
Town of Arlington, MA
Redevelopment Board

Agenda & Meeting Notice
July 20, 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 July 20, 2020
at 12:00 p.m. If visual information is provided as part of your correspondence, the Board requests
this by July 17, 2020 at 12:00 p.m.

The Arlington Redevelopment Board will meet Monday, July 20, 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/97369487293 | Enter Meeting ID: 973 6948 7293 or join by phone with by
calling: 1-646-876-9923, enter the Meeting ID 973 6948 7293 followed by “#”.

1. Docket #3625, 882-892 Mass Ave *Continued Public Hearing*
7:00 p.m. 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. 

• 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 in accordance with
Board rules and regulations.
• Board members will discuss docket and may vote.

2. Presentation and Discussion: Whittemore Park renovations
7:30 p.m. Representatives from Crowley Cottrell and the Department will provide a

project update.

Board members will discuss 

3. Meeting Minutes (4/27, 5/4, 5/18)
7:50 p.m. Board will review and approve meeting minutes. 
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4. Open Forum
8:00 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 8:20 p.m. – Adjourn  

6. Correspondence Received
Correspondence received from:
C. Gates 
D. Seltzer 
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Town of Arlington, Massachusetts

Docket #3625, 882-892 Mass Ave *Continued Public Hearing*

Summary:
7:00 p.m. 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. 

• 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 in accordance with Board rules and
regulations.
• Board members will discuss docket and may vote.

ATTACHMENTS:
Type File Name Description
Reference
Material 2020-07-15_ARB_Form.pdf NEW 2020-7-15

ARB Application

Reference
Material Combined_Application_Materials_-_updated_5-7-20.pdf

Combined
Application
Materials -
updated 5-7-2020

Reference
Material 3625_Arlington__Mass_Ave_882-892_deed___plan.pdf

Docket #3625
882-892 Deed and
Plan

Reference
Material 4_-_Layout___Materials-C-102.pdf NEW Layout and

Materials
Reference
Material 10_-_Landscaping-L-101.pdf NEW

Landscaping

Reference
Material 2020-07-15_EX-1_-_Open_Space_Lose_2_Stalls.pdf

NEW 2020-7-15
EX-1 - Open
Space Lose 2
Stalls

Reference
Material 2020-07-15_EX-2_Open_Space_-_Keep_2_Stalls.pdf

NEW 2020-7-15
EX-2- Open
Space Keep 2
Stalls

Reference
Material Arlington_Mixed_Use_7.15.20.pdf NEW Arlington

Mixed Use 7.15.20

Reference
Material Correspondence_from_A._Bagnall_received_0518020.pdf

Correspondence
from A. Bagnall
received
05182020
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Reference
Material Correspondence_from_B._Elliott_received_05182020.pdf

Correspondence
from B. Elliott
received
05182020

Reference
Material Correspondence_received_from_A._Palmer_07202020.pdf

Correspondence
from A. Palmer
received
07202020

Reference
Material Correspondence_from_B._Rubin_received_05182020.pdf

Correspondence
from B. Rubin
received
05182020

Reference
Material Correspondence_from_B._Thornton_received_05182020.pdf

Correspondence
from B. Thornton
received
05182020

Reference
Material Correspondence_Received_from_B._Thornton_07202020.pdf

Correspondence
from B. Thornton
received
07202020

Reference
Material Correspondence_from_C._Klein_with_attachment_received_05162020.pdf

Correspondence
from C. Klein with
attachment
received
05162020

Reference
Material Attachment_from_C._Klein_received_05162020.pdf

Attachment from
C. Klein received
05162020

Reference
Material Correspondence_Received_from_C._Loreti_07202020.pdf

Correspondence
from C. Loreti
received
07202020

Reference
Material Correspondence_from_D._Seltzer_with_attachments_received_0514020.pdf

Correspondence
from D. Seltzer
with attachments
received 05 14
2020

Reference
Material Attachment_1_from_D._Seltzer_received_05142020.pdf

Attachment 1 from
D. Seltzer
received
05142020

Reference
Material Attachment_2_from_D._Seltzer_received_05142020.pdf

Attachment 2 from
D. Seltzer
received
05142020

Reference
Material Attachment_3_from_D._Seltzer_received_05142020.pdf

Attachment 3 from
D. Seltzer
received
05142020

Reference
Material Correspondence_from_D._Seltzer_received_05112020.pdf

Correspondence
from D. Seltzer
received 05112020

Reference
Material Correspondence_Received_from_D._Seltzer_07182020_with_attachment.pdf

Correspondence
received from D.
Seltzer with
attachment
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07182020

Reference
Material Attachment_received_from_D._Seltzer_07182020.pdf

Attachment from
D. Seltzer
received
07182020

Reference
Material Correspondence_Received_from_D._Seltzer_071920_with_attachment.pdf

Correspondence
from D. Seltzer
with attachment
received
07192020

Reference
Material Attachment_received_from_D._Seltzer_07192020.pdf

Attachment
received from D.
Seltzer 07192020

Reference
Material Correspondence_from_E._Pyle_received_05182020.pdf

Correspondence
from E. Pyle
received
05182020

Reference
Material Correspondence_from_H._Helson_received_05182020.pdf

Correspondence
from H. Helson
received
05182020

Reference
Material Correspondence_from_M._Varoglu_received_05172020.pdf

Correspondence
from M. Varoglu
received
05172020

Reference
Material Correspondence_from_P._Worden_with_attachment_received_051820.pdf

Correspondence
from P. Worden
with attachment
received
05182020

Reference
Material Attachment_from_P._Worden.pdf

Attachment from
P. Worden
received
05182020

Reference
Material Correspondence_from_Z._Brown_received_05182020.pdf

Correspondence
from Z. Brown
received
05182020
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 1 Updated August 28, 2018 

TOWN OF ARLINGTON 

REDEVELOPMENT BOARD 
Application for Special Permit In Accordance with Environmental Design 

Review Procedures (Section 3.4 of the Zoning Bylaw) 
 

Docket No.   

1.  Property Address   

 Name of Record Owner(s)    Phone    

 Address of Owner  ,     

Street City, State, Zip 

 
2. Name of Applicant(s) (if different than above)   

Address    Phone    

Status Relative to Property (occupant, purchaser, etc.) _   

 
3.  Location of Property    

Assessor's Block Plan, Block, Lot No. 

 
4.  Deed recorded in the Registry of deeds, Book  , Page    ; 

-or- registered in Land Registration Office, Cert. No.    , in Book   , Page   . 

 
5. Present Use of Property (include # of dwelling units, if any)    

  

 
6. Proposed Use of Property (include # of dwelling units, if any)   

  

  

 
7. Permit applied for in accordance with     

the following Zoning Bylaw section(s)     

    

    

section(s) title(s) 

8.  Please attach a statement that describes your project and provide any additional information that may aid the ARB in 

understanding the permits you request. Include any reasons that you feel you should be granted the requested permission. 

 
 
 
 
 
 

(In the statement below, strike out the words that do not apply) 

The applicant states that   is the owner -or- occupant -or- purchaser under agreement of the 

property in Arlington located at    

which is the subject of this application; and that unfavorable action -or- no unfavorable action has been taken by the Zoning Board 

of Appeals on a similar application regarding this property within the last two years. The applicant expressly agrees to comply 

with any and all conditions and qualifications imposed upon this permission, either by the Zoning Bylaw or by the Redevelopment 

Board, should the permit be granted. 
 
 

  

Signature of Applicant(s) 

     

 
   _  _ 

Address Phone  
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 2 Updated August 28, 2018 

Town of Arlington Redevelopment Board 
Application for Special Permit in accordance with 

Environmental Design Review (Section 3.4) 
 

 

Required Submittals Checklist 
 

 
 

Two full sets of materials and one electronic copy are required. A model may be requested. 

Review the ARB’s Rules and Regulations, which can be found at arlingtonma.gov/arb, for the full 
list of required submittals. 

 

 
 

   Dimensional and Parking Information Form (see attached) 
 
   Site plan of proposal  

 
   Model, if required  

 

   Drawing of existing conditions  
 
   Drawing of proposed structure  

 
   Proposed landscaping. May be incorporated into site plan  

 

   Photographs  
 
   Impact statement  

 
   Application and plans for sign permits  

 
   Stormwater management plan (for stormwater management during construction for projects 

with new construction 
 
 
 
FOR OFFICE USE ONLY 

 
    Special Permit Granted Date:     

 

    Received evidence of filing with Registry of Deeds Date:    

 

    Notified Building Inspector of Special Permit filing Date:   
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 3 Updated August 28, 2018 

TOWN OF ARLINGTON 

REDEVELOPMENT BOARD 
Petition for Special Permit under Environmental Design Review (see Section 3.4 of the 

Arlington Zoning Bylaw for Applicability) 
 

For projects subject to Environmental Design Review, (see Section 3.4), please submit a statement that completely describes your 

proposal, and addresses each of the following standards. 

