1

E-2

Subcat E-2

SP1

Study Point 1

SP2

Study Point 2

Routing Diagram for 2729-01_Existing-Conditions
Prepared by Allen & Major Associates Inc. ,  Printed 4/10/2020

HydroCAD® 10.00-24  s/n 02881  © 2018 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
192 of 299



2729-01_Existing-Conditions
  Printed  4/10/2020Prepared by Allen & Major Associates Inc. 

Page 2HydroCAD® 10.00-24  s/n 02881  © 2018 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(sq-ft)

CN Description
(subcatchment-numbers)

9,372 98 Paved parking, HSG A  (E-1, E-2)
5,008 98 Roofs, HSG A  (E-1)

14,381 98 TOTAL AREA
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  Printed  4/10/2020Prepared by Allen & Major Associates Inc. 

Page 3HydroCAD® 10.00-24  s/n 02881  © 2018 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area
(sq-ft)

Soil
Group

Subcatchment
Numbers

14,381 HSG A E-1, E-2
0 HSG B
0 HSG C
0 HSG D
0 Other

14,381 TOTAL AREA
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Ground Covers (all nodes)

HSG-A
(sq-ft)

HSG-B
(sq-ft)

HSG-C
(sq-ft)

HSG-D
(sq-ft)

Other
(sq-ft)

Total
(sq-ft)

Ground
Cover

Subcatchment
Numbers

9,372 0 0 0 0 9,372 Paved parking E-1, E-2
5,008 0 0 0 0 5,008 Roofs E-1

14,381 0 0 0 0 14,381 TOTAL AREA
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=13,613 sf   100.00% Impervious   Runoff Depth=3.00"Subcatchment E-1: Subcat E-1
   Tc=5.0 min   CN=98   Runoff=1.02 cfs  3,400 cf

Runoff Area=768 sf   100.00% Impervious   Runoff Depth=3.00"Subcatchment E-2: Subcat E-2
   Tc=5.0 min   CN=98   Runoff=0.06 cfs  192 cf

   Inflow=1.02 cfs  3,400 cfReach SP1: Study Point 1
   Outflow=1.02 cfs  3,400 cf

   Inflow=0.06 cfs  192 cfReach SP2: Study Point 2
   Outflow=0.06 cfs  192 cf

Total Runoff Area = 14,381 sf   Runoff Volume = 3,592 cf   Average Runoff Depth = 3.00"
0.00% Pervious = 0 sf     100.00% Impervious = 14,381 sf
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Summary for Subcatchment E-1: Subcat E-1

Runoff = 1.02 cfs @ 12.07 hrs,  Volume= 3,400 cf,  Depth= 3.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.23"

Area (sf) CN Description
8,604 98 Paved parking, HSG A
5,008 98 Roofs, HSG A

13,613 98 Weighted Average
13,613 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Subcatchment E-2: Subcat E-2

Runoff = 0.06 cfs @ 12.07 hrs,  Volume= 192 cf,  Depth= 3.00"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.23"

Area (sf) CN Description
768 98 Paved parking, HSG A
768 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Reach SP1: Study Point 1

Inflow Area = 13,613 sf,100.00% Impervious,  Inflow Depth = 3.00"    for  2-Year event
Inflow = 1.02 cfs @ 12.07 hrs,  Volume= 3,400 cf
Outflow = 1.02 cfs @ 12.07 hrs,  Volume= 3,400 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

Summary for Reach SP2: Study Point 2

Inflow Area = 768 sf,100.00% Impervious,  Inflow Depth = 3.00"    for  2-Year event
Inflow = 0.06 cfs @ 12.07 hrs,  Volume= 192 cf
Outflow = 0.06 cfs @ 12.07 hrs,  Volume= 192 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=13,613 sf   100.00% Impervious   Runoff Depth=4.64"Subcatchment E-1: Subcat E-1
   Tc=5.0 min   CN=98   Runoff=1.55 cfs  5,267 cf

Runoff Area=768 sf   100.00% Impervious   Runoff Depth=4.64"Subcatchment E-2: Subcat E-2
   Tc=5.0 min   CN=98   Runoff=0.09 cfs  297 cf

   Inflow=1.55 cfs  5,267 cfReach SP1: Study Point 1
   Outflow=1.55 cfs  5,267 cf

   Inflow=0.09 cfs  297 cfReach SP2: Study Point 2
   Outflow=0.09 cfs  297 cf

Total Runoff Area = 14,381 sf   Runoff Volume = 5,565 cf   Average Runoff Depth = 4.64"
0.00% Pervious = 0 sf     100.00% Impervious = 14,381 sf
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Summary for Subcatchment E-1: Subcat E-1

Runoff = 1.55 cfs @ 12.07 hrs,  Volume= 5,267 cf,  Depth= 4.64"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.88"

Area (sf) CN Description
8,604 98 Paved parking, HSG A
5,008 98 Roofs, HSG A

13,613 98 Weighted Average
13,613 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Subcatchment E-2: Subcat E-2

Runoff = 0.09 cfs @ 12.07 hrs,  Volume= 297 cf,  Depth= 4.64"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.88"

Area (sf) CN Description
768 98 Paved parking, HSG A
768 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Reach SP1: Study Point 1

Inflow Area = 13,613 sf,100.00% Impervious,  Inflow Depth = 4.64"    for  10-Year event
Inflow = 1.55 cfs @ 12.07 hrs,  Volume= 5,267 cf
Outflow = 1.55 cfs @ 12.07 hrs,  Volume= 5,267 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

Summary for Reach SP2: Study Point 2

Inflow Area = 768 sf,100.00% Impervious,  Inflow Depth = 4.64"    for  10-Year event
Inflow = 0.09 cfs @ 12.07 hrs,  Volume= 297 cf
Outflow = 0.09 cfs @ 12.07 hrs,  Volume= 297 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=13,613 sf   100.00% Impervious   Runoff Depth=8.65"Subcatchment E-1: Subcat E-1
   Tc=5.0 min   CN=98   Runoff=2.83 cfs  9,812 cf

Runoff Area=768 sf   100.00% Impervious   Runoff Depth=8.65"Subcatchment E-2: Subcat E-2
   Tc=5.0 min   CN=98   Runoff=0.16 cfs  554 cf

   Inflow=2.83 cfs  9,812 cfReach SP1: Study Point 1
   Outflow=2.83 cfs  9,812 cf

   Inflow=0.16 cfs  554 cfReach SP2: Study Point 2
   Outflow=0.16 cfs  554 cf

Total Runoff Area = 14,381 sf   Runoff Volume = 10,366 cf   Average Runoff Depth = 8.65"
0.00% Pervious = 0 sf     100.00% Impervious = 14,381 sf
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Summary for Subcatchment E-1: Subcat E-1

Runoff = 2.83 cfs @ 12.07 hrs,  Volume= 9,812 cf,  Depth= 8.65"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=8.89"

Area (sf) CN Description
8,604 98 Paved parking, HSG A
5,008 98 Roofs, HSG A

13,613 98 Weighted Average
13,613 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Subcatchment E-2: Subcat E-2

Runoff = 0.16 cfs @ 12.07 hrs,  Volume= 554 cf,  Depth= 8.65"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=8.89"

Area (sf) CN Description
768 98 Paved parking, HSG A
768 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Reach SP1: Study Point 1

Inflow Area = 13,613 sf,100.00% Impervious,  Inflow Depth = 8.65"    for  100-Year event
Inflow = 2.83 cfs @ 12.07 hrs,  Volume= 9,812 cf
Outflow = 2.83 cfs @ 12.07 hrs,  Volume= 9,812 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

Summary for Reach SP2: Study Point 2

Inflow Area = 768 sf,100.00% Impervious,  Inflow Depth = 8.65"    for  100-Year event
Inflow = 0.16 cfs @ 12.07 hrs,  Volume= 554 cf
Outflow = 0.16 cfs @ 12.07 hrs,  Volume= 554 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
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Area Listing (all nodes)

Area
(sq-ft)

CN Description
(subcatchment-numbers)

1,470 39 >75% Grass cover, Good, HSG A  (P-1, P-2)
8,217 98 Paved parking, HSG A  (P-1, P-2)
4,693 98 Roofs, HSG A  (P-1)

14,381 92 TOTAL AREA
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Soil Listing (all nodes)

Area
(sq-ft)

Soil
Group

Subcatchment
Numbers

14,381 HSG A P-1, P-2
0 HSG B
0 HSG C
0 HSG D
0 Other

14,381 TOTAL AREA
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Ground Covers (all nodes)

HSG-A
(sq-ft)

HSG-B
(sq-ft)

HSG-C
(sq-ft)

HSG-D
(sq-ft)

Other
(sq-ft)

Total
(sq-ft)

Ground
Cover

Subcatchment
Numbers

1,470 0 0 0 0 1,470 >75% Grass cover, Good P-1, P-2
8,217 0 0 0 0 8,217 Paved parking P-1, P-2
4,693 0 0 0 0 4,693 Roofs P-1

14,381 0 0 0 0 14,381 TOTAL AREA
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=13,738 sf   92.26% Impervious   Runoff Depth=2.47"Subcatchment P-1: Subcat P-1
   Tc=5.0 min   CN=93   Runoff=0.92 cfs  2,833 cf

Runoff Area=643 sf   36.61% Impervious   Runoff Depth=0.46"Subcatchment P-2: Subcat P-2
   Tc=5.0 min   CN=61   Runoff=0.01 cfs  24 cf

   Inflow=0.92 cfs  2,833 cfReach SP1: Study Point 1
   Outflow=0.92 cfs  2,833 cf

   Inflow=0.01 cfs  24 cfReach SP2: Study Point 2
   Outflow=0.01 cfs  24 cf

Total Runoff Area = 14,381 sf   Runoff Volume = 2,857 cf   Average Runoff Depth = 2.38"
10.22% Pervious = 1,470 sf     89.78% Impervious = 12,910 sf
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Summary for Subcatchment P-1: Subcat P-1

Runoff = 0.92 cfs @ 12.07 hrs,  Volume= 2,833 cf,  Depth= 2.47"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.23"

Area (sf) CN Description
7,982 98 Paved parking, HSG A
4,693 98 Roofs, HSG A
1,063 39 >75% Grass cover, Good, HSG A

13,738 93 Weighted Average
1,063 7.74% Pervious Area

12,675 92.26% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Subcatchment P-2: Subcat P-2

Runoff = 0.01 cfs @ 12.11 hrs,  Volume= 24 cf,  Depth= 0.46"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  2-Year Rainfall=3.23"

Area (sf) CN Description
408 39 >75% Grass cover, Good, HSG A
235 98 Paved parking, HSG A
643 61 Weighted Average
408 63.39% Pervious Area
235 36.61% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Reach SP1: Study Point 1

Inflow Area = 13,738 sf, 92.26% Impervious,  Inflow Depth = 2.47"    for  2-Year event
Inflow = 0.92 cfs @ 12.07 hrs,  Volume= 2,833 cf
Outflow = 0.92 cfs @ 12.07 hrs,  Volume= 2,833 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

Summary for Reach SP2: Study Point 2

Inflow Area = 643 sf, 36.61% Impervious,  Inflow Depth = 0.46"    for  2-Year event
Inflow = 0.01 cfs @ 12.11 hrs,  Volume= 24 cf
Outflow = 0.01 cfs @ 12.11 hrs,  Volume= 24 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=13,738 sf   92.26% Impervious   Runoff Depth=4.08"Subcatchment P-1: Subcat P-1
   Tc=5.0 min   CN=93   Runoff=1.47 cfs  4,671 cf

Runoff Area=643 sf   36.61% Impervious   Runoff Depth=1.30"Subcatchment P-2: Subcat P-2
   Tc=5.0 min   CN=61   Runoff=0.02 cfs  70 cf

   Inflow=1.47 cfs  4,671 cfReach SP1: Study Point 1
   Outflow=1.47 cfs  4,671 cf

   Inflow=0.02 cfs  70 cfReach SP2: Study Point 2
   Outflow=0.02 cfs  70 cf

Total Runoff Area = 14,381 sf   Runoff Volume = 4,740 cf   Average Runoff Depth = 3.96"
10.22% Pervious = 1,470 sf     89.78% Impervious = 12,910 sf
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Summary for Subcatchment P-1: Subcat P-1

Runoff = 1.47 cfs @ 12.07 hrs,  Volume= 4,671 cf,  Depth= 4.08"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.88"

Area (sf) CN Description
7,982 98 Paved parking, HSG A
4,693 98 Roofs, HSG A
1,063 39 >75% Grass cover, Good, HSG A

13,738 93 Weighted Average
1,063 7.74% Pervious Area

12,675 92.26% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Subcatchment P-2: Subcat P-2

Runoff = 0.02 cfs @ 12.08 hrs,  Volume= 70 cf,  Depth= 1.30"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  10-Year Rainfall=4.88"

Area (sf) CN Description
408 39 >75% Grass cover, Good, HSG A
235 98 Paved parking, HSG A
643 61 Weighted Average
408 63.39% Pervious Area
235 36.61% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Reach SP1: Study Point 1

Inflow Area = 13,738 sf, 92.26% Impervious,  Inflow Depth = 4.08"    for  10-Year event
Inflow = 1.47 cfs @ 12.07 hrs,  Volume= 4,671 cf
Outflow = 1.47 cfs @ 12.07 hrs,  Volume= 4,671 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

Summary for Reach SP2: Study Point 2

Inflow Area = 643 sf, 36.61% Impervious,  Inflow Depth = 1.30"    for  10-Year event
Inflow = 0.02 cfs @ 12.08 hrs,  Volume= 70 cf
Outflow = 0.02 cfs @ 12.08 hrs,  Volume= 70 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3
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Time span=0.00-72.00 hrs, dt=0.01 hrs, 7201 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=13,738 sf   92.26% Impervious   Runoff Depth=8.05"Subcatchment P-1: Subcat P-1
   Tc=5.0 min   CN=93   Runoff=2.79 cfs  9,212 cf

Runoff Area=643 sf   36.61% Impervious   Runoff Depth=4.14"Subcatchment P-2: Subcat P-2
   Tc=5.0 min   CN=61   Runoff=0.07 cfs  222 cf

   Inflow=2.79 cfs  9,212 cfReach SP1: Study Point 1
   Outflow=2.79 cfs  9,212 cf

   Inflow=0.07 cfs  222 cfReach SP2: Study Point 2
   Outflow=0.07 cfs  222 cf

Total Runoff Area = 14,381 sf   Runoff Volume = 9,433 cf   Average Runoff Depth = 7.87"
10.22% Pervious = 1,470 sf     89.78% Impervious = 12,910 sf
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Summary for Subcatchment P-1: Subcat P-1

Runoff = 2.79 cfs @ 12.07 hrs,  Volume= 9,212 cf,  Depth= 8.05"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=8.89"

Area (sf) CN Description
7,982 98 Paved parking, HSG A
4,693 98 Roofs, HSG A
1,063 39 >75% Grass cover, Good, HSG A

13,738 93 Weighted Average
1,063 7.74% Pervious Area

12,675 92.26% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Subcatchment P-2: Subcat P-2

Runoff = 0.07 cfs @ 12.08 hrs,  Volume= 222 cf,  Depth= 4.14"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs
Type III 24-hr  100-Year Rainfall=8.89"

Area (sf) CN Description
408 39 >75% Grass cover, Good, HSG A
235 98 Paved parking, HSG A
643 61 Weighted Average
408 63.39% Pervious Area
235 36.61% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

5.0 Direct Entry, Assumed

Summary for Reach SP1: Study Point 1

Inflow Area = 13,738 sf, 92.26% Impervious,  Inflow Depth = 8.05"    for  100-Year event
Inflow = 2.79 cfs @ 12.07 hrs,  Volume= 9,212 cf
Outflow = 2.79 cfs @ 12.07 hrs,  Volume= 9,212 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

Summary for Reach SP2: Study Point 2

Inflow Area = 643 sf, 36.61% Impervious,  Inflow Depth = 4.14"    for  100-Year event
Inflow = 0.07 cfs @ 12.08 hrs,  Volume= 222 cf
Outflow = 0.07 cfs @ 12.08 hrs,  Volume= 222 cf,  Atten= 0%,  Lag= 0.0 min

Routing by Dyn-Stor-Ind method, Time Span= 0.00-72.00 hrs, dt= 0.01 hrs / 3

211 of 299



Extreme Precipitation Tables
Northeast Regional Climate Center
Data represents point estimates calculated from partial duration series. All precipitation amounts are displayed in inches.

