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Please see the enclosed Project Eligibility Letter provided by MassHousing, dated November 17, 2020. 
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November 11,2020

Danicl St. Clair
Spaulding & Slye Investments

One Post Officc Square, Floor 26

Boston. MA 02109

RE: 1165R Mass Ave, Arlington, MA
Project Eligibility/Site Approval
MH ID No. 1088

Dear Mr. St. Clair:

This letter is in response to thc application for a dctcrmination of Project Eligibility (Site Approval)
pLrrsuant to Massachusetts General Larvs Chapter 40B ("Chapter 40B"), 760 CMR 56.00 (the

"Regulations") and the Cornprehensive Permit Guidelines issued by the Depafiment ol Housing ancl

Community Dcvelopment ("DHCD") (the "Guidelines" and, collectively with Chapter40B and the

Regulations, the "Comprehensive Pe rmit Rules"), undcr the New England Fund ("NEF") Program

("the Progpanr") of the Irederal Home L,oan Bank of Boston ("FHLBank Boston").

1 165 R Mass MA Properly, LLC (the "Applicant") submitted an Application to MassHousing pursuant
toChapter40B.TheApplicantproposedtobuild l30r"rnitsofrentalhousing,including33affordable,
on approrimately 2 acres of land located at 1 165R Massachusetts Avenue (the "Site") in Arlington,
MA (the "Municipality").

MassHousing has performed an on-site inspection of the Site and has reviewed the pertinent
information forthe Project submitted by the Appiicant, the Municipality and others in accordancc u'ith

the Comprehcnsive Permit Rules.

ln accordance with the Comprehensive Permit Rules, this letter is intended to be a written
determination of Projcct Eligibility ("Site Approval") by MassHousing acting as Subsidizing Agency
under thc Guidelines, including Part V thereof, "I{ousing Programs In Which Funding Is Pror.,idcd By

Other Than A State Agency."

Charlts D. B:rher, Governor Mrchacl i. Dirrane. Cfioirnon I Chrystal Korntgirl, [xtcutit,t Dtrti:ior
Karyn E. Polito, Lt. Governor Ping Yin Chai. Vrire Choir l



Nlunicipal Comments
Pursuant to thc Regulations, the Municipality was given a thirty (30) day period in which to review the

Site Approval Appfication and submit comments to MassHonsing. At the request of the Municipality.
this period was extended f or a total of sixty (60) days. Subsequently, the Municipality submitted a

letter of support for the Project, specifically noting the Applicant's cooperation with the Town and the

proposal's overall consistency with the Arlington Master Plan. The Municipality notcs its appreciation
for the Applicant's proposal to increase the amount of open space on the Sitc, prcscrve historic
buildings, and create a public point of access to the Mil1 Brook. Fufiher, the Municipality calls
attention to the Site's direct proximity to public transportation. The Municipality also identified the

following concerns andtor suggcstions :

o The Municipality statcs that whilc the proposal focuses on providing market-rate and moderatc-

income units targeting residents at 80% AMl, the'l'own olArlington hopes to incorporate
diverse housing for extremely lorv- to middle-income households, to address local need.

. The Municipality has concems about the irnpact of incrcascd traffic on rrunicipal roadrvays.

The Municipality notes that most of the jurisdictional environmental resource areas within the

site are the 1 00-foot Wetlands Buffer, the Adjacent Upland Resource Area, and the 200 -foot
Riverfront Area.

o The Municipality cncourages the AppHcant to include as rnuch greening of tlre area as is

possible, particularty along the adjacent resource areas.

Comments Outside of the Findings
While Comprehensive Permit Rules require MassHousing, acting as Subsidizing Agency under the

Gr"ridelines, to "accept written comments from Local Boards and other interested pafiies" and to
"consider any such colnments prior to issu ing a determination of Project Eligibility," they also limrt
MassHousing to specific findings or.rtlined in 760 CMR 56.04(1) and (4). The followingcomments
submifted to MassHousing identified issucs that are not withrn the scope of our review:

o The Municipality notes that community members are concemed about the antictpated loss ol
creative spaces for artists in the historic building that would be replac ed. However, the

Municipality acknowledges that the Applicant has committed to providing display spacc lor
local afiists' works in comrnon areas of the Project, consistent with the curent practice at thc
adjacent coworking space and recognizes the proponent's long record of supporl for arts and

culture in the Municipality.