 
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. 

 
2.  Relation of Buildings to Environment. Proposed development shall be related harmoniously to the terrain and to the 

use, scale, and architecture of existing buildings in the vicinity that have functional or visual relationship to the proposed 

buildings. The Arlington Redevelopment Board may require a modification in massing to reduce the effect of shadows 

on abutting property in an R0, R1 or R2 district or on public open space. 

 
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 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. 

 
4.  Circulation. With respect to vehicular, 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 8.13 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. 

 
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 storm water treatment by means of swales, 

filters, plantings, roof gardens, native vegetation, and leaching catch basins.  Storm water 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 at 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 storm water 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 the future maintenance needs. 

 
6.  Utility Service. Electric, telephone, cable TV and other such lines and equipment shall be underground. The proposed 

method of sanitary sewage disposal and solid waste disposal from all buildings shall be indicated. 

 
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. Advertising features are subject to the provisions of Section 6.2 of the Zoning Bylaw.  
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 4 Updated August 28, 2018 

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. 

 
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 as 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. 

 
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 practicable, whether these exist on the site or 

on adjacent properties. 

 
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 impact on light, air, and 

water resources, or on noise and temperature levels of the immediate environment. 

 
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. 

[LEED checklists can be found at http://www.usgbc.org/DisplayPage.aspx?CMSPageID=220b ] 

 
In addition, projects subject to Environmental Design Review must address and meet the following 

Special Permit Criteria (see Section 3.3.3 of the Zoning Bylaw): 

 
1. 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. 

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

 
3.  The requested use will not create undue traffic congestion or unduly impair pedestrian safety. 

 
4. 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. 

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

 
6. The requested use will not impair the integrity or character of the district or adjoining districts, nor be 

detrimental to the health, morals, or welfare. 

 
7. The requested use will not, by its addition to a neighborhood, cause an excess of the particular use that 

could be detrimental to the character of said neighborhood. 

9 of 194

http://www.usgbc.org/DisplayPage.aspx?CMSPageID=220b


  

 5 Updated August 28, 2018 

 

TOWN OF ARLINGTON 
Dimensional and Parking Information 

for Application to 

The Arlington Redevelopment Board Docket No.    

 

Property Location   Zoning District    

 

Owner:   Address:   

 

Present Use/Occupancy: No. of Dwelling Units:  Uses and their gross square feet: 
 
    

Proposed Use/Occupancy: No. of Dwelling Units: Uses and their gross square feet: 
 

    
 

 Min. or Max. 

Present Proposed Required by Zoning 

Conditions Conditions for Proposed Use 

Lot Size   min. 

Frontage   min. 

Floor Area Ratio   max. 

Lot Coverage (%), where applicable   max. 

Lot Area per Dwelling Unit (square feet)   min. 

Front Yard Depth (feet)   min. 

Side Yard Width (feet) right side   min. 

 left  side   min. 

Rear Yard Depth (feet)   min. 

Height   min. 

Stories   stories 

Feet   feet 

Open Space (% of G.F.A.)   min. 

Landscaped (square feet)   (s.f.) 

Usable (square feet)   (s.f.) 

Parking Spaces (No.)   min. 

Parking Area Setbacks (feet), where applicable   min. 

Loading Spaces (No.)   min. 

Type of Construction  

Distance to Nearest Building   min. 
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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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MAIL & BIKES

ELEC

OFFICE RESTROOM
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Utility Statement

Locus

Locus Map

c
All Rights Reserved

Copyright    2020 Allen & Major Associates, Inc.

100 COMMERCE WAY, SUITE 5
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FAX: (781) 935-2896
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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
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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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2729-01_Existing-Conditions
  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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2729-01_Existing-Conditions
  Printed  4/10/2020Prepared by Allen & Major Associates Inc. 

Page 4HydroCAD® 10.00-24  s/n 02881  © 2018 HydroCAD Software Solutions LLC

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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Type III 24-hr  2-Year Rainfall=3.23"2729-01_Existing-Conditions
  Printed  4/10/2020Prepared by Allen & Major Associates Inc. 

Page 5HydroCAD® 10.00-24  s/n 02881  © 2018 HydroCAD Software Solutions LLC

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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Type III 24-hr  2-Year Rainfall=3.23"2729-01_Existing-Conditions
  Printed  4/10/2020Prepared by Allen & Major Associates Inc. 

Page 6HydroCAD® 10.00-24  s/n 02881  © 2018 HydroCAD Software Solutions LLC

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
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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.
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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.
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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
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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.

Custom Soil Resource Report
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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:

Custom Soil Resource Report
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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.

Custom Soil Resource Report
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MAP LEGEND MAP INFORMATION

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

Soils
Soil Rating Polygons

A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Lines
A

A/D

B

B/D

C

C/D

D

Not rated or not available

Soil Rating Points
A

A/D

B

B/D

C

C/D

D

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—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

Custom Soil Resource Report
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SUMMER - 7:30AM TO 4:30PM

SPRING/FALL - 9:00AM TO 3:00PM

WINTER - 9:00AM TO 3:00PM
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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: Allysen Palmer Carver <apalmer@starrigger.net> 

Date: July 20, 2020 at 12:37:23 PM EDT 

To: "jraitt@town.arlington.ma.us" <jraitt@town.arlington.ma.us> 

Subject: 882-892 Mass. Ave., Arlington 

 

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 members of the Redevelopment Board, 
 
The proposed development at 882-892 Mass. Ave., Arlington, is too wide, too tall, has too many 

apartments, and will cost us all a great deal—in loss revenue from business, and also in loss of space and 

town character. We do not need another residential building that will cost us!  in town services while 
reducing commercial space. 

And we do not need another ugly building that butts up too closely to the street—that must be against 
current zoning.  WHY are we even considering this kind of building?! We need commercial space and we 

need inviting civic space and we need green space.  This takes away all three. 

Nor am I persuaded that this is the only way to increase affordable housing. Affordable housing doesn't 

have to be ugly and financially damaging over the long term. 

Please deny this application. This type of large, characterless development is detrimental to the town. 

The building must be lower, must be well set back, and must include lots of commercial space (“small 
retail and service establishments serving the needs of adjacent neighborhoods”). It must be 

redesigned to look attractive and be inviting to walk past, linger by, and walk into. It should allow space 
so restaurants can put tables out on the sidewalk for service. It should attract customers! It should allow 

trees and plantings (not token strips) all around, and have great sightlines for walkers, cyclists, and 
drivers. 

This building is not all at what I envision when I think of "mixed use."  Please just say no. 

Yours, 

Allysen Palmer 

102 Melrose St., Arlington 
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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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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: Barbara Thornton <bthornton@assetstewardship.com> 

Date: July 20, 2020 at 8:57:29 AM EDT 

To: Arlington <arlington@arlingtonlist.org> 

Cc: Andrew Bunnell <abunnell@gmail.com> 

Subject: Toraya Block 

 

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. 

 

Unless we want Arlington to be dominated by larger single family homes 

with price tags over $1.5MM,  we need to build more housing projects like 
the one proposed on the Toraya block. 

 
If you are a single person, an older person, in Arlington, and not a 

millionaire or a long time home owner here, you have almost no choices for 
living here.  Do we really want our town to be so exclusive?  Such a "mono 

culture"? 
 

Lets worry about getting more cafes when we fill the empty spaces we now 
have and when we get more people in town who like to go to cafes. 

 

Please ARB.... approve those units to build now!   This is a risky financial 
time for developers.  We will lose all development opportunities if we don't 

start taking advantage of these opportunities that are on the table now.   
 
BARBARA THORNTON 
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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: Chris Loreti <cloreti@verizon.net> 

To: "abunnell@town.arlington.ma.us" <ABunnell@town.arlington.ma.us>, 
rzsembery@town.arlington.ma.us, KLau@town.arlington.ma.us, EBenson@town.arlington.ma.us, Jenny 

Raitt <jraitt@town.arlington.ma.us> 
Cc: JHurd@town.arlington.ma.us, JCurro@town.arlington.ma.us, DMahon@town.arlington.ma.us, 

SDecourcey@town.arlington.ma.us, LDiggins@town.arlington.ma.us, Douglas Heim 

<dheim@town.arlington.ma.us>, Adam Chapdelaine <achapdelaine@town.arlington.ma.us>, Christian 
Klein <CKlein@town.arlington.ma.us> 

Date: Mon, 20 Jul 2020 11:09:00 -0400 
Subject: ARB Docket 3625: Public Comments to be Entered into the Hearing Record 

  
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 ARB Chair Bunnell and Members: 

 

The following are public comments for the special permit hearing on 882-892 Mass. Ave. (Docket 

3625).  I request that they be made part of the record for the hearing. 