Smoothing Yes
State Massachusetts

Location
Longitude 71.164 degrees West
Latitude 42.417 degrees North
Elevation 0 feet
Date/Time Wed, 22 Jan 2020 13:40:55 -0500

Extreme Precipitation Estimates
5min 10min 15min 30min 60min 120min 1hr 2hr 3hr 6hr 12hr 24hr 48hr 1day 2day 4day 7day 10day

1yr 0.28 0.43 0.53 0.70 0.87 1.10 1yr 0.75 1.04 1.28 1.63 2.08 2.68 2.92 1yr 2.37 2.81 3.27 3.96 4.64 1yr
2yr 0.35 0.54 0.67 0.88 1.11 1.40 2yr 0.96 1.28 1.62 2.03 2.56 3.23 3.57 2yr 2.85 3.44 3.94 4.68 5.34 2yr
5yr 0.41 0.64 0.81 1.08 1.39 1.77 5yr 1.20 1.60 2.05 2.59 3.25 4.08 4.55 5yr 3.61 4.37 4.99 5.95 6.68 5yr

10yr 0.47 0.73 0.93 1.26 1.64 2.11 10yr 1.42 1.90 2.46 3.11 3.90 4.88 5.45 10yr 4.32 5.25 5.97 7.14 7.91 10yr
25yr 0.56 0.88 1.12 1.55 2.05 2.66 25yr 1.77 2.39 3.12 3.95 4.96 6.19 6.95 25yr 5.48 6.68 7.57 9.09 9.91 25yr
50yr 0.63 1.01 1.29 1.81 2.44 3.20 50yr 2.10 2.85 3.76 4.76 5.97 7.42 8.35 50yr 6.56 8.03 9.07 10.91 11.75 50yr
100yr 0.72 1.17 1.51 2.13 2.90 3.82 100yr 2.50 3.39 4.50 5.71 7.16 8.89 10.03 100yr 7.86 9.65 10.86 13.10 13.95 100yr
200yr 0.83 1.35 1.74 2.50 3.45 4.57 200yr 2.97 4.03 5.40 6.86 8.59 10.65 12.07 200yr 9.42 11.60 13.02 15.73 16.56 200yr
500yr 1.00 1.64 2.14 3.10 4.34 5.80 500yr 3.74 5.08 6.86 8.74 10.94 13.54 15.41 500yr 11.98 14.82 16.54 20.06 20.78 500yr

Lower Confidence Limits
5min 10min 15min 30min 60min 120min 1hr 2hr 3hr 6hr 12hr 24hr 48hr 1day 2day 4day 7day 10day

1yr 0.24 0.38 0.46 0.62 0.76 0.84 1yr 0.66 0.83 1.14 1.43 1.77 2.41 2.48 1yr 2.14 2.38 2.92 3.52 4.01 1yr
2yr 0.33 0.51 0.63 0.85 1.05 1.26 2yr 0.91 1.23 1.44 1.91 2.47 3.12 3.45 2yr 2.76 3.32 3.80 4.52 5.17 2yr
5yr 0.39 0.60 0.74 1.02 1.30 1.50 5yr 1.12 1.47 1.72 2.24 2.87 3.75 4.15 5yr 3.32 3.99 4.57 5.45 6.14 5yr

10yr 0.43 0.67 0.82 1.15 1.49 1.72 10yr 1.28 1.68 1.94 2.52 3.23 4.32 4.80 10yr 3.83 4.61 5.24 6.25 7.00 10yr
25yr 0.50 0.76 0.95 1.35 1.78 2.04 25yr 1.53 1.99 2.29 2.95 3.76 5.19 5.78 25yr 4.59 5.56 6.29 7.47 8.28 25yr
50yr 0.55 0.84 1.05 1.51 2.03 2.34 50yr 1.75 2.29 2.60 3.33 4.23 5.94 6.65 50yr 5.26 6.39 7.20 8.51 9.40 50yr
100yr 0.62 0.93 1.17 1.69 2.32 2.66 100yr 2.00 2.60 2.94 3.61 4.75 6.83 7.64 100yr 6.04 7.35 8.26 9.67 10.68 100yr
200yr 0.69 1.04 1.32 1.92 2.67 3.04 200yr 2.31 2.97 3.34 4.04 5.35 7.83 8.79 200yr 6.93 8.45 9.46 10.96 12.10 200yr
500yr 0.81 1.21 1.55 2.25 3.21 3.62 500yr 2.77 3.54 3.93 4.69 6.27 9.39 10.55 500yr 8.31 10.15 11.32 12.90 14.25 500yr

Upper Confidence Limits
5min 10min 15min 30min 60min 120min 1hr 2hr 3hr 6hr 12hr 24hr 48hr 1day 2day 4day 7day 10day

1yr 0.31 0.48 0.58 0.79 0.97 1.13 1yr 0.83 1.11 1.32 1.76 2.25 2.86 3.16 1yr 2.53 3.04 3.51 4.30 5.03 1yr
2yr 0.36 0.56 0.69 0.93 1.15 1.36 2yr 0.99 1.33 1.57 2.07 2.67 3.35 3.73 2yr 2.97 3.59 4.10 4.88 5.54 2yr
5yr 0.45 0.69 0.86 1.18 1.50 1.78 5yr 1.30 1.74 2.05 2.65 3.37 4.44 5.00 5yr 3.93 4.81 5.43 6.47 7.22 5yr

10yr 0.55 0.84 1.04 1.45 1.88 2.19 10yr 1.62 2.14 2.54 3.20 4.04 5.52 6.25 10yr 4.89 6.01 6.74 8.04 8.84 10yr
25yr 0.71 1.08 1.34 1.92 2.52 2.89 25yr 2.18 2.82 3.37 4.13 5.14 7.34 8.43 25yr 6.50 8.11 8.96 10.76 11.58 25yr
50yr 0.86 1.31 1.63 2.34 3.15 3.57 50yr 2.72 3.49 4.17 5.02 6.17 9.12 10.57 50yr 8.07 10.16 11.11 13.43 14.21 50yr
100yr 1.05 1.59 1.99 2.87 3.94 4.39 100yr 3.40 4.30 5.18 6.33 7.40 11.34 13.27 100yr 10.04 12.76 13.79 16.80 17.48 100yr
200yr 1.28 1.92 2.44 3.53 4.92 5.43 200yr 4.25 5.30 6.43 7.72 8.88 14.11 16.67 200yr 12.49 16.03 17.14 21.02 21.51 200yr
500yr 1.67 2.48 3.19 4.63 6.59 7.15 500yr 5.69 6.99 8.57 10.06 11.30 18.86 22.55 500yr 16.69 21.69 22.82 28.32 28.35 500yr

Page 1 of 1Extreme Precipitation Tables: 42.417°N, 71.164°W

1/22/2020http://precip.eas.cornell.edu/data.php?1579718454963
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.

3
215 of 299



Contents
Preface.................................................................................................................... 2
How Soil Surveys Are Made..................................................................................5
Soil Map.................................................................................................................. 8

Soil Map................................................................................................................9
Legend................................................................................................................10
Map Unit Legend................................................................................................ 11
Map Unit Descriptions.........................................................................................11

Middlesex County, Massachusetts..................................................................13
602—Urban land......................................................................................... 13
626B—Merrimac-Urban land complex, 0 to 8 percent slopes.....................13

Soil Information for All Uses...............................................................................16
Soil Properties and Qualities.............................................................................. 16

Soil Physical Properties.................................................................................. 16
Saturated Hydraulic Conductivity (Ksat)......................................................16

Soil Qualities and Features.............................................................................19
Hydrologic Soil Group................................................................................. 19

References............................................................................................................24

4
216 of 299



How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.

Custom Soil Resource Report
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:25,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Middlesex County, Massachusetts
Survey Area Data: Version 19, Sep 12, 2019

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 11, 2019—Oct 5, 
2019

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Custom Soil Resource Report
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

602 Urban land 0.3 23.4%

626B Merrimac-Urban land complex, 
0 to 8 percent slopes

1.1 76.6%

Totals for Area of Interest 1.5 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
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onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Middlesex County, Massachusetts

602—Urban land

Map Unit Setting
National map unit symbol: 9950
Elevation: 0 to 3,000 feet
Mean annual precipitation: 32 to 50 inches
Mean annual air temperature: 45 to 50 degrees F
Frost-free period: 110 to 200 days
Farmland classification: Not prime farmland

Map Unit Composition
Urban land: 85 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Urban Land

Setting
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Base slope
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Excavated and filled land

Minor Components

Rock outcrop
Percent of map unit: 5 percent
Landform: Ledges
Landform position (two-dimensional): Summit
Landform position (three-dimensional): Head slope
Down-slope shape: Concave
Across-slope shape: Concave

Udorthents, wet substratum
Percent of map unit: 5 percent
Hydric soil rating: No

Udorthents, loamy
Percent of map unit: 5 percent
Hydric soil rating: No

626B—Merrimac-Urban land complex, 0 to 8 percent slopes

Map Unit Setting
National map unit symbol: 2tyr9
Elevation: 0 to 820 feet
Mean annual precipitation: 36 to 71 inches

Custom Soil Resource Report
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Mean annual air temperature: 39 to 55 degrees F
Frost-free period: 140 to 250 days
Farmland classification: Not prime farmland

Map Unit Composition
Merrimac and similar soils: 45 percent
Urban land: 40 percent
Minor components: 15 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Merrimac

Setting
Landform: Moraines, outwash plains, kames, eskers, outwash terraces
Landform position (two-dimensional): Backslope, footslope, summit, shoulder
Landform position (three-dimensional): Side slope, crest, riser, tread
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Loamy glaciofluvial deposits derived from granite, schist, and 

gneiss over sandy and gravelly glaciofluvial deposits derived from granite, 
schist, and gneiss

Typical profile
Ap - 0 to 10 inches: fine sandy loam
Bw1 - 10 to 22 inches: fine sandy loam
Bw2 - 22 to 26 inches: stratified gravel to gravelly loamy sand
2C - 26 to 65 inches: stratified gravel to very gravelly sand

Properties and qualities
Slope: 0 to 8 percent
Depth to restrictive feature: More than 80 inches
Natural drainage class: Somewhat excessively drained
Runoff class: Very low
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to 

very high (1.42 to 99.90 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum in profile: 2 percent
Salinity, maximum in profile: Nonsaline (0.0 to 1.4 mmhos/cm)
Sodium adsorption ratio, maximum in profile: 1.0
Available water storage in profile: Low (about 4.6 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 2e
Hydrologic Soil Group: A
Hydric soil rating: No

Description of Urban Land

Typical profile
M - 0 to 10 inches: cemented material

Properties and qualities
Slope: 0 to 8 percent
Depth to restrictive feature: 0 inches to manufactured layer
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Runoff class: Very high
Capacity of the most limiting layer to transmit water (Ksat): Very low (0.00 to 0.00 

in/hr)
Available water storage in profile: Very low (about 0.0 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8
Hydrologic Soil Group: D
Hydric soil rating: Unranked

Minor Components

Windsor
Percent of map unit: 5 percent
Landform: Deltas, outwash plains, dunes, outwash terraces
Landform position (three-dimensional): Riser, tread
Down-slope shape: Linear, convex
Across-slope shape: Linear, convex
Hydric soil rating: No

Sudbury
Percent of map unit: 5 percent
Landform: Terraces, deltas, outwash plains
Landform position (two-dimensional): Footslope
Landform position (three-dimensional): Tread, dip
Down-slope shape: Concave
Across-slope shape: Linear
Hydric soil rating: No

Hinckley
Percent of map unit: 5 percent
Landform: Deltas, outwash plains, kames, eskers
Landform position (two-dimensional): Summit, shoulder, backslope
Landform position (three-dimensional): Nose slope, crest, head slope, side slope, 

rise
Down-slope shape: Convex
Across-slope shape: Convex, linear
Hydric soil rating: No

Custom Soil Resource Report
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Soil Information for All Uses

Soil Properties and Qualities
The Soil Properties and Qualities section includes various soil properties and 
qualities displayed as thematic maps with a summary table for the soil map units in 
the selected area of interest. A single value or rating for each map unit is generated 
by aggregating the interpretive ratings of individual map unit components. This 
aggregation process is defined for each property or quality.

Soil Physical Properties

Soil Physical Properties are measured or inferred from direct observations in the 
field or laboratory. Examples of soil physical properties include percent clay, organic 
matter, saturated hydraulic conductivity, available water capacity, and bulk density.

Saturated Hydraulic Conductivity (Ksat)

Saturated hydraulic conductivity (Ksat) refers to the ease with which pores in a 
saturated soil transmit water. The estimates are expressed in terms of micrometers 
per second. They are based on soil characteristics observed in the field, particularly 
structure, porosity, and texture. Saturated hydraulic conductivity is considered in the 
design of soil drainage systems and septic tank absorption fields.

For each soil layer, this attribute is actually recorded as three separate values in the 
database. A low value and a high value indicate the range of this attribute for the 
soil component. A "representative" value indicates the expected value of this 
attribute for the component. For this soil property, only the representative value is 
used.

The numeric Ksat values have been grouped according to standard Ksat class 
limits.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Rating Polygons

= 100.0000

Not rated or not available

Soil Rating Lines
= 100.0000

Not rated or not available

Soil Rating Points
= 100.0000

Not rated or not available

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:25,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Middlesex County, Massachusetts
Survey Area Data: Version 19, Sep 12, 2019

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 11, 2019—Oct 5, 
2019

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Table—Saturated Hydraulic Conductivity (Ksat)

Map unit symbol Map unit name Rating (micrometers 
per second)

Acres in AOI Percent of AOI

602 Urban land 0.3 23.4%

626B Merrimac-Urban land 
complex, 0 to 8 
percent slopes

100.0000 1.1 76.6%

Totals for Area of Interest 1.5 100.0%

Rating Options—Saturated Hydraulic Conductivity (Ksat)

Units of Measure: micrometers per second

Aggregation Method: Dominant Component

Component Percent Cutoff: None Specified 

Tie-break Rule: Fastest

Interpret Nulls as Zero: No

Layer Options (Horizon Aggregation Method): Depth Range (Weighted Average)

Top Depth: 24

Bottom Depth: 90

Units of Measure: Centimeters

Soil Qualities and Features

Soil qualities are behavior and performance attributes that are not directly 
measured, but are inferred from observations of dynamic conditions and from soil 
properties. Example soil qualities include natural drainage, and frost action. Soil 
features are attributes that are not directly part of the soil. Example soil features 
include slope and depth to restrictive layer. These features can greatly impact the 
use and management of the soil.

Hydrologic Soil Group

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive precipitation 
from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:
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Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly 
wet. These consist mainly of deep, well drained to excessively drained sands or 
gravelly sands. These soils have a high rate of water transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well drained 
soils that have moderately fine texture to moderately coarse texture. These soils 
have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of water 
transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay layer at 
or near the surface, and soils that are shallow over nearly impervious material. 
These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in their 
natural condition are in group D are assigned to dual classes.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)
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Soil Rating Polygons
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Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes
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Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:25,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Middlesex County, Massachusetts
Survey Area Data: Version 19, Sep 12, 2019

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Sep 11, 2019—Oct 5, 
2019

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Table—Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

602 Urban land 0.3 23.4%

626B Merrimac-Urban land 
complex, 0 to 8 
percent slopes

A 1.1 76.6%

Totals for Area of Interest 1.5 100.0%

Rating Options—Hydrologic Soil Group

Aggregation Method: Dominant Condition

Component Percent Cutoff: None Specified 

Tie-break Rule: Higher
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1. Introduction 
Pursuant to section 310 40.0850 of the Massachusetts Contingency Plan (MCP), AECOM Technical Services, Inc. 
(AECOM) is submitting this Phase III Identification, Evaluation and Selection of Comprehensive Remedial Action 
Alternatives Report (Phase III Report) for the site that encompasses a portion of the property located at 882-892 
Massachusetts Avenue, Arlington, Massachusetts (“property”).   The Department of Environmental Protection 
(MassDEP) Release Tracking Number (RTN) 3-31392 (and linked RTN 3-31723) apply to this disposal site (“site”).  
Attached Figure 1 depicts the site location and Figure 2 is a site plan. 

AECOM was contracted in January 2020 to complete this Phase III Report.  The site Responsible Party (RP), 882-
892 Massachusetts Avenue LLC, executed an Administrative Consent Order (ACO) with MassDEP in December 
2019.  This MCP submittal meets the ACO requirement for a Phase III Report by April 30, 2020.  On April 9, 2020, a 
Tier Classification Extension Submittal and Ownership/RP Transfer was submitted to MassDEP per the ACO. 

All previous MCP work has been conducted by Lord Associates, Inc.  The last MCP phase report submitted for the 
site, was a Revised Phase II Comprehensive Site Assessment and Immediate Response Action Completion 
Statement Report dated April 26, 2018 (“Phase II Report”).  For this Phase III report, AECOM relies on data collected 
by Lord Associates, Inc. and others for the site and site vicinity.  The owner of the property which encompasses the 
site is having plans prepared for municipal approval and working to arrange financing to demolish and remove the 
existing one-story commercial building at the site and construct a new building; which if that project goes forward 
would open access to the subsurface and area of highest impacts delineated to date.  This Phase III Report and the 
selected remedial alternatives relies on the assumption that this project will go forward, and the ACO deadlines with 
MassDEP were negotiated with this in mind.  Lastly, because of the removal of the existing building, recommended 
additional remedial investigations will be possible to facilitate the final design or feasibility study of the selected 
remedial alternative. 

This Phase III Report is being submitted to MassDEP via eDEP with Transmittal Form BWSC-108, signed by 
Licensed Site Professional Mr. David Austin (#2062) and the RP. 
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2. Site Description, Release History, and 
Summary of Site Investigations and 
Remedial Actions 

 

The site encompasses a portion of the property (882-892 Massachusetts Avenue, in Arlington, Massachusetts), which 
is currently an approximately 4,550 square foot commercial and office space building located on 0.147 acres.  The 
Universal Transverse Mercator coordinates for the approximate center of the subject property are 4698379 meters 
north, and 321966 meters east.  The site also includes a portion of Massachusetts Avenue to the north based upon 
Figure 2 of the Lord Associates, Inc. Phase II Report.  In addition, Downgradient Property Status (DPS) filings have 
been submitted for properties north and east of the site.  The DPS conclusion provided for 880 Massachusetts 
Avenue is refuted by Lord Associates, Inc. in the Phase II Report.  The site is the current total area that has been 
impacted by the release of chlorinated hydrocarbons at the property, including perchloroethene (PCE) and 
trichloroethene (TCE), in the absence of other possible sources.   