N'IassHousing Determination and Recommendations Determination and Recommendations
MassHousing staff has detenrined that the Projcct appears generally eligible under the rcquirements of
the Prograrn, subject to final review of eligibiliry and to Final Approval under tl-re Comprehensive
Pemrit Rules. As a result of our review, rve have made the findings as required pursuant to 760 CMR
56.04(i ) and (4). Each such finding, rvith supporting rcasoning, is set forth in further detail on
Attachmcnt t hereto. It is important to note that Comprehensive Permit Rules limit MassHousing to



these specific findings in ordcr to dctcrminc Projcct Eligibility. lf, as hcre, MassHousing issues a

determination of Project Eligibiliry, thc Dcr e loper may apply to the Zoning Board of Appeals ("ZBA")
of the Municipality for a Comprehensive Permit, At that time, local boards. officials and members of
the public are provided the opportunity to lurther review the Project to ensure compliance with
applicable state and krcal standards and regulations.

Based on MassHousir.rg's consideration of comments received from t1-rc Municipality, and its site and

design review, the following issues should be addressed in your application to the ZBA for a

Comprehensive Permit and f ully explored in the public hearing process prior to submission of your
application for final appror, al under the Program:

o Development of this Site will require compliance with all state and fedcral environmental lau's.

regulations and standards applicable to existing conditions and to the proposed r.rse related to
building constnrction, stonnwatel lranagement, wastewater collection and treatment, and

hazardous u'aste sa lety. The Applicant should cxpect that the Municipaliry will requ irc

evidence ol such cor.npliance prior to the issuance of a building pcrmit for the Project.

o The Applicant shourld be prepared to provide sufficient data to assess potential traffic irnpacts

on area roadways and intersections. including the safety of proposed site access and egress.

and to respond to rerasonable requests for mitigation.

. The Applicant is encouraged to explore ways to enhance vegetative buffers along the

adjacent resource a reas.

MassHousing has also revicwed the application for cornpliance within the requircrnents of 760 CMR
56.04(2) relative to Application requirements and has detennined that the material provided by the

Applicant is sufficient to strow compliance.

This Site Approval is expressly limited to the development of no more than one hundred and thirty
(130) rental units under the tenns of the Progranr, of which not less than thirty-three (33) of such units
shall be restricted as affordable for lou,'ormoderate-income persons orfarnilies as recluired underthe
terms of the Guidelines. It is not a comminnent or guarantee of financing and does not constitute a site

plan or building design approval. Should you consider, prior to obtaining a Comprehensive Pemrit, th e

use of any other housing subsidy program, the construction of additional units or a reduction in the size

of the Site. you may be required to submit a new Site Approval application for review by
MassHousing. Should you consider a change in tenure t) pe or a change in building type or herght, you

may be required to submit a new site approval application for review by MassHousing.

For guidancc on the Comprehensive Permit review
Further, we urge you to revierzn, carefully with le gal

Regulations atl60 CMR 56.00.

process, you are advised to consult the Guidclincs.
counselthe M.G.L. c.40B Comprehensive Permit

This approval wili be effective lor a penod of tw'o (2 ) years

Applicant not apply for a Cornprehensive Pennit within this
lrom the date of this letter. Should the

period this letter shall be considered to bc



r:rpircri anil no lonqer in cfie ct uniess lrtasst{ousiug extrrnds the cft'ectiv* penod ttl this letter in
*'rititlg. lrt aridition, the Applicant is rcquired to notily'Massllousing at tlre follou,rng tirnes throughour
thetlvo-vearperiod:(1)rvhentheApplicantappliesttrthclocalZBA tbraCiunrprehensir,ePcrnit"l2t
rvherr the ZISi\ tssues a decision srr:d {31 if applicahrle, rvhen any ilppeals arc filccj.