 

These comments pertain to the open space proposed by the developer for the site, and its failure to meet 

the requirements of the Arlington Zoning Bylaw (hereafter referred to as "the bylaw"). 

 

1.  Comments have been made to the effect that the existing development is currently non-conforming 

with respect to usable open space.  That is not correct.  Usable open space is only required for residential 

uses.  Since there are no residential uses on the site at present, zero usable open space is entirely 

conforming with the bylaw. 

 

2.  Once the use of a site changes, all of the dimensional requirements for the new use apply.  The 

developer does not get to choose only those that are less stringent, and claim that those it cannot now 

meet as a result of the change in use are somehow grandfathered. 

 

3.  The developer has improperly calculated usable and landscaped open space in its latest submission, 

and the usable open space clearly does not meet the minimum 25 foot dimensional requirement in the 

definition of "usable" open space. 

 

4.  The ARB is allowed to grant relief from the dimensional requirements of the bylaw only when explicitly 

authorized to do so by the bylaw.  The bylaw provides no such authority for reducing the amount of 

required landscaped and usable open space, nor does it provide any authority for changing the definition 

of usable open space. 

 

5.  The developer has two options for obtaining the special permit: change the plans to conform with the 

bylaw's open space requirements or obtain a variance from the Zoning Board of Appeals. 

 

6.  Because the proposed development does not meet the open space requirements of the bylaw and the 

ARB lacks the authority to grant relief in this regard, until the developer makes use of one of the two 

options listed above, it would be arbitrary, capricious, and contrary to the law for the ARB to grant a 

special permit for this development. 
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7.  Members of the ARB must understand that they are acting in a quasi-judicial capacity when they are 

acting on special permits.  While some, including an unfortunate number of  town officials, would have 

you believe you are judging a popularity contest, your vote on special permits must be in accordance 

with the bylaw. 

 

Finally, I would note that compliance with the open space requirements of the bylaw is a continuing 

problem with the mixed-use proposals that come before the ARB.  I urge you to work with the Town 

Manager and the Select Board to ensure that Inspectional Services provides a written review of all such 

proposals documenting compliance with the open space and the other dimensional requirements of the 

bylaw before the special permit hearings begin.  If a proposal fails to meet the dimensional requirements 

of the bylaw, as this one does, then Inspectional Services must refer it to the Zoning Board of Appeals for 

a variance before the ARB begins its EDR special permit hearing. 

 

Sincerely, 

 

Christopher Loreti 

56 Adams St. 

Arlington 

 

cc: Arlington Select Board 

Arlington Town Manager 

Arlington Town Counsel 

Chair, Arlington Zoning Board of Appeals 
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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: 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> 

Date: July 18, 2020 at 2:14:46 PM EDT 

To: Andrew Bunnell <abunnell@town.arlington.ma.us>, Eugene Benson 

<EBenson@town.arlington.ma.us>, David Watson <dwatson@town.arlington.ma.us>, 

"KLau@town.arlington.ma.us" <KLau@town.arlington.ma.us>, 

"rzsembery@town.arlington.ma.us" <rzsembery@town.arlington.ma.us>, Erin 

Zwirko <EZwirko@town.arlington.ma.us>, Jenny Raitt 

<JRaitt@town.arlington.ma.us> 

Subject: Docket 3625 - Parking and Open Space Issues 

 

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. 

 

Please see the attached letter on the parking and open space 

deficiencies of the latest proposal for 882 Mass Ave 

 

Don Seltzer 
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To: Arlington Redevelopment Board
Subj:  Docket 3625 - Parking and Open Space Issues

Having reviewed the latest plans for 882 Mass Ave which were 
released to the public this past Thursday afternoon, I am 
disappointed to see that no attempt was made to correct the 
parking problems that were revealed at the first hearing on July 6.  
Additionally, the plans show a lack of understanding of several of 
Arlington’s zoning bylaws regarding the requirements for 
landscaped and usable open space.

Section 6 of the Bylaw, listed below, is quite clear that the parking 
spaces in the two rows in the plan must each be 18 feet long.  The 
aisle space between the two rows must be 24 feet wide.  Five foot 
wide green buffers must be provided between the parking area 
and the building, and also the rear/side lot lines.  Based upon 
these restrictions, a two row parking lot as portrayed on the plans 
must have a minimum width of 18 + 18 + 24 + 5 + 5 = 70 feet.  
When the architects moved the building back from the street by a 
few feet and failed to reduce its depth, they reduced the available 
parking width to just 63 feet.  This is simply too small to 
accommodate the minimum dimensions required by the Bylaw.  
Additionally, the frontage along Lockland is considered a front 
yard, and the parking area must be set back a minimum of 20 feet 
from the street.

Without radical design changes to the size, shape, and location of 
the building, there does not seem to be any way to accommodate 
more than a single row of about 10 to 12 parking spaces.

The latest plans claim that various areas of landscaping about the 
lot comprise the required Usable Open Space.  Dimensions are 
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lacking, but it appears that none of the claimed areas meet the 
basic bylaw definition ZBL Section 2:  Open space shall be 
deemed usable only if … no horizontal dimension is less than 
25 feet. 

The claimed areas also fail to meet the basic standards set out in 
the bylaw for the Board’s environmental review,  ZBL 3.4.4.C:

• 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 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.  

It hardly needs to be said that the space hidden behind a dumpster does 
not meet this standard.  

There are two steps that can resolve these fundamental problems with 
the parking and lack of open space. One row of parking should be 
eliminated, reducing the number of spaces by half.  The reclaimed land 
can then be used to satisfy the Bylaw’s dimensional requirements for 
open space. 

I do not believe that the Redevelopment Board has the authority to 
exempt the developer from the basic dimensional parking requirements 
of Section 6 of the Bylaw, but you do have the authority to reduce the 
number of parking spaces. 

It is worth noting that if the developer had wished to build a 
straightforward apartment building on his 14,000 sf B2 lot, he would be 
allowed only a nine unit building.  That is consistent with what a lot this 
size can support.  Relabelling it as a mixed use development relaxes 
certain zoning requirements but does not magically create the needed 
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space.  A 14,000 sf lot is simply not adequate for a twenty-one unit 
apartment building.  It is suitable for a two or three story building with 
the ground floor all commercial and one or two residential floors above, 
with six to twelve apartments.  That is the vision that was presented to 
Town Meeting in 2016 when they voted for Mixed Use.

Parking Bylaw articles relevant to 882 Mass Ave. 

6.1.11. Parking and Loading Space Standards 

• A parking space may be inside or outside a structure and shall be 
for the exclusive use of one motor vehicle. Spaces entered from the 
front or rear, and stacked spaces, shall have minimum dimensions 
of 8.5 feet by 18 feet. Compact car parking spaces permitted in 
accordance with Paragraph C(11) below shall be at least 8 feet by 
16 feet. For parallel parking, a space shall have minimum 
dimensions of 8 feet by 22 feet, except that such spaces which are 
open and unobstructed at one end may be only 18 feet in length. In 
residential side yards, the width of a parking space may be the 
width of the side yard, but in no case less than 7.5 feet.  

• All parking and loading areas containing over five spaces, 
including automotive and drive-in establishments of all types, shall 
be paved and subject to the following:  

• (3)  Each required off-street parking space shall have direct access 
to an aisle or driveway having a minimum width of 24 feet in the 
case of two-way traffic  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D. All parking and loading areas containing over five spaces which are 
not inside a structure shall also be subject to the following. 

• (1)  The surfaced area shall be set back at least 10 feet from front 
lot lines and from all lot lines of abutting property used for 
residential purposes; however, for side and rear lot lines the 
setback need only be five feet if the setback includes a solid 
wall or solid wooden fence, five to six feet in height 
complemented by suitable plantings. In no case shall the paved 
area be set back from the front lot line a distance less than the 
minimum front yard setback for the district, nor from a side or 
rear lot line a distance less than the minimum buffer width required 
in the Density and Dimensional Regulations of the district. Where 
deemed appropriate by property owner, acceptable to immediate 
abutters, and approved by the Building Inspector, another wall or 
fence height or fence type may be substituted for the required wall 
or fence. 

• 2)  The area shall be effectively screened with suitable planting or 
fencing on each side that faces abutting lots used for residential 
purposes. The screening shall be within the lot boundaries and at 
least five feet and not more than six feet high. Parking areas and 
access driveways accessory to any multi-family dwelling shall be 
separated from the building by a buffer strip of green open 
space not less than five feet wide and suitably planted. 

• (3)  The area within the setback from the front lot line shall be 
landscaped and shall contain a compact hedge, fence, or berm at 
least three feet high, placed parallel to the street except within 10 
feet of driveways.  