According to the Town of Arlington Assessor’s office, the existing building at the property was constructed about 1910; 
however, the building does not appear on a 1923 Sanborn Fire Insurance Map according to the Lord Associates, Inc. 
Phase II Report.  And it does appear on the 1927 Sanborn Map in its apparent current configuration with the 
exception of a small building extension to the south; the south side foundation and building appears on the 1973 
Sanborn Map.  The buildings at the property have always been used for commercial/retail or office use.  According to 
the current owners (882-892 Massachusetts Avenue LLC), the property was purchased by the Fragio Realty Trust in 
1964 (additional property history information is contained in the Phase II Report).  Attached Figure 2 depicts the 
building, property lines within the disposal site boundary, roadways, subsurface utilities, and soil vapor point/test 
boring/groundwater monitoring well locations used for site assessment and remedial work to date. 

The site and property are located in an urban residential and commercial area of Arlington zoned B2 and is currently 
occupied by a commercial building comprised of five separate units including: Thai Kitchen Restaurant (882A 
Massachusetts Ave); 882B Massachusetts Ave. (currently vacant); Food Link at 888 Massachusetts Ave.; Toraya 
Japanese Restaurant (890 Massachusetts Ave.); and Arlington Community Media (892 Massachusetts Ave.).  The 
land uses surrounding the property and site are primarily residential to the south and west.  A former gasoline service 
station, now a commercial and residential property is located across Massachusetts Avenue to the north, and a 
printing shop (Arlington Lithography, Inc.) is located behind that property at 6 Schouler Court.  An TD Bank business, 
that was the site of a former Sunoco gasoline service station is located across Lockeland Avenue to the east.  The 
Arlington High School is located further east-northeast diagonally across Massachusetts Avenue.    

The site and vicinity are generally level, based on site inspections and the topographic map, and there is a gentle 
slope to the east, and a rise to the south.  According to the Phase II Report, surface water runoff has been observed 
to flow towards catch basins located in Massachusetts Avenue. The site and property are estimated to be 
approximately 80 feet above sea level.    

As reported in the Phase II Report, according to the 2000 Massachusetts Census, as supplied by MassGIS, the 
estimated population density within half a mile from the site is greater than 1,000 people.  Potential human receptors 
include employees and visitors of the building at the site, and children may be present under high frequency, but low 
intensity uses.  The property and portion of site within Massachusetts Avenue are entirely paved or covered by a 
building.  Therefore, soil is currently categorized as S-2 or S-3 per the MCP.     

The foreseeable land use in the area of the site is expected to remain as commercial and residential (multi-unit 
buildings).  Other than the Arlington High School, there are no known institutions within 500 feet of the property.  
Additionally, there are no surface waters, Areas of Critical Environmental Concern, fish habitats, and habitats of 
Species of Special Concern or Threatened or Endangered Species within 500 feet of the site as reported in the 
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Phase II Report.  Relative to drinking water supplies, the site does not exist in a Zone II area, an Interim Wellhead 
Protection Area, or a Zone A area.  According to the Town of Arlington, there are no known private water wells within 
500 feet of the site as reported in the Phase II Report.  Average depth to groundwater at the site is approximately 15-
25 feet below grade; therefore, the groundwater at the site is categorized as GW-3.  An area of protected open space 
exists approximately 300 feet to the south and 500 feet to the north of the site.  A MassGIS Priority Resource Map is 
provided as Figure 3 in the Phase II Report.   

2.1 Site Release History 
As reported in the Phase II Report, in August of 2011, MassDEP undertook a series of investigative efforts at and 
near the Arlington High School located at 869 Massachusetts Avenue as the result of the finding of an industrial 
solvent, PCE in groundwater and indoor air near the school.  The investigation included several nearby properties 
located across Massachusetts Avenue including a former Sunoco service station at 880 Massachusetts Avenue 
(currently a TD Bank branch), and the property at 882-892 Massachusetts Avenue that was formerly occupied by 
Arlington Tailors and Cleaning which used and stored PCE.  In August 2012, MassDEP installed soil vapor monitoring 
points in the front sidewalk area of the site along Massachusetts Avenue (see Figure 2).  Concentrations of PCE and 
other related chlorinated hydrocarbons were detected in the soil gas.  MassDEP issued a Notice of Responsibility 
letter (NOR) to the Fragio Realty Trust (which previously had transferred its interest in the property to the Pasciuto 
Family Series LLC, the previous property owner) on February 21, 2013 and assigned the site RTN 3-31392.  In the 
NOR, MassDEP summarized the results of a groundwater elevation survey that depicted groundwater flow at the 
Lockeland Avenue and 882-892 Massachusetts Avenue area as travelling in a north to northeast direction, towards 
the Arlington High School. 

During May of 2013, additional soil vapor points were installed underneath the site building.  The results of that 
testing identified concentrations of PCE and other related chlorinated hydrocarbons in the soil gas exceeding the sub 
slab screening levels published by MassDEP for potential vapor intrusion conditions.  The PCE concentrations 
ranged from 14,000 micrograms per cubic meters (ug/m3) to 124,000 ug/ m3 under Arlington Tailors.  Based upon 
these results, MassDEP issued Fragio Realty Trust a Notice of Need to Conduct an IRA on June 11, 2013.  The 
required IRA actions included the testing of both soil gas and indoor air to determine if a complete vapor intrusion 
pathway was present at the site building (882-892 Massachusetts Avenue).  On July 12, 2013, MassDEP issued 
Fragio Realty Trust a Modification to Requirements of IRAs and Request for Extension to Interim Deadlines letter.  
The letter stated that MassDEP approved the evaluation of a sub slab depressurization system (SSD) or soil vapor 
extraction system (SVE) in lieu of and/or in addition to the requested soil vapor and indoor air testing, and an 
extension to the July 11, 2013 interim deadline for the completion date was set at August 12, 2013.    

During July and September 2013, the following was completed by Lord Associates, Inc.: 

• Met with contractor concerning the design and installation of the SSD system.   

• Collected 24-hour composite samples from the upstairs at each of the four units at the site building for 
analyses by EPA Method TO-15 for VOCs and provided the results to MassDEP in accordance with the 
Interim deadline set for initial testing.  The results indicated that PCE was present in indoor air at 
concentrations exceeding the MassDEP Threshold Values for commercial settings and Lord Associates, Inc. 
stated that additional assessment would be required to evaluate the risk it presented to human health. 

• The SSD system installations were completed between August 2 and 5, 2013, followed by system testing 
and sampling.  

• MassDEP concluded, based on their review of the initial indoor air testing, that the levels of PCE in indoor 
air at two of the units (Arlington Media and Toyaya Restaurant) represented Imminent Hazards and assigned 
a second RTN (3-31723) on August 22, 2013.  As reported in the Phase II Report, because of the presence 
of the functioning SSD systems, it was opined that the source of vapor intrusion into the building was not 
from any PCE release into the environment, but was more likely due to the presence of stored PCE in the 
Arlington Tailors.  Therefore, the following was completed:  removal of all PCE being stored in the building; 
increasing the fresh air makeup of each unit; additional assessment of the SSD systems and site conditions; 
and deploying air purification units at both Arlington Media and Toyaya Restaurant (it is assumed that this 
corrected the situation). 
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In a letter dated March 26, 2014, MassDEP conditionally approved a Phase II Work Plan and established interim 
deadlines to complete additional assessment work.  Since that date, Lord Associates, Inc. completed multiple 
sampling events and implemented an IRA Plan to perform a program of In-Situ Chemical Oxidation (ISCO).  The 
details of those response actions are provided in the following sections. 

Multiple MCP submittals summarizing assessment and remedial work were filed with MassDEP by Lord Associates, 
Inc. starting in September 2013 with a Phase I Report and Tier Classification submittal and IRA Plan, followed by IRA 
Status Reports, Phase II Report and IRA Completion (January 2018), Revised Phase II Report and IRA Completion 
(April 2018), Tier Classification Extension (December 2018), and Notice of Delay (Mary 2019).  As noted above, an 
ACO was executed in December 2019 between MassDEP and the RP with deadlines. On April 9, 2020, a Tier 
Classification Extension Submittal and Ownership/RP Transfer was submitted to MassDEP per the ACO.  This 
submittal fulfills the requirement in the ACO for a Phase III Report by April 30, 2020. 

2.2 Previous MCP Work  
2.2.1 Assessment 
The following is a summary of assessment work completed by MassDEP (as noted) and Lord Associates, Inc. (all 
other work except as noted) at the site: 

• From August 2011 to August 2013, evaluation of site area, groundwater well installation (DEP-12 and DEP-
13), and soil gas sample point installations and soil gas sampling for VOCs at the site (SV-1 through SV-10) 
by MassDEP; and installation of bedrock well MW-105B by Corporate Environmental Advisors. 

• Soil borings and monitoring well installations (2-inch diameter) were completed in April and August 2014.  
Including five soil borings, which were completed as groundwater monitoring wells: borings/wells LB-1/MW 
and LB-2/MW were located in the sidewalk in front of the building at 882B and 890 Massachusetts Avenue; 
boring/well-3/MW was located behind the building near the dumpster at 888 Massachusetts Avenue; 
boring/well LB-6/MW was located in the sidewalk in front of the building at 892 Massachusetts Avenue unit 
and boring/well LB-7/MW was located behind the 892 Massachusetts Avenue unit.  Soil boings LB-4, -5 and 
-8 were completed through the building basement floor according to site plans and data tables in previous 
MCP reports. 

The borings were completed to 14 ft. (LB-7/MW) and 24 ft. (LB-1/MW) below ground surface.  Soil samples 
were collected continuously and screened for TVOCs with a PID meter, and select soil samples were sent to 
a laboratory for VOC analyses via EPA Method 8260C (except LB-6/MW and LB-7MW because of lack of 
field screening results). 

• In January 2015, to further investigate the potential source of the chlorinated solvents, a series of shallow 
soil boings were completed underneath the building foundation at 882B & 888 Massachusetts Ave. where 
dry cleaning equipment was formally located, and in the adjacent space at 890 Massachusetts Ave. (LB-9 
through LB-21).  The borings were completed by coring the concrete slab and collecting soil from a depth of 
approximately one foot beneath the slab with a hand auger.  Each boring hole and sample was screened in 
the field for TVOCs with a PID meter.  No TVOCs were detected in the boring hole or headspace of the 
samples.  Eight of the ten samples were preserved in methanol containing vials and sent to a laboratory for 
VOC analyses via EPA Method 8260C.    

• In September 2015, three injection wells were installed (INJ-1 through INJ-3). 

• Collection of general groundwater parameters from five wells between April 2014 and April 2018: LB-1/MW, 
LB-2/MW, LB-3/MW, DEP-13 and MASC-1 or EMW-2 (across Massachusetts Ave. from property – north).  
Most of the data was collected from wells LB-2/MW, LB-3/MW and DEP-13. 

• Groundwater sampling for VOC analyses from wells LB-1/MW (April 2014); LB-2/MW (nine rounds between 
April 2014 and April 2018); LB-3/MW (eight rounds between April 2014 and July 2017); LB-6/MW (April 
2014); DEP-13 (six rounds between April 2014 and July 2017); and MASC-1 (four rounds between August 
2011 and December 2015 – three of rounds completed by others). 
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• Indoor air sampling for VOCs: within Arlington Community Media (892 Massachusetts Ave.) with 7 samples 
between August 2013 and January 2019 (all first floor, except one basement sample, and with and without 
SSD operational);  Former Arlington Tailoring and Cleaning (888 Massachusetts Ave.) and Thai Kitchen 
Restaurant (882A Massachusetts Ave) with 5 samples at each between August 2013 and January 2019 (all 
first floor, except one basement sample, and with and without SSD operational); and Toraya Japanese 
Restaurant (890 Massachusetts Ave.) with 6 samples between August 2013 and January 2019 (all first floor, 
except one basement sample, and with and without SSD operational). 

• Monitoring of SSD system parameters via suction points SSD-1, -2A, -2B, -3 and -4 between August 2013 
and April 2018, including air sample analyses for VOCs (August 2013 and November 2014). 

• Ten rounds of groundwater elevation gauging between April 2014 and April 2018. 

In addition to the assessment work at the site, assessment work in the site vicinity has been completed for two DPS 
submittals: one at 880 Massachusetts Avenue (RTN 3-30665) and one at 887 Massachusetts Avenue (RTN 3-33740).  
The DPS conclusion provided for 880 Massachusetts Avenue is refuted by Lord Associates, Inc. in the Phase II 
Report. 

2.2.2 Remediation 
Besides the operation of the SSD systems and APUs, Lord Associates, Inc. completed an ISCO remedial program 
beneath the building at the property.  The remedial program beyond the operation of the SSD systems and APUs, 
which is detailed in multiple MCP submittals for the site included the following: 

• Pre-ISCO groundwater monitoring; 

• Four injection events between September 2015 and August 2017, including 8,757 pounds of persulfate and 
1,588 pounds of iron.  The injections were made in injection wells INJ-1 through INJ-3 and wells LB-2/MW 
and LB-3/MW (combination of these wells were used, depending upon the injection event); and 

• Post-ISCO groundwater monitoring. 

2.3 Site Subsurface Conditions and Conceptual Site 
Model 
2.3.1 Hydrogeology 
Based upon numerous drilling events at the site and in the site vicinity, including work at 880 Massachusetts Avenue 
(Cardno/ATC, Phase I Initial Site Investigation, Tier Classification and Phase II Scope of Work Report RTN 3-30665, 
February 15, 2013) and at 887 Massachusetts Ave. by GEI, the following information was presented in the Phase II 
Report: 

• GEI’s attempts to install five wells at 887 Massachusetts Avenue but did not encounter sufficient water to a 
depth of 25 feet below grade to make them feasible. 

• Soil underlying the site consists of a dense fine sand with coarse to fine gravel and cobbles (glacial till).  
Boulders were encountered at several depths below grade, and refusal was encountered between 24-31 
below grade, which was interpreted as the top of bedrock at 880 Massachusetts Avenue, and between 14-
26 feet below ground surface at 887 Massachusetts Avenue.  At the site, refusal was encountered between 
15-31 feet below grade, indicating a drop in elevation of approximately 9-16 feet between the rear and front 
of the building at the property.    

• Bedrock wells installed at the 880 Massachusetts Avenue cored into a fine grained igneous rock in the 
granite family, and the top of the bedrock surface was reported to be highly weathered and fractured.  
Fractures decreased with depth, and a bedrock surface elevation contour map developed by Cardno/ATC 
depicts bedrock rising to the west along Massachusetts Avenue and up to the south behind 880 
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Massachusetts Avenue (elevation 50-70 feet).  It was reported that a low point was observed on Arlington 
High School property at wells ATC -9 & ATC-10 (elevation 40 feet).  A cross section drawing of the wells 
located in front of the property at the site contained in the site Phase II Report shows a variability in depth to 
rock over approximately 5 feet between two wells (LB-2/MW & DEP-13) located approximately ten feet 
apart.   

• Groundwater has been encountered at depths between 8-25 feet below grade at the site and site vicinity.  
The shallowest well, LB-3/MW, is located behind 888 Massachusetts Avenue at the site.  Multiple elevation 
surveys completed by Cardno/ATC, MassDEP and Lord Associates, Inc. consistently depict a flow pattern 
similar to the surface of bedrock topography, with flow to the northeast, and with a shallow overburden 
aquifer flowing across the bedrock surface.   Most of the wells sampled by Cardno/ATC in regard to 880 
Massachusetts Avenue were noted to recharge quickly during development and sampling, and Lord 
Associate, Inc. noted that due to the low volume of water collected within the wells at the site, the wells 
typically go dry after a few minutes of pumping.  Lord Associates, Inc. also noted that recharge is moderately 
good, and all remedial additive injections went well with no product surfacing.    

• No aquifer testing has been completed at the site or adjacent properties to estimate the hydraulic 
conductivity of soils.  Based upon site data and assumption, Lord Associates, Inc. estimated the average 
rate of groundwater movement or velocity as 0.009ft/day or 3 feet per year, with the note that the value is 
highly dependent on the assumed hydraulic conductivity values.  

2.3.2 Extent of Impacts 
The extent of soil, groundwater and air (soil gas and indoor ambient air) impacts at the site were presented in the 
Phase II Report and include (attached Figure 3 depicts site data): 

• The PID screening for total VOCs completed during the performance of test borings at the site detected no  
VOCs in the overburden (above the saturated zone).  At boring LB-2/MW, no VOCs are detected until a 
depth of 19 ft. below ground surface (bgs) was reached where 70 part per million volume (ppmv) was 
recorded.  The highest PID readings at the three other borings include 52.1 ppmv (DEP-12, 20 ft. bgs); 1.2 
ppmv (DEP-13, 27 ft. bgs); and 1.2 ppmv (LB-3/MW, 11 ft. bgs).  It was opined in the Phase II Report that 
the  data does not indicate a surficial release of PCE at these locations.   

• The laboratory results of the soil samples collected from inside the building underneath the concrete slab 
foundation detected PCE at concentrations ranging from below the laboratory reporting limit to 3.9 
milligrams per kilogram (mg/kg) at LB-8.  No other VOCs were detected in other samples analyzed, and one 
of the highest concentration (1.8 mg/kg) was found next to the former dry-cleaning foundation support at LB-
14 located at 888 Massachusetts Avenue.  PCE was not detected in sample LB-5 obtained from the boring 
located at 882B Massachusetts Avenue.  It was opined in the Phase II Report that the data indicates a 
surficial release of PCE at the sampled locations.   