Shotrld a Cr'rtnprehettsive []ennit be issued, please uole that prior ro (i) commencerlrent of coirstr-tlctir:1
of the Proiect crr t ii) issuance of a huild ing pgrnrit, the Applicarlt is req uircd to submit ro Ntassl lousin s
a request lor l:irtal Appror,al oi tltc Frojrct (as it rnay have heet amenrlecl l iu accordance r.vith the
('onrprehensir,e Pemtil Rules (see uspecirl11,760 CMR 56.04(07)antlthe Guidelines rnclucling,
n'ilhout lin:it;itiort. I'art lll lhq-rcol corrucnring AtTirmativc I'air Ilousiug \,Iarketing arrel RcsirJent
Sciection). Finai Approval ',vi11 not be issuecl uniess lVlassl-lousing is able ro rlake the slme tindings at
the timc of issuing Irinal Approval nrs rcquired at Sitc Approval.

Pjcase notc that Massl"ltlttsing nta-y not issue Finai Approval if the Comprehcnsir,e Pcnlit contrlils an),
contlitirln.s that are iuconsistcnt n,ith tirc regulatory requirements ol ihe New Linglarrd Fgnci prograt:r gl
the FHlllank Bostott. f'or rvhich Massllousing scrv0s as Suhsidizing Agencv, as rc{'lcctcri in thc
applicatrlc regulatorl, docuJrltrrlrs. In ilte intcrcsr of providingtoran e fficicnt revicw,pro(:ess ancl rn
order to avoid thc poreilrial lapse of uerlain appeal rights. the Applic,rnt ma;r *,ish to suburit a '.finai
dral-t" of the Contprehe nsivc Pemit to N,'lassHousing for revieu,. Applicants who avail fhernsclves .lf
Lhis <lpportuniry* nay avoicl signii'icant proce drrral delays that can result l'rorn the need to seek
rrr:dification of the ciomprchensive Pcrmit aftcr its initial issuancre.

If you havc,lnv questions uonccrning this lener. plr'asc contact Jcssica N,.lalcolm at (617) 854-1201 .

Sincerc'kK-
Cjsneral Counsel

.f ennil'er Maddr:r. Undersecrerary. Dl.lCD
The llonorable Cindv F. Friedman
"l"he Lloncirable Seal Calhailey
.luh:r I-lurd. Clrair. Select IJoard
Christian Klc.irr, Chair, I oard r_r1.Appeals



Attachment I

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

I l65R Massachusetts Avenue. MA #10
MH ID #1088

MassHousing hereby makes the following findings, based upon its review of the application, and

taking into account information receive d during the site visit and from written comments:

(a) tltat the proposed Project appesrs generally eligible under the requirentents of the housing
subsidy program, subject to final approvul under 760 CMR 56.04(7);

'Ihc Project is eligible underthcNEF housingsubsidy program and at least 259lo of the units rvillbc
available to households earningat orbelow 80% of the Area Median Incomc (AMI), adjusted for
household size. as published by the U.S. Department of I{ousing and Urban Development ("1{UD").
The most recent HUD incorne limits indicate that 80% of the cunent median income for a four-
person household in Arlington is $96,250.

A letter exprcssir-rg interest for Project financing was provided by Rockland Tmst, a mcmber bank of
the FHLBank Boston

(h) thut the site oJ'tlrc proposed Project is generolly appropriate for residential development, taking
into considerstioniffirmation provided by the Municipality or other parties regarding municiptl
actions previously tuken to meet afJbrdable housing needs, such us inclusionary zoning, ruultiJamily
districts adopted under c.40A, and overlay districts adopted under c.40R, (such Jinding, with
supporting reusoning, to be set fortlt in reosonable detuil);

Based on a site inspection by MassHor.rsing staff, internal discussions, and a thorough review of the

application. MassHousing finds that the Site is suitable for residential use and development and that

such use would be compatrble with sunounding uses and wor"rld address the loca I need for housing.

The Tou,n of Arlington docs have a DHCD-appror,ed Housing Production Plan. According to
DHCD's Chapter 40B Subsidized Housing Inventory (SHf), updated through September 2020,
Arlington has 7,122 Subsidized Housing lnventory (SHl) units (5 .64% of its housing inventory),
which is 866 units shorlof the starutory minima of 10%.