• (4)  Parking shall not be located within the required front yard 
area in any district.  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It is the purpose of this Bylaw to discourage the perpetuity of 
nonconforming uses and structures whenever possible.  

Don Seltzer 

18 July, 2020
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From: Don Seltzer <timoneer@gmail.com> 

Date: July 19, 2020 at 12:20:57 PM EDT 

To: Andrew Bunnell <abunnell@town.arlington.ma.us>, Eugene Benson 

<EBenson@town.arlington.ma.us>, "KLau@town.arlington.ma.us" 

<KLau@town.arlington.ma.us>, David Watson <dwatson@town.arlington.ma.us>, 

"rzsembery@town.arlington.ma.us" <rzsembery@town.arlington.ma.us>, Erin 

Zwirko <EZwirko@town.arlington.ma.us>, Jenny Raitt 

<JRaitt@town.arlington.ma.us> 

Subject: Docket #3625 GFA calculations for Open Space requirements 

 

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  Arlington Redevelopment Board 

 

I regret these last minute comments, but I believe them to be 

important to the Board's consideration before tomorrow's 

hearing. 

 

Don Seltzer 
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To: Arlington Redevelopment Board
Subj:  Docket 3625 - Floor Area Calculations

The original plans submitted for 882-892 Mass Ave claimed a Gross 
Floor Area of 18,009 square feet.  

The revised plans, submitted in early July, showed the expansion of the 
4th floor by elimination of the stepbacks, and a small decrease in the 
building location and footprint.  The net change resulted in a claimed 
GFA of 17,720 sf.
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The most recent plans submitted for the July 20 hearing do not specify 
a GFA, but it appears that the only change to floor area is reclassifying 
450 sf in the basement from residential use to commercial use.

Both of these claims of GFA, whether 18,009 or 17,729 sf are restricted 
to the ground and upper floors.  They fail to include any footage of the 
lower level.  Some of this area can be excluded, with the exact amount 
depending upon whether the space is classified as Basement or Cellar.  
A reasonable approximation is that at least 3500 sf of this lower level 
should be included in the GFA calculation.

The calculations for the required Open Space, both Landscaped (10%) 
and Usable (20%), show a similar lack of understanding of Arlington’s 
bylaws.  Both the May and early July plans calculated the required 
areas as percentages of the lot size, 14,381 sf instead of the GFA used 
for residential.  This resulted in a significant understatement of the 
requirements.
ZBL  5.3.21. Supplemental Requirements in the Business and Industrial 
Districts 

• D.  For mixed uses and any permitted residential use not specifically 
identified in the tables in Section 5.5.2, the minimum open space 
requirements (computed from the residential floor area only) shall be 
10% landscaped and 20% usable in the B1, B2, B2A, B3, and B4 
districts, and 15 percent usable in the B5 district.  

More perplexing is how the latest plan submission calculated these 
areas.  The basis of GFA is only 11,161 sf.  I am at a loss to puzzle out 
how this number was derived.  Even allowing for the error of 
excluding all lower level floor area, the basis should be 16,640 sf 
(17,720-1,300) based upon the applicants claim of total GFA minus the 
1300 sf assigned to commercial space.  This equates to 1,664 sf of 
landscaped open space and 3,284 sf of usable open space.
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As I noted in a previous letter, the latest plans display an ignorance of 
our basic bylaw definition. 
ZBL Section 2:  Open space shall be deemed usable only if … no 
horizontal dimension is less than 25 feet. 

In one version of the newly submitted plans there is a small area 
behind the dumpster which may meet the dimensional requirement of 
25 feet.  In a second alternative, possibly a few hundred more square 
feet on the other side of the dumpster can be claimed as usable open 
space.  The narrow strips of landscaping around the perimeter of the 
lot and the bicycle racks in front in no way meet the bylaw definition.

The claimed areas also fail to meet the basic standards set out in the 
bylaw for the Board’s environmental review,  ZBL 3.4.4.C:

• 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 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.  

It hardly needs to be said that the space hidden behind a dumpster does not 
meet this standard.  

As I previously suggested, there are two steps that can resolve these 
fundamental problems with the parking and lack of open space. One row of 
parking should be eliminated, reducing the number of spaces by half.  The 
reclaimed land can then be used to satisfy the Bylaw’s dimensional 
requirements for open space. 

I do not believe that the Redevelopment Board has the authority to exempt the 
developer from the basic dimensional parking requirements of Section 6 of the 
Bylaw, but you do have the authority to reduce the number of parking spaces. 
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It is worth noting that if the developer had wished to build a straightforward 
apartment building on his 14,000 sf B2 lot, he would be allowed only a nine 
unit building.  That is consistent with what a lot this size can support.  
Relabelling it as a mixed use development relaxes certain zoning requirements 
but does not magically create the needed space.  A 14,000 sf lot is simply not 
adequate for a twenty-one unit apartment building.  It is suitable for a two or 
three story building with the ground floor all commercial and one or two 
residential floors above, with six to twelve apartments.  That is the vision that 
was presented to Town Meeting in 2016 when they voted for Mixed Use.

•

 
It is the purpose of this Bylaw to discourage the perpetuity of 
nonconforming uses and structures whenever possible.  

Don Seltzer 

19 July, 2020
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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: 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: 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 
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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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z 

  
  

-- 
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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Town of Arlington, Massachusetts

Presentation and Discussion: Whittemore Park renovations

Summary:
7:30 p.m. Representatives from Crowley Cottrell and the Department will provide a project update.

Board members will discuss 

ATTACHMENTS:
Type File Name Description
Reference
Material

Agenda_Item_2_-
_200629_ARB_Meeting_r.pdf Whittemore Park Presentation
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Whittemore Park 
July 11, 2020
Project Goals

PROJECT GOALS

WHITTEMORE PARK-PHASE 1
ARLINGTON, MA

Create a park that is beloved, 
inspires stewardship, and is 
culturally appropriate for town

Create a park that is democratic 
in that it could be used by many 
types of people

Create a park that is flexible in 
that it could be used use for many 
kinds of activities

Enhance historic, cultural, and 
natural landscape in Arlington 
Center

Cultivate opportunities for 
passive recreation, programs, 
and events

Increase visibility and prominence 
of the park

Improve circulation in the park
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Whittemore Park 
Existing Diagram

DIAGRAM-EXISTING

WHITTEMORE PARK-PHASE 1
ARLINGTON, MA 6

July 11, 2020161 of 194



Whittemore Park 
Proposed Diagram

DIAGRAM-PROPOSED

WHITTEMORE PARK-PHASE 1
ARLINGTON, MA 7
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Whittemore Park 
Existing Conditions
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Whittemore Park 
Proposed Plan
July 11, 2020164 of 194



Whittemore Park 
Proposed Rail Interpretation
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Whittemore Park 
Precedent Images

Resin-bound aggregate paving between existing tracks. Changes in color and indication of tracks in paving.
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Whittemore Park 
Proposed Trees
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Whittemore Park 
Proposed Trees

July 11, 2020

Canopy Trees
Thornless Honeylocust
Tuliptree
Swamp White Oak

Mid-Size Trees
Yellowwood

Flowering Ornamentals
Hawthorn
Redbud

Crataegus viridis Gleditsia triacanthos var. inermisHawthorn Thornless Honeylocust

Cercis canadensis Cladrastis kentukeaRedbud Yellowwood

Liriodendron tulipifera Quercus bicolorTuliptree Swamp White Oak
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Whittemore Park 
Proposed Shrubs

July 11, 2020

Quercus bicolor Swamp White Oak

Native Deciduous Shrubs
Summersweet
Dwarf Fothergilla
Oakleaf Hydrangea

Native Evergreen Shrubs
Inkberry

Groundcovers
Vinca
Dwarf Fragrant Sumac

Hydrangea quercifolia ‘Pee Wee’ Ilex glabra ‘Shamrock’Oakleaf Hydrangea Inkberry

Clethra alnifolia ‘Compacta’ Fothergilla gardeniiSummersweet Dwarf Fothergilla

Rhus aromatica ‘Gro-low’ Vinca minorDwarf Fragrant Sumac Periwinkle
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Whittemore Park 
Existing Monuments and Interpretation
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Whittemore Park 
Consolidated Historic Interpretation
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Whittemore Park 
Options for Interpretation
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Whittemore Park 
Granite Post and Wood Rail
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Whittemore Park 
Consolidated Historic Interpretation

WHITTEMORE PARK-PHASE 1
ARLINGTON, MA

Landscape Forms “Plainwell” bench AAL “Providence” post light

FURNISHINGS

17
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Whittemore Park 
Proposed Plan
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Town of Arlington, Massachusetts

Meeting Minutes (4/27, 5/4, 5/18)

Summary:
7:50 p.m. Board will review and approve meeting minutes. 