• No VOCs above Method 1 GW-3 risk standards were detected in samples from wells LB-1/MW, LB-6/MW, 
DEP-13 and MASC-1 (some of these samples did contain TCE and PCE above the GW-2 standards).  
Samples from two groundwater monitoring wells (LB-3/MW and LB-2/MW) indicated exceedances of the 
applicable Method 1 groundwater standards.  PCE, TCE and cis-1,2-dichloroethene (cis-DCE) exceed the 
GW-2 standards at well LB-3/MW (located behind the property building), and at well LB-2/MW (located on 
the sidewalk in front of the property building) the GW-3 standard is exceeded for PCE, along with the GW-2 
standard for cis-DCE.  PCE was most recently detected in July 2017 at well LB-3/MW at 410 micrograms 
per liter (ug/l) against a GW-2 standard of 50 ug/l; TCE at 200 ug/l against a GW-2 standard of 5 ug/L; and 
cis-DCE at 430 ug/l against a GW-2 standard of 20 ug/l.  At well LB-2/MW, PCE was detected in 
groundwater samples prior to the ISCO injections at 55,000 ug/l (the GW-3 standard is 30,000 ug/l).  
Sampling of LB-2/MW following the last ISCO injection resulted in a detection of 40,000 ug/l in April 2018.  
Concentrations in samples collected from the deepest well (39 ft.) screened at the site (MW-105B), did not 
detect any VOCs. 

• All other wells located at downgradient properties at 887 Massachusetts Avenue and Arlington High School 
appear to meet their applicable GW-3 standards.  The groundwater surface has consistently been measured 
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below the depth of subsurface utilities: roughly 15 ft. bgs at 888 Massachusetts Avenue to 25 ft. bgs further 
east and north along Massachusetts Avenue.   

• Pre-treatment PCE concentrations ranged from 11 to 124,000 ug/m3 in samples of soil gas collected directly 
beneath the concrete foundation floor within the property building.  A copy of a site plan with soil gas 
concentrations detected by MassDEP in May 2013 is provided in Appendix A.  It was opined in the Phase II 
Report that the data presented on MassDEP figure indicated a concentration gradient from the front of the 
building at 888 Massachusetts Avenue to the rear near the former dry-cleaning machine support.   

• Prior to 2018, air sampling indicated that the SSD systems had been effective in controlling potential vapor 
intrusion at the occupied businesses at the site.  In 2018 and 2019, Lord Associates, Inc. completed an 
evaluation of indoor air conditions without the SSDs actively operational (after all dry-cleaning equipment 
and related operations were removed from the building in 2017).  The results, as reported in the Phase II 
Report and Notice of Delay (May 2019), indicated no Substantial Hazard in 2018 (one sample location).  Air 
testing was repeated in January of 2019 in five locations.  And the results of that testing found no VOCs 
above the Commercial Threshold Values.  The results are provided on Lord Associates, Inc. Table 7 in 
Appendix A. 

2.3.3 Summary of Site Conditions 
The property became a MCP site in 2012 due to a finding of elevated soil gas concentrations of PCE and its related 
daughter products by MassDEP as part of an investigation into impacts identified at the Arlington High School 
(northeast of the site).  MassDEP noted the possibility of two PCE plumes; one travelling through the Massachusetts 
Ave. and Schouler Court intersection from the west, and one originating south of the school east of that intersection in 
a northeast direction. 

The property has a history of being occupied by a dry cleaning facility, although only the business at 888 
Massachusetts Avenue has a documented release of PCE dry cleaning fluid, which has been detected in 
groundwater, soil, soil gas and indoor air at the site.  As part of site assessment and remedial activities, the highest 
concentrations of PCE found in groundwater, soil and soil gas were found in front of the former Arlington Tailor and 
Cleaning, at 888 Massachusetts Avenue.  The site hydrogeology and extent of impacts are summarized in the two 
previous sections.  

As part of the Phase II Report, a Method 3 Risk Characterization was completed for the site on the basis that 
potential exposure to site impacts are predominantly through inhalation of indoor air.  Method 1 risk standards in 
groundwater are exceeded in samples from two locations as noted above.  At LB-3/MW the standard that is protective 
of indoor air (GW-2) is exceeded, and at LB-2/MW, the standard that is protective of public welfare and the 
environment (GW-3) is exceeded. All soil sample results meet applicable cleanup standards, and recent indoor air 
results found levels below Commercial Threshold Values.  During IRA activities, SSD systems and APUs were 
operational.  As reported in the Phase II Report, no current downgradient exposure points or public welfare issues 
have been identified, and there are no Imminent Hazards or uncontrolled Substantial Hazards at the site. Although 
there are no current exposures, under reasonably foreseeable future site conditions, such as new construction, site 
use, or utility line maintenance, exposure potential may be different.  It was concluded in the Phase II Report, based 
upon the site conditions at the time and the results of the risk characterization, that comprehensive Remedial Actions 
are necessary at the site to achieve a Permanent Solution.   A condition of No Significant Risk of harm to safety does 
exist at the site. 

The potential migration pathways at the site include air (vapor intrusion) into the existing property building and future 
building (there is evidence of impacts), soil (evidence of impacts, although deep), and groundwater (evidence of 
impacts); but not surface water or sediment.  Potential human exposures include inhalation of air via vapor intrusion; 
and no expected dermal contact or ingestion of soil and groundwater.  No environmental concerns were noted in the 
Phase II Report. 

Multiple other potential sources for the observed contamination at the Arlington High School have been identified 
including a former gas station at 880 Massachusetts Avenue (RTN 3-22012/30665) that identified PCE in soil and 
groundwater in a 2003 report; a former gas station at 887 Massachusetts Avenue that identified PCE in groundwater 
in 1999; a shopping plaza at 905 Massachusetts Avenue that identified PCE in groundwater in 1995 (RTN 3-2004); 
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and a printing shop (Arlington Lithograph, Inc.) at 6 Schouler court.  There was also a documented release of waste 
oil in the school auto repair shop that reported PCE being present.  As previously noted, both former gas station 
properties have submitted DPS statements to the MassDEP alleging that the source of the contamination at their 
properties is from the upgradient subject property.  However, as reported in the Phase II Report, there is evidence 
that conditions at these sites pre-existed Arlington Tailor and Cleaners dry cleaning operations and Phase II 
subsurface investigations conducted in support of this investigation do not support the property at 880 Massachusetts 
Avenue as being downgradient.  With consideration that there are multiple sources for the observed groundwater 
contamination in the area, Lord Associates Inc. has drawn the site boundaries based on recorded groundwater 
concentrations, the inferred direction of groundwater flow, velocity, and a conservative estimate of the date of the 
known release at the site.  No additional assessment work has been completed by AECOM, and it is expected that 
site conditions will be further refined when remedial investigations are completed (discussed in next section).  

The IRA activities completed at the site included indoor air testing, and installation and operation of SSD systems and 
APUs.  When operational, the systems were reported in the Phase II Report as being effective in controlling and 
preventing a vapor intrusion pathway at the site building, and the risk characterization evaluation considering 
exposure to indoor air under the condition of the systems being operational found a condition of No Significant Risk.  
The last air sampling conducted by Lord Associates, Inc. in 2018 and 2019 without the systems operating, indicated 
no Imminent Hazards. As presented above, a remedial program of ISCO was implemented to target the presumed 
area of the release under the building at 888 Massachusetts Avenue.  The remedial work included four injection 
events totaling approximately 9,000 pounds of iron-catalyzed sodium persulfate.  As reported in the Phase II Report, 
results indicated improvements in some of the wells, with concentrations re-bounding at several locations.    

It was concluded in the Phase II Report that in the absence of an evaluation of post-remedial efforts that finds that the 
source is decreasing and has been controlled, and that site conditions represent a condition of No Significant Risk 
under reasonably foreseeable future site conditions, it is not possible to support a Permanent Solution Statement, 
and that additional comprehensive remedial actions were required pursuant to 310 CMR 40.0840.   
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3. Phase III Objectives  
The MCP requires that a Phase III RAP be prepared for a site where a Phase II CSA has been completed and a 
Permanent Solution has not yet been achieved (310 CMR 40.0852).  Phase III performance standards require that a 
Phase III evaluation result in the recommendation of a remedial action alternative (RAA) as described in 310 CMR 
40.0861 that is either a Permanent or Temporary Solution.    

Per the MCP, a Phase III evaluation shall result in:  

• The identification and evaluation of remedial action alternatives which are reasonably likely to achieve a 
level of No Significant Risk considering the oil and hazardous material present, media contaminated, and 
site characteristics; and 

• The recommendation of a remedial action alternative that is a Permanent or Temporary Solution, where a 
Permanent Solution includes measures that reduce, to the extent feasible, the concentrations of oil and 
hazardous material in the environment to levels that achieve or approach background. 

Consistent with the requirements of the MCP, the risks to human health and the environment under current and future 
site use scenarios were evaluated, and a Method 3 Risk Characterization was conducted for the site as summarized 
in the Phase II Report.   Based on the results of the Method 3 Risk Characterization a condition of No Significant Risk 
does not exist at the site.  To achieve a Permanent Solution, the following site-specific remedial objectives were 
identified:  

• Mitigate potential inhalation exposures to achieve a condition of No Significant Risk for human health. 

• Mitigate potential sources of contamination at the site, to the extent feasible. 

• Minimize waste generation during the work through the use in-situ technologies or other appropriate 
measures.  

The performance standards of the MCP require consideration of remedial actions that would reduce the overall mass 
and volume of impacts at a disposal site to the extent feasible (310 CMR 40.0191).  The feasibility of reducing the 
overall mass to approach or achieve background depends on the site-specific cleanup method selected to achieve a 
Permanent Solution and is evaluated in Section 4.0.  
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4. Phase III Remedial Plan 
4.1 Identification and Initial Evaluation of Remedial 
Technology Alternatives 
AECOM prepared this Phase III RAP in accordance with the requirements of the MCP (310 CMR 40.0850). The 
purpose of the RAP was to evaluate feasible remedial options and to identify and select a comprehensive RAA to 
achieve a condition of No Significant Risk and support a Permanent Solution for the site. Based on the risk 
characterization presented in the Phase II Report by Lord Associates, Inc., a condition of No Significant Risk does not 
exist at the site due to the presence of the VOC impacted subsurface and reasonably foreseeable future site 
conditions (i.e., new construction, site use, utility line maintenance) as the exposure potential may be different 
compared to current conditions. 

The Phase III RAP documents the identification, evaluation and selection of the comprehensive RAA for the site. The 
evaluation consisted of two steps: an initial screening step to identify feasible remedial technologies followed by a 
detailed evaluation step where comprehensive RAAs developed based on the initial screening results are evaluated 
relative to MCP evaluation criteria specified under 310 CMR 40.0858.  

4.1.1  Initial Screening of Remedial Technologies for the Site 
In accordance with the MCP (310 CMR 40.0856), the objective of the Initial Screening Evaluation is to identify 
remedial technologies that would likely meet the remedial objectives presented in Section 3.0 and in turn achieve a 
Permanent Solution for the site.  The initial screening identifies potentially feasible remedial technologies for the site 
and evaluates them based on their relative effectiveness with site impacts and subsurface conditions, 
implementability and overall cost. For the initial screening, AECOM considered various technical resources, and 
evaluated proven and innovative remedial technologies. 

The site-specific considerations for remedial technologies include the results of previous remedial measures and the 
current assumption that the current property building will be removed and replaced.  If this assumption changes, 
modification to a chosen remedy may be documented in the Phase IV Remedy Implementation Plan due by May 
2021 per the ACO.  As the investigatory information below the site building is limited because of site constraints (i.e., 
lack of groundwater data, no soil results deeper than 1 foot below the building foundation), the development of the 
remedial alternatives considers varying levels of impacts in soils (i.e., large impacts, small impacts, minimal impacts).  
Based on available groundwater data upgradient and downgradient of the building, it is assumed impacts are located 
in groundwater underneath the building. 

Based upon the initial screening of remedial technologies, remedial components that appear to be the most effective 
and readily implementable technologies for remediating site conditions are identified below.  The eventual selected 
remedial action alternative may include multiple components identified in this initial screening.  Note that ISCO was 
retained as a remedial alternative because this is a proven technology for chlorinated solvent VOCs (CVOCs) 
treatment with success based on contact with contaminants, with varying strengths of oxidants available.  It is 
anticipated that increased success will occur for ISCO with better delineation of site subsurface below the building 
and potentially with a more aggressive injection design, which can be accomplished more readily with removal of the 
site building. 

Soil 

• Excavation and off-site disposal 

• In-situ thermal remediation (ISTR) 

• Soil vapor extraction (SVE)  
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• In-situ soil flushing 

Groundwater 

• Air sparging (AS) 

• In-situ Treatment 

─ ISCO 

─ In-situ Chemical Reduction (ISCR) 

─ Bioremediation 

A summary of the initial screening results is presented in Table 1.  A brief description of the technologies included in 
the initial screening and an assessment of the effectiveness, implementability and cost for each technology are 
provided below. The eventual selected remedial action alternative may include several components identified in the 
initial screening to comprehensively mitigate risk and achieve a level of No Significant Risk at the site. 

4.1.1.1 Excavation and Off-Site Disposal 

This technology involves excavating impacted soils to remove the potential source of impacts to groundwater and soil 
gas.  Soil excavation and off-site disposal utilizes heavy machinery to excavate contaminated soil, which is loaded on 
trucks and transported off-site for treatment, recycling or disposal (as appropriate).   

Excavation and off-site disposal is effective for remediating soils with organic contaminants.  This technology is 
typically the most straight forward option for source removal in soils and has a rapid completion time-frame without 
long-term expenses.     

Excavation and disposal is readily implementable given that it is assumed that the site building will be removed prior 
to remedial actions are implemented.  Implementing this technology requires extensive engineering controls (e.g., 
dust control, excavation stabilization measures) to protect on-site workers and off-site receptors during remediation.  
The engineering controls increase with increase in depth of the excavation. Short-term impacts on the surrounding 
community, including increased truck traffic and noise, would also occur.  The requirements for engineering controls, 
potential dewatering with a deep excavation, costs associated with transportation and disposal of contaminated soils, 
make the costs moderate to high depending on the soil impacts at the site.    

Despite the high costs and implementation of the engineering controls, excavation and off-site disposal was retained 
for detailed evaluation because this technology is proven effective for reducing source impacts in soils at the site 
within a fast timeframe. In addition, the excavation and removal of soil can easily be implemented in combination with 
other technologies as part of a comprehensive remedial alternative.   

4.1.1.2 In Situ Thermal Treatment 

In Situ Thermal Remediation (ISTR) is suitable for treating sites with significant contaminant mass (i.e., a source 
zone, free product, NAPL or hot spots). The ISTR remedial approach has been proven to successfully treat a wide 
variety of contaminants, including CVOCs.  ISTR removes CVOCs from subsurface soil and groundwater by raising 
the temperature in the subsurface to a desired temperature (typically ~100ºC or greater). ISTR can achieve up to 
99% reduction in a relatively short period of time (i.e., 6 to 12 months).  As the soil is heated, CVOC are vaporized 
and/or destroyed by a number of mechanisms, including: (1) evaporation into the subsurface air stream; (2) steam 
distillation; and (3) hydrolysis.  The volatilized CVOCs and evaporated water as steam are captured by a vapor 
recovery (VR) system or multi-phase extraction (MPE) system for above ground treatment.  Extracted materials are 
separated in the treatment system and treated prior to discharge to the atmosphere for vapor and approved location 
for water (i.e., public sewer, private facility).  The ISTR options include steam enhanced extraction (SEE), electrical 
resistivity heating (ERH) and thermal conductive heating (TCH), where SEE is generally more applicable to 
permeable soil types. 
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ISTR would be protective of human health and the environment by reducing the mass of COC contamination in both 
subsurface soil and groundwater in the treatment area providing long-term effectiveness and permanence. Achieving 
these reductions will substantially reduce contaminants so that downgradient groundwater concentrations would 
decrease at a more rapid rate.  ISTR is significantly more expensive than other in-situ treatment processes however 
the treatment of CVOC source areas is effective and completed in a relatively quick timeframe. This technology 
typically applies to sites with significant soil and groundwater impacts behaving as a source of contamination.  
Applying ISTR to sites with only groundwater impacts is not an effective application of this technology due to the 
added energy input required in heating vadose zone soils which are not impacted to achieve removal. 

ISTR is potentially implementable at the site as there are several logistical considerations.  The technology would 
involve logistical challenges due to the urban location of the site, but this would likely be manageable based on 
previous ISRT implementation experience. Items required to implement this technology include permitting, high 
maintenance and infrastructure, and spacing requirements would need to be acceptable for ex-situ treatment system 
for vapor and condensed water.  An approved location would need to be determined for treated water discharge as 
well.  Controls of the ISTR system would be required for health and safety of the public and site workers.  Also, due to 
the elevated temperatures the type and location of all subsurface structures (e.g., utilities, basements) in the area of 
treatment, as well as potential preferential pathways to sensitive receptors should be considered.  This technology 
would require follow-up monitoring during the design phase to evaluate groundwater concentrations over time, which 
is implementable. 

Despite the high costs and requirements for the implementation of the several engineering controls, ISTR was 
retained for detailed evaluation because this technology is proven effective for reducing source impacts in soils and 
groundwater at the site within a fast timeframe. In addition, this treatment technology would address both soil and 
groundwater impacts making this a more streamlined approach regarding the design as only one technology would 
be implemented.   

4.1.1.3 Soil Vapor Extraction 

A very common technique for in-situ soil remediation is soil vapor extraction which involves the installation of a series 
of vertical extraction vents (“wells”) in the contaminated soil above the water table and placing a negative pressure 
(i.e., vacuum) on wells in the vadose zone to pull contaminated soil vapors from the subsurface soils. The target 
contaminant groups for in situ SVE are VOCs and some fuels. SVE alone is not considered to be an optimal remedial 
technology to address impacts in the saturated zone.  The vapor extraction wells are typically connected via a header 
system to collect the contaminated vapors for discharge to the atmosphere, with or without first being treated, 
depending on the quantity emitted and local/state air discharge regulations.  For the soil surface, geomembrane 
covers are often placed over soil surface to prevent short circuiting and to increase the radius of influence of the 
wells.  In situ SVE projects are typically completed in 1 to 3 years. 

The application of SVE would be effective for the treatment of PCE in site soils as PCE has a high Henry’s Law 
Constant.  A bench-scale or pilot would be conducted to obtain information necessary to design and configure the 
system as SVE treatment rates are site specific.  The site subsurface soil type of dense fine sand with coarse to fine 
gravel and cobbles (glacial till) is favorable for this technology; SVE is not very effective in low permeability soils such 
as silts and clays. 

This technology is implementable at the site.  SVE poses low risk to community and site workers and can be a cost- 
effective approach to remove contaminants from unsaturated soils. This is often used in conjunction with other 
treatment such as air sparging for groundwater impacts. The technology would involve logistical challenges due to 
the urban location of the site, but this would be manageable.  A location for the ex-situ treatment system appears to 
be available (e.g., parking area behind the building) or could be incorporated into new building design, as this 
requires minimal space.  Items required to implement this technology include permitting, maintenance and 
infrastructure.  As known utilities are 15 ft bgs, installation of infrastructure for this technology likely not be 
problematic. 

This technology is considered an option for active site remediation due to moderate cost, because it is amenable to 
treating CVOCs and the site soil type is amenable for SVE treatment.  The timeframe to achieve the S-2 site criteria 
in soils would be determined based on the extent of impact in soils to be assessed via pre-remediation delineation 
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investigations.  In general, the timeframe for SVE systems range from 1 to 3 years with subsequent groundwater 
monitoring. 

4.1.1.4 Air Sparging 

Air sparging is the injection of air or other gases into the aquifer in an attempt to volatilize the contaminants, which 
then enter the unsaturated zone where they are captured via soil vapor extraction methods and treated ex-situ.  
Injected air traverses horizontally and vertically in channels through the soil column, creating an underground stripper 
that removes contaminants by volatilization. This injected air helps to flush (bubble) the contaminants up into the 
unsaturated zone where a vapor extraction system is usually implemented in conjunction with air sparging to remove 
the generated vapor phase contamination. This technology is designed to operate at high flow rates to maintain 
increased contact between ground water and soil and strip more ground water by sparging.  Air sparging has a 
medium to long duration which may last, generally, up to a few years.   

The application of AS for groundwater treatment would be effective for the treatment of PCE as PCE has a high 
Henry’s Law Constant. AS can be a cost-effective approach to remove contaminants from groundwater. A pilot test 
would be conducted to define site specific design parameters. Subsurface soil type of glacial till and weathered 
bedrock in the estimated top 5 feet of the saturated zone, based on existing boring log data, is favorable for this 
technology.  There are concerns of whether the injection points would be able to extend below the CVOC impacts due 
to the presence of weathered bedrock/bedrock. 

This technology is implementable at the site.  AS poses low risk to community and site workers to remove 
contaminants from unsaturated soils. This is used in conjunction with SVE to extract vapors resulting from AS 
activities, which also poses low risk to community and site workers. The technology would involve logistical 
challenges due to the urban location of the site, but this would be manageable.  A location for the ex-situ treatment 
system appears to be available (e.g., parking area behind the building) or could be incorporated into new building 
design, as this requires minimal space.  Items required to implement this technology include permitting, maintenance 
and infrastructure.  As known utilities are 15 ft bgs, installation of infrastructure for this technology may be problematic 
depending on the location of the impacted materials as the AS injection wells would need to extend into the saturated 
zone.  Also, if utilities are present in the treatment zone, management for the potential of short circuiting of vapors 
would need to be conducted. 

This technology is considered a viable option for active site remediation for groundwater impacts due to moderate 
cost and since it is amenable to treating CVOCs.  The timeframe to achieve the S-2 site criteria in soils would be 
determined based on the extent of impact in the saturated zone, which would be assessed via pre-remediation 
delineation investigations.  In general, the timeframe for AS/SVE systems range from 1 to 3 years dependent on the 
volume of impacts with subsequent groundwater monitoring. 

4.1.1.5 In-Situ Treatment - ISCO 

Chemical oxidation has been demonstrated within the industry to directly treat CVOCs and has been proven to be a 
robust technology.  ISCO acts to reduce the mass of organic contaminants through the direct injection of a strong 
oxidizing agent into the subsurface. Successful delivery of the oxidant to the contaminant, the primary factor 
controlling performance of the remedy, is dependent on geologic conditions, injection location, transport, and natural 
oxidant demand in the subsurface.  Several chemical oxidants are available for contaminant remediation, including 
permanganate, persulfate, percarbonate, Fenton's reagent, and ozone.  Each of the oxidants described below are 
effective for destruction of the most CVOCs:   

• Ozone is a gaseous oxidant. ISCO using ozone requires a continuously operating ozone generator on-site, 
which consumes large amounts of electricity and requires more maintenance than ISCO with other oxidants. 
Also, delivery of a gaseous oxidant would be difficult and the propagation of the oxidant would most likely be 
slow and the half-life of ozone is relatively short compared to other oxidants. 

• Persulfate is a robust oxidant that is fairly persistent in the subsurface, albeit slightly less than 
permanganate. Persulfate is a commonly used reagent and is slightly less stable than permanganate. The 
natural oxidant demand for persulfate has been observed to be less than that for permanganate (Huling and 
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Pivetz 2006). Sodium persulfate needs to be activated to be used for remedial chemical oxidation with iron, 
base, acid, and heat as potential activators. 

• Permanganate is a persistent oxidant in the subsurface that has a characteristic deep purple color, which 
can be observed in downgradient areas. Potassium permanganate is a commonly used reagent that is more 
fully developed than other oxidants. It is highly soluble, so high concentrations of the oxidant can be injected 
and has been successful in a wide range of hydrogeologic environments (Huling and Pivetz 2006). Also, the 
cost to use permanganate vs. persulfate for this proposed injection program was assumed to be lower as a 
catalyst is required to be used for persulfate. 

This technology is considered to be effective for the site since it is a proven technology which reduces 
CVOC concentrations. The effectiveness is dependent upon additional site delineation to the extent feasible, as with 
the other technologies.  Additional delineation would increase the likelihood of contact of the oxidant with the 
contaminant. Also, a bench scale treatability study/pilot study would be conducted to determine appropriate design 
parameters.  For this Phase III ISCO with permanganate will be evaluated based on lower cost and higher 
persistence and solubility. 

This technology is implementable at the site.  The technology would involve logistical challenges due to the urban 
location of the site, but this would be manageable. Items required to implement this technology include permitting and 
groundwater monitoring.  As known utilities are 15 ft bgs, installation of injection points may be problematic 
depending on the location of the impacted materials.   

Technology was retained for detailed evaluation because it is a proven and effective method in reducing PCE in soils 
and groundwater with moderate costs.  ISCO is also implementable at the site with minimal waste products as 
treatment occurs in-situ.   

4.1.1.6 In-Situ Treatment - ISCR 

In situ reduction is believed to have a high potential for meeting a variety of remediation goals when it is used on 
appropriate sites. The chemistry of the contaminant degradation reactions that this technology depends upon is well-
documented and established. This technology has shown high potential for achieving mass removal, concentration 
reduction, mass flux reduction, reduction of source migration potential, and a substantial reduction in toxicity. 

In situ remediation processes involve the injection of specific quantities of highly reactive iron powder directly into 
contaminant zones. Pneumatic or hydraulic injection have been successful in introducing reactants to contaminants in 
zones of low permeability. Injection by direct push rigs has been used successfully to introduce treatment media 
rapidly to the groundwater or a soil source area.  Note that iron injected as part of a water emulsion can treat only 
contaminants that are accessible by water and will not treat free-phase contaminants directly. 

Abiotic dechlorination can be achieved through a surface reaction on zero valent iron (ZVI) or/and on iron sulfur 
mineral.  Bioaugmentation with dechlorinating bacteria and pH buffer are also assumed to optimize the reductive 
dechlorination treatment. This approach is capable of rapid reduction in CVOC concentrations, and the carbon 
substrates are persistent amendments that support reductive dechlorination for 3 to 5 years. A combination 
amendment of emulsified vegetable oil (EVO) and ZVI is a recommended product. 

This technology is considered to be effective for the site as it is a proven technology which reduces 
CVOC concentrations. The effectiveness is dependent upon additional site delineation to the extent feasible, as with 
the other technologies. Also, a bench scale treatability study/pilot study would be conducted to determine appropriate 
design parameters.   

This technology is implementable at the site.  The technology would involve logistical challenges due to the urban 
location of the site, but this would be manageable. Items required to implement this technology include permitting and 
groundwater monitoring.  As known utilities are 15 ft bgs, installation of injection points may be problematic 
depending on the location of the impacted materials.   
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Technology was retained for detailed evaluation because it is a proven and effective method in reducing PCE in soils 
and groundwater with moderate costs.  ISCR is also implementable at the site with minimal waste products as 
treatment occurs in-situ.   

4.1.1.7 In Situ Treatment - Bioremediation  

This technology provides remediation of VOCs by amending the groundwater to create reducing groundwater 
conditions for reductive dechlorination of PCE and TCE by bacteria.  Naturally-occurring microorganisms create 
hydrogen, which replaces chlorine on chlorinated ethenes. Natural biodegradation of chlorinated ethenes can be 
accelerated through the addition of a carbon source (as a food source and electron donor) and/or nutrients. 
Groundwater geochemical conditions becomes more reducing as aerobic microbes consume available dissolved 
oxygen (DO) through respiration of a portion of the high concentrations of carbon added.  Proprietary microorganisms 
could be introduced into the subsurface to degrade PCE as well. Reductive dechlorination reduces PCE to the end 
daughter product of ethene.   

Anaerobic bioremediation (reductive dechlorination) is a commonly applied treatment method that has been 
demonstrated to be effective for CVOCs in the industry.  The biology/chemistry of reductive dechlorinating reactions is 
well understood and can often result in a very rapid decrease in contaminant concentrations.  The effectiveness for 
the site depends on the ability to deliver carbon source to the location of the contaminant (as for other in situ 
technologies) and the ability to establish/maintain suitable reducing ("redox") conditions.  Also, a potential 
complication of the reductive dechlorination process of PCE to ethene is the generation of the intermediary 
dechlorinating byproduct of vinyl chloride. Vinyl chloride is a chemical that has a lower GW-2 criteria than PCE.   

This technology is implementable for the site.  A bench scale treatability study/pilot study would be required to 
estimate remedy design parameters.  In addition, the subsurface must be conditioned to establish an anaerobic 
environment, which may take 1-3 months before injections of the carbon source would begin.   

Bioremediation is retained because of proven effectiveness in treating CVOCs in groundwater and it’s 
implementability at the site.  This is a moderate cost technology for groundwater with minimal waste product which 
can be combined with vadose zone treatment options.  The generation of dechlorination by-products for the site 
would be evaluated with a bench scale/pilot study. 

4.1.1.8 In Situ Soil Flushing 

In situ flushing involves flooding a zone of contamination with an appropriate solution to remove the contaminant from 
the soil. Water or a liquid solution is injected or infiltrated into the area of contamination. The contaminants are 
mobilized by solubilization, formation of emulsions, or a chemical reaction with the flushing solutions. After passing 
through the contamination zone, the contaminant-bearing fluid usually was traditionally collected and brought to the 
surface for disposal, recirculation, or on-site treatment and reinjection.   

The effectiveness of flushing with water can be limited by the solubility of the contaminant, rate-limited desorption 
(i.e., when desorption of the contaminant from the solid phase to the aqueous phase is slow), and the presence of 
low-permeability zones and other subsurface heterogeneities. Chemically enhanced flushing solutions often can be 
tailored to address recalcitrant contaminants, and treatability studies are conducted to determine the feasibility of the 
approach; however, subsurface heterogeneities not detected during characterization or considered in implementation 
can still limit flushing effectiveness.  Flushing solutions can be water, acidic aqueous solutions, basic solutions, 
chelating or complexing agents, reducing agents, cosolvents, or surfactants. 

This technology is proven effective to enhance desorption of PCE sorbed to soils to increase available PCE for 
subsequent destructive treatment.  Surfactants are effective for DNAPL mass removal but not useful for dissolved 
plume treatment, whereas ISCO is effective for plume control and treatment but can be less effective in areas where 
large masses of DNAPL are present. Coupling the two technologies offers new opportunities for source-zone 
treatment.  
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Soil Flushing is implementable at the site although high cost may make this option infeasible.  Chemically enhanced 
flushing is an aggressive technique that is expected to achieve its goal fairly rapidly, ranging from months to a few 
years (ITRC 2009).  

4.1.2 Development and Description of Remedial 
Alternatives 
The RAAs have been developed based on varying levels of impact for soil (i.e., large, small, minimal) and based on 
available groundwater data for groundwater impacts.  The area of groundwater impacted above GW-2/GW-3 criteria 
is assumed to be approximately 1,625 square feet (SF).  This assumes an area of 25 feet x 65 feet extending from 
south of the site building to the north to the edge of the curb along Massachusetts Avenue.  The soil impacted areas 
are based on the assumption that the point of release occurred in the area of the compressor/dry cleaner machine 
with resulting spreading with depth to the groundwater table.  The large soil impacted area is assumed to extend 
approximately 10 feet south of point of release extending to the north of the site building with impacts from 
approximately 5 to 15 ft thickness within this area; approximately 850 square feet (SF) area with 500 cubic yard (CY) 
volume of total soils.  The small soil impacted area is assumed to be located in a more isolated area in the 
overburden at point of release extending to the groundwater table; approximately 330 SF area with 175 CY volume of 
total soils.  Minimal soil impacts indicate soils are generally below the S2/GW2 criteria and do not require treatment.  

Additional site investigation information is needed to fully understand the site subsurface after the building is removed 
to better evaluate and design a proposed remedy.  The estimation of remedial quantities is directly related to the 
existing site characterization data. For example, the estimated quantity of soil or groundwater that must be cleaned 
up to achieve a cleanup goal depends upon the data collected to determine the nature and extent of contamination. 
Likewise, the estimated soil vapor extraction rate or groundwater pumping rate depends on the methods used to 
estimate air permeability or hydraulic conductivity (e.g., estimated values based on soil type, field pumping tests), as 
well as the operating capacity of the equipment (e.g., sizing of pumps, blowers, etc.). 

Because a combination of the above technologies can achieve a condition of No Significant Risk at the site, they 
were each considered in the development of comprehensive RAAs. The formation of comprehensive RAAs for the 
site strived to incorporate the most effective and implementable technologies, while cost-effectively balancing and 
reducing exposure to site contaminants.  Based on these criteria, the following comprehensive RAAs for the site 
include: 

Large Soil Impacts and Groundwater Impacts 

• RAA 1: Soil excavation to below S2/GW2 criteria + in situ Groundwater Treatment 

• RAA 2: ISCO with in situ Soil Flushing 

• RAA 3: ISTR for Soil and Groundwater Treatment 

Small/Minimal Soil Impacts and Groundwater Impacts 

• RAA 4: SVE/AS for Soil and Groundwater 

• RAA 5: Focused soil excavation to below S2/GW2 and In-Situ Groundwater Treatment (small soil impacts 
only) 

• RAA 6: In-Situ Groundwater Treatment (minimal soil impacts only) 

The RAAs are summarized in Table 2 – Remedial Action Alternatives Comparison. 

A description of each Remedial Alternative is provided below. 
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4.1.2.1 RAA 1:  Soil excavation to below S2/GW2 criteria + In-Situ 
Groundwater Treatment 

RAA 1 assumes a large impacted soil area for remediation.  Complete removal of soils would be conducted down to 
the saturated zone with field/laboratory sampling methods implemented to identify impacted material above S2/GW2 
criteria.  Backfill would be conducted with clean material.  Groundwater impacts would be addressed via in-situ 
treatment.  For the purposes of this Phase III Report, the in-situ groundwater treatment technology represented in 
RAA 1 is the amendment combination of EVO and ZVI including bioaugmentation with dechlorinating bacteria and pH 
buffer.   This approach is capable of rapid reduction in CVOC concentrations and the carbon substrates are persistent 
amendments that support reductive dechlorination for 3 to 5 years.  Past implementation has shown that groundwater 
rebound is less common due to the extended lifespan of treatment.  

RAA 1 would reduce the source of PCE in soil across the site within the vadose zone to below SW2/GW2 criteria. 
Groundwater impacts would be treated for reduction to below GW-2 criteria via in-situ treatment which would not 
require extensive infrastructure or generate ex-situ products requiring treatment or disposal.  The estimated 
timeframe for this RAA is approximately 2 years, with 4.5 months estimated for excavation and 18 months estimated 
for groundwater reductions to below GW2 criteria.  There would be 1 year of follow up performance groundwater 
monitoring after groundwater injections are complete. The initial phase of work would involve pre-remedial 
investigation.  The investigation and excavation would be conducted without the site building present to obtain best 
coverage of the site, and in-situ treatment is capable of occurring within a site building present - this would be 
investigated during the design process.   