ATTACHMENTS:
Type File Name Description
Reference
Material

Agenda_Item_3_-
_04272020_Draft_ARB_Minutes.docx 04272020 Draft ARB Minutes

Reference
Material

Agenda_Item_3_-
_05042020_Draft_ARB_Minutes.docx 05042020 Draft ARB Minutes

Reference
Material

Agenda_Item_3_-
_05182020_Draft_ARB_Minutes.docx 05182020 Draft ARB Minutes
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Arlington Redevelopment Board 

Monday, April 27, 2020, 7:00 PM 

Meeting Conducted Remotely via Zoom  

Meeting Minutes 

 

This meeting was recorded by ACMi.  

PRESENT: Andrew Bunnell (Chair), Kin Lau, Eugene Benson, David Watson, Rachel Zsembery 

STAFF: Jennifer Raitt, Director of Planning and Community Development and Erin Zwirko, Assistant Director 

 

The Chair called the meeting to order and notified all attending that the meeting is being recorded by ACMi. 

The Chair explained that 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. This order from Governor Baker allows for 

meetings to be held remotely during this time to avoid public gatherings. 

The Chair introduced the first agenda item, Continued Public Hearings.  The Chair said that the Board will take Docket 

#3348, 833 Massachusetts Avenue, for the Atwood House first. Bob Annese attorney for the proponent, Jeff Noyes owner, 

Monty French Architect. Submitted plans sent to ARB with an updated proposal that states the Atwood House would have 

to come down. They need to go in front of the Historical Commission and file for a demolition permit with the Town. Monty 

French opined that even though the building is structurally sound it would not be feasible to rehab the building. Mr. Annese 

said the Atwood House is on the list of historically significant buildings. Mr. Annese said that at this point they have to 

determine if they will apply for a demolition permit and meet with the Historical Commission. The plans are for a mixed-use 

building with residential and commercial space. Mr. Annese asked for the Board’s guidance with going ahead with applying 

for a demolition permit. Mr. Annese said that he submitted a memo as requested regarding the jurisdiction of the Historical 

Commission. The Chair said that he is appreciative of the efforts that Mr. Annese has put forward and at this time the board 

should close this hearing and Mr. Annese should apply for a demolition permit and submit an EDR package to the 

Department of Planning and Community Development. Mr. Annese said that the applicant is prepared to do that.  

Mr. Lau said that he agrees with The Chair and we can talk more about the building itself. Mr. Watson said that he agrees 

and appreciates what Mr. Annese has tried to do with the building moving into a new appropriate process with other 

Committee’s in Town to review and comment is the best way to go at this moment. Mr. Benson said he agrees with some 

additions; he does not have a final opinion whether the building should be demolished or rehabbed. Mr. Benson would like 

to have some conditions if the Board closes this hearing so the project can move forward quickly. Mr. Benson said that he 

would like to have the demolition permit or EDR application to rehab the existing house within 30 days. Ms. Zsembery said 

that she agrees with Mr. Benson, her concern is the timeline after this hearing is closed. Mr. Annese said that he believes 

that they need more 30 days given COVID-19. Mr. Annese said that he would like to consult with Mr. French and thinks that 

a 90 day period may be more reasonable. Mr. French said 90 days seems more appropriate at this time. Mr. Benson asked 

for an explanation of the steps to file a demolition permit and why it would take more than 30 days. Mr. Annese said that 

he cannot get into to meet with the Building Department in person at this time business must be done via email. Mr. 

Annese said he cannot predict the obstacles he will encounter during this health crisis. Ms. Zsembery said that 90 days is 

the absolute maximum she would consider. Mr. Benson said perhaps the Board should consider 60 days since the Town is 

open for business, they are just not conducting meetings in person. Ms. Raitt said that if the Board is only requesting to file 

the demo permit application, then 30 days is a feasible timeline. Mr. Benson suggested that the demo permit application 

must be filed within 30 days or 60 days to file an EDR permit if the proponent decides to rehab the building. The Chair said 

that in the interest of moving this project to the next point the plans filed for this meeting will not be reviewed.   
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The Chair opened the floor to members of the public to comment.  

Patrice Smith commented that in order to raise your hand in a Zoom meeting one must select participants. 

John Worden said that it is outrageous that after years of moldering away, in the middle of this unprecedented pandemic 

that this building must be taken care of in such a hurry. If it is possible to have someone move this house. It should be 

rehabbed before making the house available to move. Mr. Atwood was a doctor that helped so many residents during the 

last epidemic. Mr. Worden said that he would like to hold off on decisions until meetings can resume in person. 

Mr. Benson said that the Board is not approving the project. The proponent has a right to request a demolition permit or 

submit plans to the Board for approval. Ms. Raitt said that the Town is still working during this unusual time and the 

proponent would be submitting applications at this time, which could take up to a year due to the demolition delay. 

Mr. Watson said that it is not fair to say that this is not a real meeting. The Board is conducting business during this time as 

outlined by the Commonwealth and Town.   

Mr. Seltzer asked to be on video. The Board said that Town Counsel advised not to allow share screens during Board 

meetings. Mr. Seltzer said that he wanted to present something but if he is unable to see his face Mr. Seltzer declined to 

comment. 

Mr. Benson motioned to close the hearing with the following conditions: Either within 30 days to file a demolition permit or 

within 60 days to file and EDR application if they intend to renovate the house. If the house is demolished, then an EDR 

application with plans for the site must be filed within a month. Mr. Lau seconds, all approved 5-0. 

 

The Chair introduced the next item, Docket #3616, 434 Massachusetts Avenue. Charlie from Vital Signs representing the 

proponent from Taipei-Tokyo. Charlie reviewed the updated sign proposal. Ms. Zsembery said that removing the lettering 

on the left hand sign brings the sign closer to adherence with the sign by-law. Mr. Benson said that he thinks the changes 

are not enough. Mr. Benson said that he thinks that the center logo meets the definition of a sign as described in the by-

law. Mr. Lau said he agrees with Ms. Zsembery. Mr. Lau said he feels the center panel is not a distracting from the rest of 

the building. The signage does not follow the by-law by the letter but Mr. Lau does not want to put an undue burden on this 

business. Mr. Watson said that he watched the last hearing where this signage was discussed. Mr. Watson said that this 

may be a grey area whether the center panel is artwork or a sign. Mr. Watson said that he will give the proponent leeway 

since they have worked so closely with the Board. The Chair said that he is comfortable with the Department’s view that the 

center sign is artwork. Mr. Benson said that he appreciates the Board’s position but he is afraid this may set a bad 

precedent going forward. Ms. Zsembery said that while she understands Mr. Benson’s view, there is room with artwork to 

complement a sign. Ms. Zsembery said her concern about removing the artwork is that the artwork is actually over the 

entry to the restaurant. Mr. Benson moved to approve the revised sign proposal as submitted. Ms. Zsembery seconded, 

approved 4-1 (Mr. Benson opposed). 

The Chair introduced the third hearing, Docket #2818, 880 Massachusetts Avenue. Jason Parillo with Back Bay Signs is 

representing the proponent. Mr. Parillo gave an overview of the proposed TD Bank directional sign.  Mr. Parillo proposed 

sign that is not designed to be illuminated to comply with Town sign by-laws. Ms. Zsembery said she is recusing herself due 

to potential conflict of interest. Ms. Zsembery said that she has a business relationship with TD Bank. Mr. Lau asked if the 

proposed sign is larger than the current sign. Mr. Parillo said that this sign is slightly larger. Mr. Lau said he is concerned 

about the size of the sign closest to the residential area. Mr. Lau said he would either like the sign moved to the public 

corner or to make the sign smaller if it remains so close to the residential area. Mr. Watson said if the sign is larger than 

what the by-law allows, the sign should then be made smaller. Mr. Benson said he is not concerned about the placement 
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but the sign dimensions should be in compliance sign by-law requirements. The Chair opened the floor to public comment. 

Michael Smith 10 Lockland Ave. said he is concerned about the up lighting on the existing sign and wanted to double check 

that the new sign will not be illuminated in any way. Mr. Parillo confirmed the sign would not be illuminated. 

Mr. Parillo said that he thinks he can work with the staff and have updated drawings within a week. Ms. Raitt said that the 

next hearing date would be May 18th and Ms. Raitt said that the Board would need the revised plans a week before that 

hearing. Mr. Lau motioned to continue this hearing until May 18th, seconded by Mr. Benson, approved 4-0 (Ms. Zsembery 

abstained). 