RAA-1 consists of: 

Soils 

• Complete removal of soils within footprint of the impacted area based on pre-remedial investigations extending 
to the saturated zone (500 CY);  

• Implement excavation stabilization measures as required; 

• Conduct health and safety measures during excavation to be protective of the public and site-workers (i.e., dust 
control, fencing); 

• Implementation of field/laboratory methods to evaluate RCRA subtitle D non-hazardous vs RCRA subtitle C 
hazardous materials for proper transport and disposal.  It is estimated that 40% of soils would be hazardous; 

• Proper transportation and disposal for excavated materials; 

• Conduct confirmation soil sampling; and 

• Backfilling with clean material.  

Groundwater 

• Conduct bench scale treatability study/pilot study; 

• An injection system, complete with the necessary tanks, mixers, pumps, piping, fittings, and controls would be 
constructed to safely and effectively inject a solution of oxidant into the area of impacts at the site;  

• ISCO injections would be performed via installed semi-permanent wells or Geoprobe direct-push rods; 

• A site specific designed spaced grid system of injection points would be used to provide sufficient distribution of 
the oxidant in the subsurface; 

• Three injection events are assumed; and  

• Performance and compliance monitoring. 
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Work under this alternative would also include pre-remedial investigation, remedial design, site clearing as necessary, 
site restoration and a post-construction remedial action report.  Excavation of PCE contaminated soil will result in the 
generation of a hazardous waste, triggering special waste management requirements (e.g., storage in containers).    

4.1.2.2 RAA 2 :  ISCO with in situ Soil Flushing 

RAA 2 assumes a large impacted soil area for remediation.  Soil and groundwater impacts would be address via 
ISCO using permanganate and soil flushing using surfactants.  In this approach a surfactant would be incorporated 
into the ISCO program to enhance desorption of PCE sorbed to soil in the saturated zone and promote dissolution of 
assumed PCE DNAPL.  A long-lasting oxidant, such as sodium permanganate, would be selected as the oxidant to 
oxidize desorbed CVOCs and to achieve CVOC concentration reduction downgradient of the injection area.  The 
oxidant would first be injected in downgradient impacted areas followed by the permanganate + surfactant injection in 
the upgradient area with highest concentrations.  This will be followed up with 1 to 3 injections depending on results 
of the performance monitoring.  The later injections may be for a smaller impacted area, therefore the injectate 
volume would be less than for the initial injections. The estimated timeframe between injection is 9-12 months. The 
estimated timeframe for this RAA is 2.5 years, with 1 year follow up performance/compliance monitoring.  The initial 
phase of work would involve pre-remedial investigation.  The investigation and initial injections would be conducted 
without the site building present to obtain best coverage of the site, and in-situ treatment is capable of occurring 
within a site building present - this would be investigated during the design process.      

RAA 2 consists of: 

Soils/Groundwater  

• Conduct bench scale treatability study/pilot study; 

• An injection system, complete with the necessary tanks, mixers, pumps, piping, fittings, and controls would be 
constructed to safely and effectively inject a solution of oxidant and surfactant or only oxidant into the impacted 
area of the site;  

• ISCO injections would be performed via installed semi-permanent wells or Geoprobe direct-push rods; 

• A site specific designed spaced grid system of injection points would be used to provide sufficient distribution of 
the oxidant in the subsurface; 

• Up to four injection events are assumed including the injection including surfactant and oxidant; and  

• Performance and compliance monitoring. 

Work under this alternative would also include pre-remedial investigation, remedial design, site clearing as necessary, 
site restoration and a post-construction remedial action report.  There would no ex-situ treatment of waste products 
for RAA 2. 

4.1.2.3 RAA 3: ISTR for Soil and Groundwater Treatment 

RAA 3 assumes a large impacted soil area for remediation.  ISTR would be implemented for treatment of soil and 
groundwater to achieve concentrations below S2/GW2 criteria. This technology could achieve mass reduction of 
99%.   The use of ISTR would require extensive infrastructure and would generate ex-situ products requiring 
treatment or disposal (i.e., vapor, water, spent granular activated carbon (GAC)).  The estimated timeframe for this 
RAA is 9 – 18 months.   

RAA 3 consists of: 

Soils and Groundwater 

• Conduct pilot test; 

• Permitting; 
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• Establish utility feeds for operation of the system (i.e., including electricity, water, communication lines, and/or 
natural gas); 

• Installation of ISTR system including heater elements throughout the target treatment zone, steam and vapor 
recovery system, trenching/piping/wiring, temperature/pressure monitoring points;  

• Installation of power cables, communication lines, and water lines are placed in buried trenches or laid on the 
ground surface; 

• Installation of the vapor and condensate processing and treatment system; 

• The grid spacing is determined by the ISTT technology used, the target temperatures desired, and site specific 
characteristics;   

• Startup/Testing of the ISTR system; 

• System operation and operation and maintenance; and 

• Performance and compliance monitoring.  

Work under this alternative would also include pre-remedial investigation, remedial design, site clearing as necessary, 
site restoration and a post-construction remedial action report.  ISTR treatment of PCE impacts in soil and 
groundwater would require treatment and discharge of extracted vapors and water from the subsurface.  Also, GAC is 
a common ex-situ vapor and water treatment which would require regeneration or disposal of spent carbon. 

4.1.2.4 RAA 4 : SVE/AS for Soil and Groundwater 

RAA 4 would be conducted for remediation of soil and groundwater for a small impacted area.  Soil and groundwater 
impacts would be treated for reduction to below S2/GW-2 criteria via AS/SVE which would require infrastructure, 
extraction wells in the vadose zone, and would generate ex-situ products requiring treatment or disposal (i.e., vapor, 
spent granular activated carbon (GAC)).  AS/SVE is considered an effective, proven technology to treat PCE 
impacted soil and groundwater.  Note the concerns regarding AS injection wells being able to be placed sufficiently 
within the contaminated zone due to the presence of weathered bedrock/bedrock.  Also, even though the soil impact 
is small, the groundwater impacted area is still 1,625 SF which requires treatment and extraction with SVE wells. 

The estimated timeframe for this RAA is 23 months (2 years) with 1 year follow up performance/compliance 
monitoring.  

RAA 4 consists of: 

• Conduct pilot test 

• Installation of AS/SVE system including AS injection wells, SVE extraction wells, trenching/piping and AS/SVE 
system;  

• Startup/Testing of AS SVE system; 

• Operations and maintenance; and 

• Performance and compliance monitoring 

Work under this alternative would also include pre-remedial investigation, remedial design, site clearing and grubbing 
and erosion controls as necessary, site restoration and a post-construction remedial action report.     

4.1.2.5 RAA 5: Focused soil excavation to below S2/GW2 and In-Situ 
Groundwater Treatment (small soil impacts only)  

RAA 5 would be the same as for soil remediation in RAA 1 except that remediation would be for a small impacted 
area.  Groundwater treatment would be the same as for RAA 1.  The estimated timeframe for excavation is 3 months 
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and for in-situ treatment is 18 months, for a total 21 months, with 1 year of follow on performance/compliance 
monitoring. 

RAA 5 consists of: 

Soils 

• Complete removal of soils within footprint of the impacted area based on pre-remedial investigations 
extending to the saturated zone (estimated at 330 SF with volume of 175 CY);  

• Implement excavation stabilization measures as required; 

• Conduct health and safety measures during excavation to be protective of the public and site-workers (i.e., 
dust control, fencing); 

• Implementation of field/laboratory methods to evaluate RCRA subtitle D non-hazardous vs RCRA subtitle C 
hazardous materials for proper transport and disposal.  It is estimated that 60% of soils would be hazardous; 

• Proper transportation and disposal for excavated materials; 

• Conduct confirmation soil sampling; and 

• Backfilling with clean material.  

Groundwater Same as RAA 1 

Work under this alternative would also include pre-remedial investigation, remedial design, site clearing as necessary, 
site restoration and a post-construction remedial action report.  Excavation of PCE contaminated soil will result in the 
generation of a hazardous waste, triggering special waste management requirements (e.g., storage in containers).    

4.1.2.6 RAA 6: In-Situ Groundwater Treatment (minimal soil impacts only) 

RAA 6 would be the same as for groundwater remediation in RAA 1.  It is assumed that there are minimal soil impacts 
below S2/GW2 criteria which would not require active remediation. 

RAA 6 would treat groundwater impacts to achieve PCE reduction to below GW-2 criteria via in-situ remediation 
(assumed ISCO for this Phase III).  This option would not require extensive infrastructure or generate ex-situ products 
requiring treatment or disposal.  The estimated timeframe for this RAA is 18 months with 1 year of follow on 
performance/compliance monitoring. 

Work under this alternative would also include pre-remedial investigation, remedial design, site clearing as necessary, 
site restoration and a post-construction remedial action report.   

4.2 Detailed Evaluation of Remedial Alternatives 
This section presents the development and detailed evaluation of RAAs using remedial technologies retained from 
the initial screening evaluation.  The RAAs consist of technologies, or a combination of technologies, that are likely to 
reduce, mitigate, or eliminate risks at the site to achieve a Permanent Solution. 

4.2.1  Effectiveness 
The comparative effectiveness of the remedial alternatives is evaluated by assessing the opportunity for reusing, 
recycling, destroying, detoxifying, or treating contaminated media at the site, and reducing levels of untreated 
groundwater at the site to concentrations that achieve or approach “background” conditions.  With respect to soils, all 
RAA’s are considered effective at addressing potential future direct contact exposure and achieving a Permanent 
Solution.  RAA 1 and RAA 5 are considered the most effective alternatives to reduce the overall mass of CVOCs in 
site soils as they all involve excavation of impacted site soils to below S2/GW2 and excavation is a highly available 
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and proven method for soil impact removal.  RAA 3 is a very effective, proven method of source reduction in soils for 
CVOCs, however it is a more complex, innovative technology requiring pilot testing.  RAA 4 is effective for soil COC 
reductions, but the process to achieve a permanent solution is more complex than excavation and a treatability 
study/pilot study is needed.  RAA 2 is effective to enhance desorption of PCE from soils for subsequent treatment, 
however it can be limited depending on factors in the subsurface (i.e., subsurface heterogeneities).  RAA 6 assumes 
soils are not impacted so it is not compared here. 

With respect to groundwater, all RAA’s are considered effective for groundwater CVOC reduction at the site to 
achieve a permanent solution.  All RAA’s include technologies which are proven to treat and reduce elevated levels of 
CVOC’s.  RAA 1, RAA 2, RAA 3, RAA 5 and RAA 6 are considered slightly more effective than RAA 4 in the event air 
sparge point are not able to be placed at an appropriate depth to treat impacts due to difficult drilling. 

4.2.2  Reliability 
The comparative short-term and long-term reliability of the alternatives is evaluated by the degree of certainty that the 
alternative will be successful, and the effectiveness of any measures required to manage residues or remaining 
wastes.  RAA 1 and RAA 5 are considered to have the highest long-term reliability, with respect to soils, as the 
impacted soils will be physically removed from the site.  However, short-term reliability is less for these RAA’s due to 
the potential for accidental release of soils during transport of the soils.  The groundwater remedies for RAA 1 and 
RAA 5 are both proven technologies and thus have potential high long-term reliability and do not generate large 
amounts of waste materials, with results in high short-term reliability.  RAA 2 is a proven technology which also has a 
high long-term reliability for reduction of soils and groundwater.  Issues with RAA2 is the ensuring contact of the 
surfactant to desorb sufficient mass for subsequent treatment in groundwater.  

The soil and groundwater remedy for RAA 4 does have long-term reliability as reduction of groundwater via air 
sparging is a common, proven method, and ex-situ vapor treatment is required. RAA 3 is considered to be reliable 
over the long-term because treatment would reduce soils and groundwater to below criteria as this is an aggressive, 
proven technology.  Over the short-term RAA 3 and RAA 4 require ex-situ treatment of vapor and/or water, which 
could result in exceedances.  Also, RAA 3 has potential issues regarding elevated temperatures that would need to 
be considered.     

4.2.3  Implementability 
The comparative difficulty in implementing each alternative is evaluated by the technical complexity of the alternative; 
any necessary monitoring, operations, maintenance or site access requirements or limitations; availability of 
necessary services, materials, equipment or specialists; and the availability, capacity and location of necessary off-
site treatment, storage and disposal facilities (if necessary). 

RAA 3 would be the most complex alternative to implement in regard to technical complexity with respect to required 
infrastructure, permitting, operations and maintenance and potential site limitations for treatment system placement.  
RAA 2 for groundwater only and RAA 4 would be complex in the sense of infrastructure/equipment and pilot testing 
requirements.  With respect to soils, RAA 1 and RAA 5 would be the least complex alternatives albeit shoring within 
the urban location of the site may result in some technical complexities.  With respect to groundwater, RAA 1, RAA 2, 
RAA 5 and RAA 6 would easily implemented because remedial actions are limited to injection and monitoring.  
However, complexities may arise in achieving contact of injectate with impacted area.  This complexity regarding 
contact is also associated for RAA 2 for soils. 

4.2.4  Cost 
AECOM developed preliminary cost estimates for implementing each RAA. These estimates are based on existing 
site investigation and remedial activities completed to date and are provided for comparison purposes only; they are 
not based on final engineering design and do not include certain required site specific items that might be needed 
currently or in the future.  The costs provide a range of +/- 30%.  The costs do not include demolition of the site 
building.  Refer to Table 2 for a cost summary, which splits out soil and groundwater remediation costs where 
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applicable.  Also refer to Appendix B for a general itemization of the costs.  The estimated cost range for each 
alternative is provided below: 

Large Soil Impacts and Groundwater Impacts 

• RAA 1: $790,000 to $1,466,000 

• RAA 2: $502,000 to $932,000 

• RAA 3: $944,000 to $1,754,000  

Small/Minimal Soil Impacts and Groundwater Impacts 

• RAA 4: $516,000 to $958,000 (small or minimal soil impact area) 

• RAA 5: $607,000 to $1,127,000 (small soil impact area only) 

• RAA 6: $338,000 to $628,000 (minimal soil impact only) 

4.2.5  Risk 
The comparative risks in implementing each alternative is evaluated by the short-term on-site and offsite risks posed 
during implementation of the alternative. These risks include:   

• Excavation, transport, disposal, containment, construction, operation or maintenance activities; 

• On-site and off-site risks posed over the period of time required for the alternative to attain applicable 
remedial standards, including risks associated with ongoing transport, disposal, containment, construction, 
operation or maintenance activities; and 

• The potential risk of harm to health, safety, public welfare or the environment posed to human or 
environmental receptors by any oil and/or hazardous material remaining at the disposal site after the 
completion of the remedial action. 

During implementation, each alternative will require similar engineering controls for the protection of on-site workers 
and off-site receptors. Engineering controls include fencing, dust control/monitoring, and stormwater runoff 
management.  RAA-1 and RAA-5 will pose a short-term risk during construction due to the excavation, handling, 
transportation and disposal of contaminated soil.  RAA-4 will pose a short-term risk during operations due to 
requirement for ex-situ treatment of vapor extracted from the subsurface.  RAA-3 will pose a high short-term risk 
during operations due to ex-situ treatment of vapor and water extracted from the subsurface and elevated 
temperatures generated.  All the RAA’s eliminate long-term risk.  RAA 2 and RAA 4 achieve the permanent solution in 
a longer timeframe, resulting in longer short-term exposure risk during operations than for other RAA’s. 

4.2.6  Benefits 
The comparative benefits in implementing each alternative is evaluated by the benefit of restoring natural resources, 
providing a productive reuse of the site, avoiding relocation costs, and avoiding lost value of the site. 

The benefits for the RAAs are similar; each RAA reduces site impacts to below SW2/GW2 criteria, avoid relocation of 
people and businesses, and will avoid lost value of the site. All of the alternatives would achieve a Condition of No 
Significant Risk for the site by minimizing and/or eliminating exposure risks related to contaminated soils and 
groundwater, and all can be implemented following site building demolition, and coordinated with new construction, 
with additional injections and monitoring if needed taking place following construction.  
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4.2.7  Timeline 
The timeframe to achieve a level of condition of No Significant Risk for large scale soil impacts is 1 – 2.5 years for 
RAA 1 and RAA 3.  For RAA 1, soil and groundwater active treatment timeframe will be approximately 1 – 2 years, 
with approximately 1 year of compliance groundwater monitoring.  For RAA 2, soil and groundwater treatment 
timeframe will be approximately 2.5-2.5 years with approximately 1 year of compliance groundwater monitoring. RAA 
3 is estimated to 1 to 1.5 years with 1 year of compliance groundwater monitoring as well. 

The timeframe to achieve a condition of No Significant Risk for small scale impacts is approximately 2.5 years for 
RAA 4, 2 years for RAA 5 and 1.5 years for RAA 6.  All require approximately 1 year of compliance groundwater 
monitoring. 

4.3 Selected Remedial Action Alternative 
Based on the detailed evaluation of remedial technologies and the remedial objectives to reduce the amount of waste 
generation during the work, the selected RAA for large and small scale soil impacts with site groundwater impacts is 
RAA 2.  RAA 2 involves the injection of surfactants with oxidants to desorb soil impacts for subsequent treatment with 
ISCO.  This alternative involves minor infrastructure with no on-site ex-situ treatment requirements.  As there are 
some uncertainties to ensure contact with soil impacts and injectate, actions including pre-remedial investigation and 
a treatability study/pilot study would be recommended.  The implementation of in-situ soil and groundwater treatment 
is more implementable in the urban setting of the site as well. 

RAA 1 and RAA 5 were considered as the selected RAA due to the certainty of soil source removal and relatively 
rapid completion, however the cost and generation of waste soils requiring transport and disposal ruled out these 
remedies. Also, in the event that soil impacts are minimal, in-situ groundwater treatment via the method specified in 
RAA 6 would be considered for the site. 

4.4 Feasibility Evaluation 
As part of the selection of the Comprehensive Remedial Alternative, the feasibility of achieving a Permanent Solution 
and achieving background conditions at the site was evaluated.   

4.4.1 Feasibility of Achieving a Permanent Solution 
Implementing the selected RAA will result in achieving a Permanent Solution. This RAA would include desorbing soil 
impacts with ISCO amended with surfactant.  This would be followed by several additional oxidant injections to 
ensure with tight spacing to ensure contact of oxidant with contaminants in soil and groundwater.   This method has 
been shown to significantly reduce PCE concentrations.    

4.4.2  Feasibility of Achieving Background 
In accordance with the MassDEP guidance, the feasibility of achieving background considers the technological 
feasibility and cost-benefit of achieving background. 

ISCO with in-situ soil flushing (RAA 2) are proven remedial technologies capable of reducing contaminant 
concentrations at the site to achieve a Permanent Solution.  However, it is not feasible to achieve or approach 
background at the site with this method because of the challenges involved to reach these levels.  Both the treatment 
timeframe and cost would increase substantially due to 1) the need for closer spaced injection wells and/or additional 
injections to increase certainty of delivery to impacted subsurface locations and 2) extended timeframe and volume of 
injectate required as COC concentrations reach lower concentrations as the efficiency of the treatment process 
decreases with lower concentrations.   
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MassDEP has indicated in their guidance document on conducting feasibility evaluations that it is not feasible to 
achieve or approach background if the additional costs to remediate beyond a condition of No Significant Risk are 
more than 20 percent of the cost to remediate to a condition of No Significant Risk.  The estimated cost to achieve 
background conditions across the site with RAA 2 is approximately $960,000, which is greater than 20%.  The cost 
differential is the result of the following assumptions: one additional surfactant injection, 1-2 additional injections, 
extended treatment timeframe and additional labor on-site and in the office.  Additional complications may result in 
additional costs such as treatment of groundwater downgradient of the site underneath Massachusetts Avenue, a 
greater treatment footprint, difficulty in treatment of potential COCs within bedrock fractures.    

RAA 1 (excavation plus in-situ groundwater treatment) and RAA 3 (ISTR) were also reviewed for the possibility to 
achieve background as excavation offers complete removal of soil impacts and ISTR is successful at achieving 95-
99% removal of source materials.  However, these costs were also evaluated to be greater than 20% than the 
selected RAA.  In the event excavation was conducted into the saturated zone, excavation would be difficult due to 
the presence of weathered bedrock/bedrock, required excavation depth and cost/risk increases to manage dewatered 
impacted groundwater. Likely additional groundwater treatment would be needed for groundwater post excavation as 
well. 

The costs, effort and timeframe to achieve or approach background is disproportionate to the benefits that might 
accrue from such extensive remedial actions, and therefore, is not feasible.    

4.5 Greener Cleanup Evaluation  
Consideration of greener remediation approaches that eliminate or reduce the environmental footprint of the 
proposed construction activities to the maximum extent possible was completed pursuant to the MCP in 310 CMR 
40.0191(3)(e), and is contained in Appendix C.  The greener cleanup evaluation will be re-evaluated when additional 
remedial investigations are completed and final design of a remedy is taking place. 

4.6 Schedule and Public Involvement  
The Phase III report is planned for submittal to MassDEP on April 30, 2020. The Phase IV Remedy Implementation 
Plan is due by May 2021.  The anticipated period for treatment implementation of the selected RAA is expected to 
last 1 to 2.5  years.  The initial phase of work would involve pre-remedial investigation to obtain a more 
comprehensive understanding of subsurface conditions for development of a more fine-tuned design and the initial 
and second injections.  The investigation and preferably the injections would be conducted without the site building 
present to obtain best coverage of the site, which is estimated to be approximately 1 to 1.5 years time.  Note that in-
situ treatment is capable of occurring within a site building present and this would be investigated during the design 
process.  It is assumed follow up injections and performance monitoring would be conducted with a site structure 
present.  Coordination and cooperation with stakeholders and contractors (environmental and structural) would need 
to occur in the event building construction occurs so that remediation work can continue according to design plan or 
be adjusted as necessary.    A Temporary or Permanent Solution Statement or Remedy Operation Status Submittal is 
due by December 2021. 

The required public notification letter noting the availability of this report is attached in Appendix D.
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5. Phase III Remedial Action Plan 
Requirements and Conclusions  

The Phase III RAP was prepared to evaluate remedial alternatives for the site located at 882-892 Massachusetts 
Avenue. This Phase III RAP includes the identification, evaluation, and selection of six comprehensive RAAs for the 
site based on regulatory requirements. A combination of these technologies or RAAs was selected as the 
comprehensive remedial action alternative for the site; these technologies include:  

Large Soil Impacts and Groundwater Impacts 

• RAA 1: Soil excavation to below S2/GW2 criteria + In-Situ Groundwater Treatment 

• RAA 2: ISCO + Surfactants  

• RAA 3: ISTR for Soil and Groundwater Treatment 

Small/Minimal Soil Impacts and Groundwater Impacts 

• RAA 4: SVE/AS for Soil and Groundwater 

• RAA 5: Focused soil excavation to below S2/GW2 and In-Situ Groundwater Treatment [small soil impacts 
only] 

• RAA 6: In-Situ Groundwater Treatment [minimal soil impacts only] 

It is expected that the selected remedial action alternative for the site (RAA 2) will result in attaining a Permanent 
Solution at the site. The site-specific considerations for the remedial technologies evaluated included the results of 
previous remedial measures and the current assumption that the current property building will be removed and 
replaced.  If this assumption changes, modification to a chosen remedy may be documented in the Phase IV Remedy 
Implementation Plan due by May 2021 per the ACO.  Additional site investigation information is needed to fully 
understand the site subsurface after the building is removed to better evaluate and design the proposed remedy.  The 
estimation of remedial quantities used herein is directly related to the existing site characterization data. The next 
step is completion of a remedial investigation once the building is removed, and a Phase IV Remedy Implementation 
Plan to provide the design for the selected alternative. The Remedy Implementation Plan includes the engineering 
design, construction plans and specifications, and an Operation, Maintenance, and/or Monitoring Plan for the 
selected remedial action. 

Under the chosen RAA, ground water contamination must be stable or declining in concentration at the site, and 
should be confined to the source area property, such that ground water standards are met at the site boundary to 
ensure that human health and the environment continues to be protected, both now and in the future. 
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From: Don Seltzer <timoneer@gmail.com> 

To: Jenny Raitt <jraitt@town.arlington.ma.us>, Erin Zwirko <EZwirko@town.arlington.ma.us>,  Andrew 
Bunnell <ABunnell@town.arlington.ma.us>, David Watson 

<DWatson@town.arlington.ma.us>,  KLau@town.arlington.ma.us, 
EBenson@town.arlington.ma.us,  rzsembery@town.arlington.ma.us 

Date: Mon, 11 May 2020 10:32:24 -0400 

Subject: Soil Contamination at 882-892 Mass Ave Docket 3625 
   

CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 
or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 

>" brackets) and you know the content is safe. 
   

In reviewing the application packet for 882 Mass Ave I am 

surprised to find that there is no mention of the PCE soil 

contamination problem that exists at that site.  It has been known 

for at least the last eight years. Active measures such as sub-slab 

depressurization and air purification systems are currently 

needed to control the internal vapor levels of PCE.  One would 

think that this is relevant information to include in describing the 

site and that future mitigation methods would be part of the 

plans for a new building that places residential units on the 

ground floor. 

  

Some of the PCE contamination has apparently migrated across 

Mass Ave towards the High School and the mixed use building 

at 887 Mass Ave.  The latter was a property that was reviewed 

by this Board just a few years ago.  There does not seem to be 

any documentation for that Special Permit application that 

addresses possible environmental contamination issues, despite 

that the site was formerly a gas station for many years during a 

time when little care was given to disposal of toxic chemicals.  It 

should be of particular concern because the original proposed 

use has changed from ground floor retail to preschool. 

  

That has frequently been the case for several recent properties 

that the Board has reviewed.  883 Summer St, the Downing 
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Square project, and the current application for 1207-1211 Mass 

Ave are all automotive repair/servicing sites that might 

reasonably be assumed to have soil contamination issues.  Only 

the Downing Square project submitted documentation relating to 

that issue. 

  

This suggests that a required element of the Board's 

Environmental Design Review process should be a specific 

review item related to local soil contamination conditions. 

  

Sincerely, 

  

Don Seltzer 
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From: Don Seltzer <timoneer@gmail.com> 

To: Erin Zwirko <EZwirko@town.arlington.ma.us> 
Cc: Andrew Bunnell <ABunnell@town.arlington.ma.us>, 

EBenson@town.arlington.ma.us,  KLau@town.arlington.ma.us, David Watson 
<DWatson@town.arlington.ma.us>,  rzsembery@town.arlington.ma.us, Jenny Raitt 

<jraitt@town.arlington.ma.us> 

Date: Thu, 14 May 2020 15:37:00 -0400 
Subject: Environmental Design Review Docket 3625, 882-892 Massachusetts Ave 

  
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

  

In advance of the May 18 meeting, I offer the following 

observations regarding the plans submitted for a four story, 

mixed use building at 882 Mass Ave.  There are five significant 

zoning problems that stand out. 

  

The first problem is with the parking area.  Zoning Bylaw 5.3.7, 

5.3.21, and 6.1.11 all require a buffer strip along the lot line 

adjoining the residential lot next door on Lockland.  With the 

stockade fence indicated, the buffer strip must be a minimum of 

5 feet wide. 

  

The property is a corner lot.  5.3.8 requires that on the Lockland 

St side the building setback be 20 feet. 

  

The proposed apartment building requires significant Usable 

Open Space.  There is no area on the lot that meets the definition 

of Usable Open Space. 

  

5.3.17 requires an Upper Story Step-back beginning at the third 

floor, not the fourth as shown in the plans 

  

5.3.17 also requires that this Step-back be a minimum of 7.5 

feet.  Only a very small portion of the proposed building meets 
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this requirement.  It appears that the architect has misinterpreted 

the bylaw to mean a minimum distance from the front lot line 

rather the front of the building. 

  

Attached are three figures that illustrate these problems. 

  

Sincerely, 

  

Don Seltzer 
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From: Christian Klein <cmqklein@gmail.com> 

To: Jenny Raitt <jraitt@town.arlington.ma.us> 
Date: Sat, 16 May 2020 18:37:16 -0400 

Subject: 882-892 Mass Ave - Letter to ARB 
   
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

   
Ms. Raitt, 

  
Please accept the attached letter into the record for the hearing regarding 882-892 Mass Ave.  I intend to 

attend the meeting Monday evening, and I look forward to the opportunity to highlight the concerns 

raised in my letter. 
  

If you have any questions, please feel free to reply to this email. 
  

Best, and good health, 

  
Christian Klein 

54 Newport Street 
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From: Mustafa Varoglu <mvaroglu@gmail.com> 
To: jraitt@town.arlington.ma.us 
Date: Sun, 17 May 2020 15:15:14 -0400 
Subject: Environmental Design Review Docket 3625, 882-892 Massachusetts Avenue 
   
CAUTION: This email originated from outside of the Town of Arlington's email system. Do 
not click links or open attachments unless you recognize the REAL sender (whose email 
address in the From: line in "< >" brackets) and you know the content is safe. 
   
Dear Ms. Raitt, 
  
I'm writing to comment on the plans for the design of the proposed building at 882-892 
Mass Ave. I'm a resident of the neighborhood and in favor of additional housing, but 
have concerns about specifics of the design at the ground level. 
From what I can tell from the plans, the sidewalk between the new building and the 
Mass Ave curb will be narrowed by 4 or more feet. Just from this point of view this will 
make Mass Ave less inviting to walk as well as lead to bunching of students going to 
and from the high school. In front of this building there is an existing bus stop that 
should remain on this block for convenient access to the local businesses for those 
without cars. With the bus stop present people will be forced to funnel through a 
narrow pinch point while out in public which is poor street and pedestrian design. 
Especially in a post-Covid-19 scenario.  
There appears to be an ample parking space in the back, perhaps the building can be 
moved back the same distance on the property or be made nominally smaller in the 
north to south dimension by using some of the space of the lot at back. It does not 
seem right to occupy what is now public space in a heavily trafficked corridor with this 
new design. 
Regarding the new business space, as the landlord is not asking for permits for fumes 
etc it appears that a restaurant or coffee shop will not be able to occupy this space. 
This is a pity as we are losing two good restaurants in our neighborhood with this 
project. In addition, what mitigation is there that the embedded office space will not be 
converted to apartments in the future, can something be put in writing to have the 
landlords recognize this conversion is not possible? 
Maintaining a streetscape with first floor businesses and inviting pedestrian travel 
makes Arlington a more attractive place to live. 
Sincerely, 
  
Mustafa Varoglu 
26 Shawnee Rd. 
Arlington 
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From: Alex Bagnall <alex.bagnall.tmm@gmail.com> 

To: Jenny Raitt <jraitt@town.arlington.ma.us> 
Date: Mon, 18 May 2020 09:47:24 -0400 

Subject: 882-892 Massachusetts Ave 
   
 

CAUTION: This email 

originated from outside of the Town of Arlington's email system. Do not click 

links or open attachments unless you recognize the REAL sender (whose email 

address in the From: line in "< >" brackets) and you know the content is 

safe. 

 

 

Hello Ms. Raitt, 

 

I would like to register my general support for the project at 882-892 Mass 

Ave. I am in favor of the creation of more housing, including some deeded 

affordable units, along one of our most walkable and transportation 

accessible streets. I appreciate that the design includes significant 

accommodation for bike storage. In all, this seems like a much better use of 

the lot than the single-story building that is there now. 

 

Best, 

Alex Bagnall 
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rom: Beth Elliott <bmelliott@gmail.com> 

To: jraitt@town.arlington.ma.us 
Date: Mon, 18 May 2020 09:19:39 -0400 

Subject: 882-892 Mass Ave 
   

CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

   
Dear Ms. Raitt,  

  
My name is Beth Elliott, and I reside at 98 Highland Ave, Arlington, MA 02476. 

  

Please accept my comments in support of the proposed demolition of the property currently located 
at 882-892 Mass Ave and its replacement with a multi-story mixed use development. I support this 

project for the following reasons: 

1. It will provide much needed additional housing in Arlington, including affordable units. 

2. The scale of the proposed building is consistent with the neighborhood, as there are existing 
multi-story apartment buildings within one or two blocks on the same side of Mass. Ave. that are 

the same height or taller than the proposed structure. The proposed set-back of the top floor, in 
addition, reduces the visual impact of the building from the street. 

3. The incorporation of commercial space on the ground floor is consistent with the current usage of 

the space and will therefore harmonize with existing development patterns. 
4. Although the proposal would reduce the sidewalk width, the sidewalk in front of the current 

building are significantly wider than the sidewalks on the same side of Mass. Ave immediately 
north and south of the site. Even lessening the sidewalk in the area of the current bus stop 

would not shrink the sidewalk/bus stop area in a manner inconsistent with other bus stops 
nearby along Mass. Ave.  As a commuter who uses this bus stop frequently, I have no concerns 

that use of the bus stop will be made more difficult nor pedestrian traffic impeded. 

5. This is an excellent site for housing from a transit/walkability perspective, due to the bus stop 
and the many amenities available within walking distance, such as multiple grocery stores, the 

Arlington public library, and several local restaurants. The inclusion of significant bike parking, 
both long and short-term, will also encourage residents to make use of bike travel as well. I 

would therefore expect the additional traffic generated by this development to be negligible. 

Thank you, 

Beth Elliott  
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From: Don Seltzer <timoneer@gmail.com> 

To: Jenny Raitt <jraitt@town.arlington.ma.us>, Erin Zwirko <EZwirko@town.arlington.ma.us> 
Date: Mon, 18 May 2020 09:45:16 -0400 

Subject: Correspondence Docket 3602 - Table of Uses 
   
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

   

To the Redevelopment Board 

  

In reviewing the latest submission of the applicant for 1207-

1211 I noticed that a key argument is based upon the assumption 

that the principal use of the proposed project is not 

residential.  There seems to be some confusion over the 

distinction between residential district and residential use.  The 

attached table from the zoning bylaw clarifies that a hotel is 

defined as a residential use (by special permit) in a B4 

district.  This particular project does not meet the requirements 

of 5.3.6 for bonus provisions. 

  

Don Seltzer 
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From: Elizabeth Pyle <elizabeth.m.pyle@gmail.com> 

To: Jenny Raitt <JRaitt@town.arlington.ma.us> 
Date: Mon, 18 May 2020 12:23:30 -0400 

Subject: 882-892 Massachusetts Avenue 
   

CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

   
Dear Ms. Raitt, 

  
I am writing to provide to comments on the application for 882-892 Massachusetts Avenue, which will be 

heard by the ARB this evening.  Please forward these comments to the Board, and include them in the 

official record. 
  