The Chair introduced the second agenda item, Discussion and Vote. Ms. Raitt said that currently Town Meeting has to be a 

formal, in person meeting. A bill to allow a virtual meeting has not yet been approved. Town Meeting would only focus on 

financial issues as a budget has to be approved by Town Meeting by the new fiscal year. Warrant Articles, Town by-law 

amendments, resolutions, and actions would be taken up at a future Town Meeting. Ms. Raitt shared a supplemental memo 

which outlines language to use for the Board’s vote, which is recommended by Town Counsel and the moderator. The Chair 

said this would ensure that any citizen proponent articles are not stalled by the two year limitation under 40A and gives the 

Board a chance to review their own articles that have to be discussed. This vote would put those articles on hold and allows 

for further public discussion.  Mr. Benson moved that vote that articles 28, 29, 30, 31, 32, 33, 34, 35, 36, 37, 38, 39, 40, 41, 

42, 43, 44, 45, 46, and 47 be referred to the Redevelopment Board for further study and all such articles be placed on the 

warrant for the next Annual or Special Town Meeting by the Redevelopment Board, whichever occurs first. For such 

meeting also not intended to be a limited meeting purpose due to the emergency recommendation with whatever 

recommendations that the ARB deems appropriate. This action is being taken due the extraordinary circumstances due to 

the current COVID-19 pandemic and emergency. Mr. Watson seconds, approved 5-0. 

The Chair introduced the next agenda item, Director’s updates. Ms. Raitt said that the Department continues to work on 

current projects such as the Sustainable Transportation Plan, Net Zero Plan,  and the economic analysis of Arlington’s 

industrial districts. Ms. Raitt will be able to announce dates that the engagement events will be held, whether public or 

virtual meetings. Ms. Raitt said at this time the Board should be focusing on the Master Plan, Economic Development, and 

thoughtfully continue the conversations with the community. Ms. Raitt asked the Board to provide any guidance about any 

other topics that the Department should consider.  Ms. Raitt said everyone should be thinking about how the business 

community can recover from the pandemic. Ms. Raitt notified the Board that the Town has received additional CDBG funds 

for rental assistance, micro-enterprise assistance, and social service agencies dealing with the effects of the pandemic.  

The Chair introduced the next agenda item, Meeting Minutes for 2/24/2020 Mr. Benson moved to accept the 2/24/20 

meeting minutes, Ms. Zsembery seconded, approved 4-0 (Mr. Watson abstained as he was absent on 2/24/20.) 

Ms. Zsembery moved to accept the 3/2/2020 meeting minutes, Mr. Lau seconded, approved 5-0. 

The Chair introduced the last agenda item, Open Forum. The Chair opened the floor to the public no comments 

Mr. Lau moved to adjourn, Mr. Watson seconded, approved 5-0. 

Meeting adjourned. 
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Arlington Redevelopment Board 

Monday, May 4, 2020, 7:00 PM 

Meeting Conducted Remotely via Zoom  

Meeting Minutes 

 

This meeting was recorded by ACMi.  

PRESENT: Andrew Bunnell (Chair), Kin Lau, Eugene Benson, David Watson, Rachel Zsembery 

STAFF: Jennifer Raitt, Director of Planning and Community Development  

 

The Chair called the meeting to order and notified all attending this Zoom meeting that the meeting is being recorded by 

ACMi. 

The Chair explained that 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. This order from Governor Baker allows for 

meetings to be held remotely during this time to avoid public gatherings. 

The Chair asked if anyone would like to speak to please use the raise hand function and the Chair will allow time to speak 

during the Open Forum portion of the meeting.  The Chair said that going forward speakers will be unmuted and may be on 

video if they like. 

The Chair introduced the first agenda item, ARB Property Update.  Ms. Raitt said that the Town was waiting for the State to 

issue construction site COVID-19 precautions and guidelines. After reviewing, them we are now signing the contract and 

issuing a notice to proceed on Monday May 11, 2020. The first part of the Central School Renovation Project will take place 

on the second floor and the ground and first floor renovations will follow. Mr. Lau asked what the premium to proceed with 

the current protocol will cost. Ms. Raitt said that Health and Human Services have reviewed the protocols and anticipate 

that it will be approximately an additional $20,000.00, which would come from contingency. Mr. Lau said that due to 

increased costs, some of his projects have asked to hold off until the extra procedures are not required. Mr. Lau asked if 

delaying the project has been considered. Ms. Raitt said the Town has already postponed signing the contract and are ready 

to proceed. Ms. Raitt said that they would likely have to hire a new designer if the project is significantly delayed. Mr. 

Watson asked what the cost implications would be if the project must start over. Ms. Raitt said that they must release the 

bond of $7.8 million for the project, submit a new RFP, and pay the fee to hire a new designer. The Town has already spent 

funds on designer and OPM services.  

Ms. Raitt said she would like to discuss the request for proposals timeline and process for the 23 Maple Street property. The 

tenant lease is ending on June 30, 2020 and all space in the building will become available. Ms. Raitt said that the tenant at 

23 Maple Street is currently the highest paying tenant in the portfolio at $52,800.00 annually.  This property is Zoned as R7 

and has 10 dedicated parking spaces behind the building. Ms. Raitt said that she needs to issue a RFP to request proposals 

from prospective tenants and will need one or two members of the Board to review the RFP proposals received.  Ms. Raitt 

said that the process may start in July. The Chair asked about the state of the current tenant and if there were any changes 

due to COVID-19. Ms. Raitt said that the tenant is scheduled to move out at the end of the lease and at that point Ms. Raitt 

said can evaluate property conditions. Mr. Lau asked what the building may be used for. Ms. Raitt said that it will probably 

be used as office space. Ms. Raitt would like to consider what would be a good fit for the neighborhood and would look for 

a management plan from potential tenants.  The Chair volunteered to assist on the RFP committee.   

Mr. Watson moved to approve The Chair’s nomination to the RFP Committee for 23 Maple Street, Mr. Lau seconded, 

approved 5-0. 
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Mr. Lau moved to approve the Department’s submittal of an RFP for the 23 Maple St. property, Ms. Zsembery seconded, 

approved 5-0. 

The Chair introduced the last agenda item, Open Forum. The Chair opened the floor to the public.  

Don Seltzer presented a visualization of the Hotel Lexington on Mass. Ave. from the perspective approaching from the west. 

Mr. Seltzer said he found irregularities in the picture. (Mr. Seltzer shared his screen to show the images of this area of Mass. 

Ave that he discussed.) Mr. Seltzer compared the telephone poles in the images against the Town’s GIS data to show 

irregularities in the developer’s visualization.  Ms. Zsembery said that the building department relies on the actual plans and 

elevations, not photoshopped images provided by the developer.  

Michael Ruderman said that he sent correspondence to the Board regarding the Board’s policy of concealing images of 

participants during remote Zoom meetings. Mr. Ruderman asked why this is the Board’s policy, why it is preferable to not 

allow full participation of the public, what is the risk of doing so, and when the Board adopted this policy. The Chair said 

that the policy is at his discretion and the Board will continue to review the policy as meetings go forward. The Chair said 

that anyone who wishes to speak may do so.  Mr. Lau said it is never the Board’s intention to censor anyone. The Board is 

learning as we move forward and is looking to prevent incidents like what happened during the Conservation Committee 

meeting (“Zoombombing”). Mr. Ruderman said that his comments are being presented at a lesser value than other 

commenters. 

Michael Quinn, The Council on Aging Board Chair, thanked the Board for the Central School Renovation project update.  Mr. 

Quinn said he looks forward to updates going forward and offered help if there is anything the Council on Aging can do to 

move progress along. 

The Chair said that he feels that the current way meetings are being run is the best way. Mr. Benson said that he finds it 

helpful to see the person speaking and there are limited numbers of thumbnails with video available.  There are advantages 

of having the speaker on the screen, and not others in attendance. Mr. Benson also said he likes to see materials on the 

screen during meetings but would like to review materials and visit sites in advance. Ms. Raitt said that any public 

comments are currently due by noon the Friday before the meeting. Mr. Benson said it would be helpful to spend some 

more time with materials before the meeting. Ms. Zsembery said that she agrees with Mr. Benson that it would be helpful 

to have more time to review visuals in advance. The Chair said Open Forum is to bring items that are outside the current 

schedule and it would be best to submit materials to be shown during a meeting by Friday at noon. Ms. Raitt suggested 

asking to have all visuals be received by noon on Friday and written comments must be received by noon on Monday before 

meetings.  

Mr. Lau moved to adjourn, Mr. Watson seconded, approved 5-0. 

Meeting adjourned. 
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Arlington Redevelopment Board 

Monday, May 18, 2020, 7:00 PM 

Meeting Conducted Remotely via Zoom  

Meeting Minutes 

 

This meeting was recorded by ACMi.  