I live close to the 882-892 Massachusetts Avenue block, and my family has long enjoyed the Toraya and 
Thana Thai restaurants that are current tenants of this building.  Small restaurants like these make this 

community (and Arlington) a desirable and convenient place to live, and contribute to the diversity of the 

area.  We are disappointed that the current owners of this building have decided to displace their current 
tenants, especially at this time when small businesses are suffering so much from the impacts of Covid-

19. 
  

As a Town Meeting Member from Precinct 10, I can also report that our community values these 
restaurants as improving the quality of life in this area, and that my neighbors are upset that these long-

time tenants are being forced out in favor of the proposed residential/office development.  

  
The proposed development is too big, contains too many units, is too many stories tall and will detract 

from the character of the community.  This is just the kind of development that this area does not need 
or want.  The proposed building looks like every other generic office or apartment building, and it could 

be located anywhere in the country.  No effort has been made to give it New England character, or to 

attempt to fit it in with the Arlington community.  Coupled with the new 3-story building directly across 
the street, it will make a canyon of new (undesirable) modern towers on this block of Massachusetts 

Avenue.  If it's anything like the building across the street, the landlord will rent the residential units at 
high prices, while the first floor office space sits vacant, or poorly utilized, for years.  This completely 

eliminates the vibrant character that currently exists in this neighborhood, and would be a detriment to 

our community. 
  

In addition, the community is concerned about the environmental impacts of soil contamination at this 
site and air quality impacts from the proposal -- especially since the new High School construction (in part 

on contaminated soil) will also be happening in this vicinity.  Therefore, to the extent any project is 
approved, we urge the ARB to require the maximum environmental monitoring of this site, including air 

quality monitoring, so as not to negatively impact the health of abutters and pedestrians. 

  
In conclusion, I urge you to please deny this application.  This type of generic, dense, tall development 

that displaces valued institutions is not what this neighborhood wants.  At a minimum, the building 
should be reduced by one story in height, it should be set back farther from all sidewalks, the landlord 

should include commercial space appropriate for restaurants on the first floor (not offices), and it should 

be redesigned to look more like a traditional New England commercial block with brick or other features 
common to existing buildings along Massachusetts Avenue. 

  
Thank you for your consideration of these comments. 

  
Sincerely yours, 
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Elizabeth Pyle 
Town Meeting Member, Precinct 10 

66 Gloucester Street 
Arlington, MA 02476 
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From: <ARB@HaroldHelson.us> 

To: "'Jenny_Raitt'" <jraitt@town.arlington.ma.us>, "'Erin_Zwirko'" <EZwirko@town.arlington.ma.us>, 
"'Joe_Andrews'" <heartsmoon@aol.com>, "'Bunnell'" <ABunnell@town.arlington.ma.us>, 

"'David_Watson'" <DWatson@town.arlington.ma.us>, <KLau@town.arlington.ma.us>, 
"'Eugene_Benson'" <EBenson@town.arlington.ma.us>, <rzsembery@town.arlington.ma.us> 

Date: Mon, 18 May 2020 01:43:02 -0400 

Subject: [ARB] Please do not allow zoning exceptions to build ugly 
   

CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 
or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 

>" brackets) and you know the content is safe. 
   

Dear esteemed ARB members & staff: 
  
In reference to tonight’s meeting… 

  
I am troubled by the modern trend of replacing attractive old buildings with extremely ugly new 
ones.  Here in Arlington, the one next to Mystic Wine Shoppe should never have been built.  (I have 
been told there were special factors involved, namely the acceptance of the builder to cope with 
environmental pollution that made the property undesirable to develop.  I don’t know about that.) 
  
The ARB should not make exceptions to zoning laws to allow “ugly” buildings to replace stately old 
ones.  The 882 Mass Ave case is one.  The loss of the small businesses there I patronized and relied upon 
is painful, but moreover we do not want a nonconforming replacement.  It should not be 4 stories tall 
regardless of the zoning laws.  It should have full setbacks.  And to the extent this can be dictated 
objectively, it should be beautiful.  What you allow to be built will endure for a hundred years.  You want 
to be careful.  We don’t want ugly.  Maintain aesthetic standards, please. 
  
The reason we live in Arlington is not to be surrounded by buildings like the one earlier cited.  The 
reason we live here is not because we have crowded in a lot of people, which makes parking and traffic 
terrible.  We do not have to increase housing or population in Arlington.  The trend we are on will make 
housing much less affordable, under the pretense of doing the opposite. 
  
The path I fear you are on will destroy the Arlington we love, bit by bit. 
  
I do not mind building or development per se.  I strongly mind ugly buildings and increases in population 
density.  If you think that ugly buildings are necessary because pretty buildings are too expensive to 
build, and building must occur, I take exception.  Building does not have to occur at that cost;  don’t tear 
down the old building at all. 
  
So please do not grant exceptions to our zoning laws. 
  
Please forgive me for taking up so much of your time, and especially, if I do not have an accurate view of 
your intentions or reasoning.  I’m quite an amateur…but my visceral reaction to the decay of our 
corridor is well founded I think.  
  
Respectfully yours, 
Harold Helson 

Bartlett Ave 
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From: Patricia Worden <pbworden@gmail.com> 

To: Jenny Raitt <jraitt@town.arlington.ma.us>,  "ABunnell@town.arlington.ma.us" 
<ABunnell@town.arlington.ma.us>, klau@town.arlington.ma.us,  ebenson@town.arlington.ma.us, 

dwatson@town.arlington.ma.us,  rzsembery@town.arlington.ma.us 
Date: Mon, 18 May 2020 11:27:16 -0400 

Subject: Testimony for Hearing May 18, 2020 

   
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

   
   

Testimony of Patricia Barron Worden Re; 

  

Public hearing for Special Permit Docket #3625 to review application by 882-892 Massachusetts 

Ave., LLC, for 882-892 1 of 275 Massachusetts Avenue, to develop a new mixed-use building 

with twenty two (22) one-bedroom residential units and one (1) commercial space in a B2 

Business District. 

  

  

Chairperson Bunnell and Members of the Arlington Redevelopment Board 

  

Please include the following testimony with the other materials pertaining to Special Permit 

Docket #3625 

  

Reasons that this project as it is currently described should be denied a permit include the 

following: 

  

1.  882-292 Mass. Av. is in the B2 district.  Arlington Zoning Bylaw specifies as the primary 

requirement for the B2 Neighborhood Business District that: 

  

it is for “small retail and service establishments serving the needs of adjacent neighborhoods” 

Town of Arlington Zoning Bylaw, Section 5.5.1 B 

  

The plan to eliminate the restaurant and business uses including the Arlington Community Media 

Studio B and replace them with dense residences with only a tiny room–sized commercial space 

is clearly not in conformance with the purposes of the zoning district. 

  

2.  5.3.8 may require that on the Lockland Avenue side the building setback be 20 feet since the 

property is a corner lot. 

Also, the plan does not satisfy the Open Space requirement 

  

3.  5.3.17 also requires that The Upper Story Step-back should be a minimum of 7.5 feet. That is 

not the case for much of the building. 

  

5.  The project is antithetical to the premise upon which Mixed Use zoning was presented to 

Arlington Town Meeting members to secure their approval.  It was claimed to be a device for 

attracting business and commercial interests and having a residential component.  It is instead in 
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this case being used for the opposite purpose of eliminating thriving and taxpaying restaurants 

and businesses and a studio of importance to the community.  It was claimed that any problems 

with proper adherence to the goals of increasing business and commercial interests would be 

prevented by the ARB in the Special Permit process.  But what is taking place at the May 18, 

2020 hearing is using the Mixed Use provision in a barefaced attempt to  enable an apartment 

building very much larger than would be allowed without  Mixed Use and to destroy all 

businesses at the site.  For this the proponent’s strategy is to include one small room for 

commercial use.  Does the ARB recognize its role in implementing honestly its assurances made 

of its ability to conduct satisfactory controls through the Special Permit process?  If so then this 

Permit should reflect that or else, ideally, the permit should be denied.  In this regard some early 

warnings indicating necessity for a more appropriate and enforceable Mixed Use provision are 

prescient – please see: 

 

https://youtu.be/AO6EYDKnL_o 
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Testimony of Patricia Barron Worden Re; 

 

Public hearing for Special Permit Docket #3625 to review application by 882-892 

Massachusetts Ave., LLC, for 882-892 1 of 275 Massachusetts Avenue, to develop a new 

mixed-use building with twenty two (22) one-bedroom residential units and one (1) 

commercial space in a B2 Business District. 

 

To: 

 

Chairperson Bunnell and Members of the Arlington Redevelopment Board 

 

Please include the following testimony with the other materials pertaining to Special 

Permit Docket #3625 

 

Reasons that this project as it is currently described should be denied a permit include the 

following: 

 

1.  882-292 Mass. Av. is in the B2 district.  Arlington Zoning Bylaw specifies as the 

primary requirement for the B2 Neighborhood Business District that: 

 

it is for “small retail and service establishments serving the needs of adjacent 

neighborhoods” 

Town of Arlington Zoning Bylaw, Section 5.5.1 B 

 

The plan to eliminate the restaurant and business uses including the Arlington 

Community Media Studio B and replace them with dense residences with only a tiny 

room–sized commercial space is clearly not in conformance with the purposes of the 

zoning district. 

 

2.  5.3.8 may require that on the Lockland Avenue side the building setback be 20 feet 

since the property is a corner lot. 

Also, the plan does not satisfy the Open Space requirement 

 

3.  5.3.17 also requires that The Upper Story Step-back should be a minimum of 7.5 feet. 

That is not the case for much of the building. 

 

5.  The project is antithetical to the premise upon which Mixed Use zoning was presented 

to Arlington Town Meeting members to secure their approval.  It was claimed to be a 

device for attracting business and commercial interests and having a residential 

component.  It is instead in this case being used for the opposite purpose of eliminating 

thriving and taxpaying restaurants and businesses and a studio of importance to the 

community.  It was claimed that any problems with proper adherence to the goals of 

increasing business and commercial interests would be prevented by the ARB in the 

Special Permit process.  But what is taking place at the May 18, 2020 hearing is using the 

Mixed Use provision in a barefaced attempt to  enable an apartment building very much 

larger than would be allowed without  Mixed Use and to destroy all businesses at the site.  
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For this the proponent’s strategy is to include one small room for commercial use.  Does 

the ARB recognize its role in implementing honestly its assurances made of its ability to 

conduct satisfactory controls through the Special Permit process?  If so then this Permit 

should reflect that or else, ideally, the permit should be denied.  In this regard some early 

warnings indicating necessity for a more appropriate and enforceable Mixed Use 

provision are prescient – please see: 

 
https://youtu.be/AO6EYDKnL_o 
 
  
 

295 of 299

https://youtu.be/AO6EYDKnL_o


From: Zeke Brown <zeke@brownfenollosa.com> 

To: Jenny Raitt <jraitt@town.arlington.ma.us> 
Date: Mon, 18 May 2020 16:36:09 -0400 

Subject: 892 Mass ave 
  
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

  
Hello Jenny, 

I'm not sure how best to make comments on this evening's hearing for 22 single bedroom apartments on 
the Toraya site.  I do have a couple of observations.  Maybe they are entered into the project or meeting 

notes...  

For background, I am an architect, a resident of the Town for more than 15 years and nearly a neighbor 
to this site. I also have an office in town and I drive by this building almost daily.  It is a very prominent 

site. 

1. To call this 'mixed use' is not really accurate.  It is an apartment building with an absolute 

maximum number of units pressed onto the lot with a very small 'office' space on the first level 
to gain the mixed use qualification.  To further elucidate the point- there is actually an apartment 

and a bedroom which has the exact same relationship to the sidewalk (and bus stop) as the 
office space right next to it!   And the situation repeats itself on Lockeland Ave...   It seems that 

as a town we should be asking if this is how we want to give over space which sits very 

prominently within the public realm.   
2. The sidewalk.  The existing building steps back and has a very generous sidewalk in front of it.  I 

often see people lingering here because of this extra space.  It is a feature which is critical to 
good civic space (and it is good for business).  In direct contrast, the building across the street 

has a sidewalk that barely allows a person with a stroller to pass another pedestrian without 
being forced to move out of the way.  I have never seen anyone linger over there despite 

multiple entrances along the street and it being a daycare center.  To further my point there is 

lots of space in front of the Blue Ribbon BBQ building and again, it is inviting, gives refuge and 
relief from the vehicular dominated roadway and it encourages people to linger.  I think it would 

be a big mistake to press this new building so close to the street and turn our sidewalks into 
narrow thoroughfares rather than generous public spaces that actually encourage small business 

activity.  

3. What is the office space going to be?  An office which puts block-out shades in the windows and 
turns its back to the town?   Why not make a fantastic restaurant space that opens to the street 

and is inviting and will make all the singles who live in the building actually want to move 
here?  Why give the most prominent corner to the residential lobby instead of something which 

opens to the street and Mass ave, like a cafe?  Give the business use on the first level the 

locations which can activate the streetscape.   
4. And finally, is it possible to insist on commercial leases with programming that actually gives back 

to the greater community?  We are losing a great restaurant, a media center, food link and other 
small shops.  I think it would be a real missed opportunity to have another unfriendly and totally 

private facade jammed right up to the very edge of the sidewalk along this stretch of Mass 
ave.  Have we not learned anything from the building across the street? 

I am not anti development by any stretch.  I just see an unfortunate pattern to much of it which 
minimizes civic engagement and responsibility in favor of shorter term gain.   This stretch of Mass ave is 

way too important to not have a broader conversation about how the development of the site will give 
back to the community in exchange for being permitted to put up an entirely new building.   

  

Many thanks and I hope you are well.  
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-- 
Zeke Brown 

Architect 

 
BROWN FENOLLOSA ARCHITECTS INC 
197 Broadway Arlington MA 02474 
p.781.641.9500  c.617.461.8191 
zeke@brownfenollosa.com 
www.brownfenollosa.com 
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From: Barbara Thornton <barbarathor@gmail.com> 

To: Andrew Bunnell <ABunnell@town.arlington.ma.us>, Ebenson@town.arlington.ma.us,  Kin Lau 
<KLau@town.arlington.ma.us>, David Watson <DWatson@town.arlington.ma.us>,  Rachel Zsembery 

<rzsembery@town.arlington.ma.us> 
Cc: Jenny Raitt <JRaitt@town.arlington.ma.us>, Erin Zwirko <ezwirko@town.arlington.ma.us> 

Date: Mon, 18 May 2020 18:31:28 -0400 

Subject: Special Permit for 882-892 Mass Ave. - Housing 
  
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 
or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 

>" brackets) and you know the content is safe. 
  
TO:  ARB 

The proposed 22 unit (plus commercial) project scheduled to replace 3 commercial buildings at 882-
892 of Mass Ave., across from the high school is scheduled for a first hearing by the ARB 
tonight. Special Permit Docket #3625 

Apparently all are single bedrooms. Based on the Design Study done by MIT last Fall, there is a real 
need for more single bedroom units in Arlington.  They address two niches:  1) they are likely to be 
more affordable because they are smaller and 2) they provide a home for young single,pre-child 
rearing, professionals in their early creers and for older, post child rearing singles.    

My concern, especially given Arlington's own participation in the effort to meet the region's need for 
housing, is that only THREE of the 22 residential units are dedicated for affordable housing.    

As the regulatory agency with approval rights over this project, the ARB has considerable "soft 
power" and negotiating opportunity to have this development do better for the community. 

I propose - give them another story, another 7 units. Encourage them to have TEN units affordable 
out of a total of ca. 30 units.  Limit these to permanently rental units, not potential condos. 

Consider your potentional use of eminant domain and step back from that to negotiate aggressively 
on behalf of the Town's larger interests, not just whether they comply with zoning regulations. 

I'd also like to take this opportunity to comment on the sidewalk width.  As we reconsider our towns, 
especially our transit corridors, in the post Covid 19 era, we will be looking for ways to create 
opportunities for maintaining "social distance" and for avoiding the pusthing together of pedestrians 
on sidewalk corridors, especially those near transit stops or other uses that attract pedestrians to 
stop and linger. 

Thank you for this opportunity to share my thoughts. 

  

Barbara Thornton 
MCP 
Precinct 16 
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From: Bill Rubin <brubin613@gmail.com> 

To: jraitt@town.arlington.ma.us 
Date: Mon, 18 May 2020 19:06:21 -0400 

Subject: 882-892 Mass Ave Project - 
  
CAUTION: This email originated from outside of the Town of Arlington's email system. Do not click links 

or open attachments unless you recognize the REAL sender (whose email address in the From: line in "< 
>" brackets) and you know the content is safe. 

  
Hello Jennifer, 

 
I hope you, your family and friends are doing well. 

 

I am writing regarding the redevelopment of 882-892 Mass Ave. 
 

There are many issues I have with the project. 
One is the size of the project right across the street from another tall building. It gives the feeling and 

look of being hemmed in; it will have a tight and narrow part of Mass Ave, unlike any other Arlington 

location, particularly on Mass Ave. It is not a good look or feel. 
 

My main concern is narrowing the sidewalk if this project is going to go through. This project's location 
has a higher pedestrian volume because of its proximity to the high school and the high-volume bus stop. 

The wider sidewalks are needed in that area. 
 

Please keep the sidewalks wide! 

  
Thank you for listening. 

  
-Bill Rubin 
10 Bonad Road, 
Arlinigton, MA 02476 
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