PRESENT: Andrew Bunnell (Chair), Kin Lau, Eugene Benson, David Watson, Rachel Zsembery 

STAFF: Jennifer Raitt, Director of Planning and Community Development, and Erin Zwirko, Assistant Director  

 

The Chair called the meeting to order and notified all attending that the meeting is being recorded by ACMi. 

The Chair explained that 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. This order from Governor Baker allows for 

meetings to be held remotely during this time to avoid public gatherings. 

The Chair asked if anyone would like to speak to please use the raise hand function and the Chair will allow time to speak 

during the Open Forum portion of the meeting.  The Chair said that going forward speakers will be unmuted and may be on 

video if they like. 

The Chair said he would take the agenda items out of order and introduced the second agenda item first, discussion and 

vote in order to discuss the schedule for upcoming meetings. Ms. Raitt proposed that June 8, 2020 at 7:00 PM be the next 

meeting date. Mr. Lau motioned to hold the next meeting at 7:00PM on June 8, 2020, Mr. Watson seconded, approved 5-0. 

Ms. Raitt said that there will be a joint ARB Select Board meeting in July and she will provide that meeting date when it is 

available. 

The Chair introduced the first agenda item, Public Hearings.  Docket #3625 882-892 Mass. Ave. Bob Annese has asked for a 

continuance in order to reconfigure designs after receiving feedback from members of the public.  The Chair said that he 

agrees that businesses should not be displaced for new construction. Mr. Lau said he reviewed what was submitted and 

found that modifications are needed and there should be more commercial space on the ground floor. Mr. Lau would like 

the applicant to consider limiting parking and limiting ground floor housing units. Mr. Lau said he would like to see the 

corner lot with side elevation facing Lockland Ave, including adding more windows.  Mr. Lau asked that updated elevations 

be submitted with the surrounding buildings for more context and rethink the curb cuts. Mr. Benson said he also had 

concerns about narrowing the sidewalk and the lack of usable open space and landscape. Mr. Benson asked the applicant to 

consider a solar roof and electric charging station in the parking lot. Mr. Watson agreed that the loss of commercial space is 

unfortunate and would like to maintain existing or increase the proposed commercial space. Mr. Watson said that the plan 

for bicycle parking is not in compliance regarding both amount and type of bicycle parking.  Mr. Watson said he would like 

the redesign to incorporate aspects of the existing structure or the current look and feel of the existing structure may be an 

interesting approach. Ms. Zsembery agrees that there are a lot of challenges with the proposed commercial space. Ms. 

Zsembery would like the developer look at materials including much more detail than the initial proposal.   

The Chair said the mixed-use properties that have been developed in town so far have developed blighted properties. The 

Chair said that the intent of redevelopment was not to eliminate or reduce the number of businesses. The Chair asked that 

Mr. Annese meet with the Department and with Ms. Zsembery or Mr. Lau to review the Board’s concerns about the initial 

designs. Mr. Annese said that there is a phase 3 contamination study on the site. The development will move to phase 4 

once the building is demolished. Mr. Annese said an EDR decision from 1988 allowed building on top of the existing stores.  

Mr. Annese said that this B2 zone is an orphan zone, neighboring a higher density residential zoning district, including a 

182 of 194



 

Page 2 of 5 

 

building with 4 plus floors with 33 residential units. This development would be consistent with the residential building next 

door. Mr. Annese said that the existing tenants are not being asked to leave but all of the leases in the building have 

expired. Mr. Annese said that the property owner has been discussing other location options with the current tenants. Mr. 

Annese said that the addition of 22 units will further the Governor’s and Town’s objectives of having more residential units 

in town. Mr. Annese said he would meet with Mr. Lau or Ms. Zsembery for guidance and will present an updated design at 

the next hearing. Mr. Benson said he is glad that Mr. Annese mentioned the site remediation and asked for a proposed 

timeline for the demolition and the remediation project. Mr. Lau volunteered to meet with Mr. Annese to review plans.  

The Chair opened the floor to public comment and asked participants to raise their hands electronically in the Zoom 

meeting if they would like to speak. Steve Revilak said he concurred with the Chair’s comments. It would be nice to retain a 

full first floor of retail space. Mr. Revilak said he was glad to hear Mr. Annese’s client is considering proposal for more 

housing that will complement the neighboring building.  Mr. Revilak said that smaller studio and one bedroom units are 

lacking in town.  Carl Wagner said he appreciates the Board’s feedback regarding the proposed development. Mr. Wagner 

said he is concerned that the new mixed-use building will look like the building across the street. Mr. Wagner said that 

perhaps the mixed-use law should be changed if these types of buildings are being approved.  Christian Klein wanted to 

confirm that written comments will be forwarded to the developer for inclusion. The Chair confirmed that written 

comments that the Board received have been made part of the record and made available to Mr. Annese to share with the 

developer.  Jim Kempf said he liked a lot of the comments from the Board and would like to see 22 single units, but he is 

concerned about increased traffic and lack of parking. Mr. Kempf asked if the bus stop will be removed or moved since he 

does not see the bus stop in the plans.  Mr. Kempf said that part of the Town’s character is given up when buildings are built 

too close to the sidewalk and have limited green space. The Town’s future aesthetic should be considered. Michael 

Ruderman said he agrees with Board’s response that a lot of work needs to be done along with accurate site plans. Mr. 

Ruderman said that that is not true that all leases have been expired. Mr. Ruderman, Treasurer of ACMi, says that ACMi 

Studio B’s lease has not expired. The lease expires in August with two additional three-year lease extensions through 2026. 

ACMi invested a large amount of money, estimated at $70,000, to turn the space into a television studio. Mr. Ruderman 

said that ACMi was not aware of the site contamination when they began their lease in 2012. Patrice Smith said she is 

concerned about the height of the building, and would like to see shadow studies, groundwater studies, studies that show 

the impact of run off or flooding of neighboring properties, traffic impact studies, and an explanation of the proposed set 

back. Ms. Raitt asked members of the public to forward her written comments to share with the Board.  John Worden said 

that he thinks this is not a fair public meeting if he cannot see or hear the meeting due to technical issues. Mr. Worden 

agrees that the proposed development does not have enough commercial space and that the ground floor should be 

commercial space. Judy Alexander asked about traffic patterns when both this project and the high school’s construction 

are both being conducted at the same time. Mr. Annese said that is something that will be looked at and addressed for the 

next meeting along with the lease information.   

Norman McLeod executive director for ACMi supported Mr. Ruderman’s comments. Mr. McLeod understood that the lease 

was long enough to update the studio, now ACMi must find space to accommodate the specialized studio equipment. Mr. 

McLeod said that ACMi has not had contact with the applicant regarding finding a new location. Mr. McLeod said when he 

received the letter stating the building would be razed there was no documentation included to show that the EPA required 

it.  Mr. Mcleod said all he had heard about the environmental issue was that three years ago the space failed an air quality 

test, was tested again two years ago and passed. Mr. McLeod said he then received the letter that the building should be 

razed Mr. McLeod said he would like to see that documentation from the EPA.  The Chair said that the Board will continue 

to accept written comments and the new plans will be posted by the Board.   
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Mr. Lau motioned to continue this hearing for Docket # 3625 to July 6, 2020 at 7:00 PM, Mr. Watson seconded, approved 5-

0.   

The Chair introduced continued hearing for Docket #2818, 880 Mass. Ave. Back Bay Signs, Jay Parillo, explained that sign 

EO5 in the package now meets the requirements in the by-law.  Mr. Benson moved to approve the sign, Mr. Lau seconded, 

approved 4-0 (Ms. Zsembery abstained). 

The Chair introduced the continued public hearing for Docket #3602 1207-1211 Mass Ave. Mary O’Connor represents 1211 

Mass Ave Realty Trust. Ms. O’Connor asked to address several zoning issues including the classification of property as 

mixed-use. Bonus FAR calculations will be submitted to the Board. She also stated that the restaurant use would not be 

included in the calculation for parking spaces and they are seeking a parking reduction to 56 spaces. Ms. O’Connor said that 

there is no issue regarding the 4th floor step-back. Ms. O’Connor said that Mr. Doherty is ready to submit updates to the 

Board. Ms. O’Connor said that items 1 and 2 are not yet available to present to the Board.  

Mr. Watson said he thinks there are two issues regarding the upper story step-back, if the set-back needs to start at the 

third or fourth floor. Mr. Watson said his concern was whether the depth of the step-back can be altered from the 7.5 feet 

called for in the zoning by-law since the applicant has proposed splitting the set-back over several floors. Mr. Benson agrees 

with Town Counsel’s finding that the by-law should read the 4th floor.  Mr. Watson said he is glad to hear the applicant is 

moving forward with the traffic study since there was a recent fatal bicycle accident on Appleton Street.  

Mr. Watson asked about the square footage for public access space and a draft of what the public easement would be, set-

backs must meet the set-backs for Clark Street and would like to know why Ms. O’Connor thinks the hotel should have the 

requirement waived. Mr. Lau said that Clark Street is considered the front yard set-back. Mr. Lau said that the average front 

yard set-back in the area is 6 to 7 feet and the hotel meets that requirement. Mr. Benson asked about the parking valet 

parking being only for overnight guests of the hotel and not for restaurant guests, Mr. Benson would like to see that 

explanation in writing. Mr. Lau asked to review what Ms. O’Connor will be providing going forward. Ms. O’Connor said that 

all of the items are included with Ms. Raitt’s memo dated January 21, 2020.  

The Chair said he would like to see accurate elevations for the site and the traffic study. Ms. Zsembery asked Ms. O’Connor 

to review the Board’s list of requests from the last meeting in January especially the quality and detail of the plan drawings. 

Mr. Benson asked for some clarification regarding the new shadow studies including the neighboring properties with solar 

arrays. Mr. Benson would like to know how the traffic studies will be conducted without accurate traffic conditions due to 

the current COVID-19 conditions and school summer break. Mr. Watson said it would be very helpful to look at the 2012 

traffic report even though traffic and bicycle volumes have increased significantly since 2012. Ms. Raitt said that TAC will be 

reviewing the traffic study due to the recent fatal traffic accident but the applicant’s traffic study needs to be updated and 

focus on neighborhood impact.   

The Chair opened the floor to members of the public for comment. Don Seltzer commented on the statement that this lot is 

not for residential use and the waiver under the floor area ratio is not available because the lot is less than 20,000 square 

feet. Mr. Seltzer said he has the following concerns: there is no frontage along Clark Street, the current shadow studies, 4th 

floor step-back must be on both Clark Street and Mass. Ave. Mr. Seltzer said he feels that new elevations will exceed the 50 

foot elevations that previous plans show. Mr. Seltzer is also concerned about delivery trucks having enough room to 

maneuver.  Carl Wagner says he feels it is strange that people who have powerful positions in Town Government or related 

to Town Government can then represent people in front of Town Boards. Mr. Wagner said someone on the Board of 

Assessors who can lead the Board one way or the other. Ms. O’Connor said that she is a Special Town Employee exempted 
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and able to represent parties in front of the Board as a matter of Massachusetts law.  

Lisa Hines wanted to speak in favor of the project as a property owner in the vicinity and would like to voice support for 

investment in this property. Ann LeRoyer said that she has questions regarding the bonus FAR and public access. Ms. 

LeRoyer has questions about how Mr. Doherty would steward this property in the future. Ms. LeRoyer said traffic is a major 

concern for the neighborhood, the building across the street is being renovated and will bring more traffic into the area. 

Ms. LeRoyer said neighbors are concerned about what recourse they may have in the future if the hotel is not successful 

and is abandoned.  

Chris Loreti said he is concerned about legal aspects that pertain to the case including the by-law. Legal notice for this 

hearing was defective because Section 11 of 40A of the state zoning act requires that the nature of the relief should be put 

into the legal notice for the Special Permit Hearing. Mr. Loreti asked the Board to consider Section 1.4 and take the most 

restrictive reading of it. Mr. Loreti said that a hotel does not fit the B2 zoning district according to the by-law.  Mr. Loreti 

said the bonus provision does not apply due to the lot size, as B2 is not listed at all. Mr. Loreti said he is also concerned that 

here is no usable open space and no provisions for landscaped open space, and the gross floor calculation. Mr. Loreti said 

public comments should be included with the docket materials.   

Michael Sandler said that since the DPW, High School, and the building across the street will be under construction, the 

neighborhood is experiencing transition and needs an actual traffic study for this project. Carol McDonald said nothing 

should go forward without a traffic study. Ms. McDonald asked to see the permit if the tanks were removed from that site 

and how comprehensive the contamination study is. Ms. McDonald said hotels are being built in Somerville and Cambridge 

and asked what the impact will be on a smaller hotel in Arlington.   

Ms. McDonald asked why the Town is not renting out the DAV building in the meantime to have some income coming into 

the Town. Ms. O’Connor said that the building is owned by the Town and that is the Town’s choice.  

Andrea Dwyer is eager to see the property cleaned up; the property is currently an eyesore. Ms. Dwyer said she has 

concerns about traffic, parking, and privacy issues with having a hotel in the neighborhood. Ms. Dwyer would like an 

elevation that shows the rear of the property so neighbors can see the expected height of the building as she is concerned 

about having a building looming over her property.  

Marina Darlow lives across the street from the property concerned about traffic, parking, and restaurant patrons possibly 

parking on neighboring side streets. Ms. Darlow would like to see more detailed elevations and set-back details with better 

quality drawings so neighbors can see what the hotel will really look like.   

Chris Loreti asked if the Chair could confirm that the Chair received the transcript Mr. Loreti sent from Town Meeting at the 

time the mixed-use zoning by-law was passed. The Chair confirmed that it was received. Mr. Benson said that he feels 

bound by the finding of Town Counsel that the proposed hotel meets the requirements for mixed-use property and the 

required 4th floor step-backs. Ms. Zsembery said that she would like to be able to review the traffic study the next time this 

continued hearing is in front of the board. Mr. Benson moved to continue this hearing to July 6, 2020 at 7:00PM, Mr. Lau 

seconded, approved 5-0. 

The Chair introduced the third agenda item, Director’s updates. Ms. Raitt said that the Department continues to work 

remotely and anticipates remote meetings though the summer. Staffing capacity has been reduced due to staff working on 

the COVID-19 response. Ms. Raitt said the Department does not have virtual forums scheduled at this point and the 

Department is exploring other options for feedback for plans and studies in progress. Ms. Raitt said that there are currently 
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surveys out for the sustainable transportation plan, housing and economic development, and residential design guidelines.  

The Chair opened the floor to comment from the public for the Open Forum portion of the meeting. There were no 

comments. 

Mr. Lau moved to adjourn, Mr. Benson seconded, approved 5-0. 

Meeting adjourned. 
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From: Carla Gates <carlagates247@gmail.com>
To: jraitt@town.arlington.ma.us
Date: 07/15/2020 12:40 PM
Subject: Expressing opposition to proposed Mass Ave development across from high school

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 Sir / Madam on the ARB:

I am writing to express our family's opposition to the proposed commercial
development across from the high school on Mass. Ave. I understand you are meeting
on July 20 and I cannot attend.
https://www.yourarlington.com/arlington-archives/town-school/planning/17473-arb-
071320.html?fbclid=IwAR0xupamai_NyfNDtpg74_6rpDAoTgyel9K_DIUGGtuh9XIEiWFn_BwS8r8

>> I thought you may also be interested in the comments of other town residents
about this development. Screenshots are attached with all names redacted. These
comments (and more are being added daily) were in response to the above article.

In our family's opinion, the proposed design is:

truly unattractive - too dark and modern - non “local” materials and building
methods
out off step with the best of the "look and feel” of the neighborhood - there
are lovely homes behind this building! - how visually disruptive this would
be!
too large for Arlington and the location - too many stories, too massive-
looking
has no “nod" to Arlington's past - either our colonial past or at the very
least the era when most of the houses were built in Arlington (1910 - 1940)

It seems like the architect / developer didn’t even take into account the local
Arlington ‘vibe’ but just designed an ugly building - out of context - in their
office far away from Arlington. We’re already horrified that the ARB approved the
multi-story building across the street which looks so out of place in that spot.
Friends and family who visit us from out of town often remark on how non-cohesive
Arlington's commercial architecture is. And this proposed building is amongst the
worst plans we’ve seen to-date. 

Please do not approve.

Towns which have done better job with recent “downtown” / village commercial
architecture and development: Winchester, Belmont, Wellesley, Needham, Lexington.
Can we look to those towns as models? 
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Thank you,
Carla Gates and family 
(20-year+ residents)
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From: Don Seltzer <timoneer@gmail.com>

To:
Andrew Bunnell <ABunnell@town.arlington.ma.us>, KLau@town.arlington.ma.us, David Watson
<DWatson@town.arlington.ma.us>, Eugene Benson <EBenson@town.arlington.ma.us>,
rzsembery@town.arlington.ma.us, Jenny Raitt <jraitt@town.arlington.ma.us>, Erin Zwirko
<EZwirko@town.arlington.ma.us>

Date: 07/13/2020 10:05 AM
Subject: Correction to minutes 18 May 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.

I wish to make the following correction to the minutes of the ARB for May 18, 2020

According to the draft minutes,
Mr. Seltzer said he has the following concerns: there is no frontage along Clark Street

I stated the exact opposite.  My exact words were: 
"This is a corner property. It has frontage on Clark Street and all the things that relate to yard
setback and upper story step back apply to this building."

Thank you,

Don Seltzer
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