(c) that the conceptual projectdesrgn is generally appropriateforthe site on which it is bcated,
taking into consideration factors that may include proposed use, conceptual site plan and building
massirtg, topogruphy, environmental resources, and integratiott into existing developmentpqtterns
(such finding, with supporting reasoning, to be setforth in reasonable detail);



Relationship to Adjacent Building Typology (including building massing, site arrangement, and
architectural details) :

'[he Project proposalconsists of 130 rentalunits in four (4) buitdings. Building #1 is an existing 4-
story, mill building which will be adapted to 4 levels olresidentialunits. Building #2 is ncw
construction and includes 4 floors ol residential units abovc I lcvel of parkir-rg. Building #3 is an

existing single-story building which will be adapted to amenity space. tsuilding #4 is new construction
and will include 4 levels ol residential units and 2 floors of parking, There are a few examples of multi-
story buildings in the arca and the proposed buildings will be largcr in mass and height than
surrounding strucfurcs. The proposed design uses the sloping site, building siting and architecrural
language to reduce the scale and mass of the building and create a transition from the surro unding
fypologies. The largest residential building (6-story) is sited at the rearof the properry behind the

existing buildings.

Material choices attcmpt to balancc the eristing historic buildings with the new construction as u,ell
as reduce the massing o f the buildings and include various applications of fiber cement paneling and

siding and metal railings. Large 4-over-,l double hung windows mimic the windows at the existing
buildings. The color contrast of the upper tloor helps reduce the perceived height of the building.
Larger retail style glazrng defines the site facing lower levels and screens conceal the parking levels.
Landscaping and site lighting can be used to incorporate the pedestrian scale. The architectural style

of the proposed buildings fits within the context of the surounding historic buildings. Fr.rrther study

rvill be required to afiiculate the design approach and evaluate its success.

Relationship to adjacent streets/Integration into existing development patterns
Neighboring building typologies include a mir of residential development as well as low-rise
commercial deve lopments, with large areas dedicated to surface parking. The Project's relationship to
adjacentproperties, rights of way, and cxisting deveiopmentpatterns largely reflccts existing
conditions with respect to the connecting roads. The Site is in close proximity to public transportatiorr
and is within walking distance to amenities such as shopping, government offices. schools. work, a

bike trail, and places of worship. The Minuteman Commuter Bikeway runs adjacent to the site. The
proposalboasts a waLkable,&ikeable "geenway" along the Mill Brook Conduit, known as the Mill
Brook Linear Park, whrch includes pedestrian access be twccn four rnunicipally owncd recreational and

conservation areas along Mill Brook.

Density
The Developer intends to construct I 30 units on approximately 2.05 acres, I .79 acres of which are

buildablc. The resulting density is 72.6 units per buildable acre, which is acceptable given the

proposed housingtype and the Project's location within an existing mixed-use and transit-onented
neighborhood.

Conceptual Site Plan

The Site is located off Massachusetts Avenue and will be adaptcd lrorn a mostly paved, industrial use

site to a pedestrian-friendly residential area, featuring a walkway along the historic Mill Brook



Conduit. The Project includes a combination of the rehabilitation (adaptive reusc) of two existing
historic buildings and the constructior-r of two new residential buildings, above parking. The

footpnnts of the buildings provide for long corridors and a hierarchy of outdoor spaces. The Project
lvill contain 135 parking spaces. Vehicr,rlar and pedestrian access is provided fron-r both
Massachusetts Avenue and Forrest Street, meeting at the interior of the Site at the lobby area and
providing access to the rcsidential buildings, structured parking levcls and some additional surfacc
parking spaces. A total of 135 parking spaces is proposed. Thc proposal includes the creation ol a

walkable and bike-able "greenway" along the Mill Brook Condurt.

Topography
Thc Site slopes downward to the North toward the Mil1 Brook Conduit. The topographic fcatures ol
the Sitc hale been considcred in relationship to the proposed Project plans and do not constirutc an

impediment to development of the Site.

Environmental Reso urces
According to the FIRM map, a portion of the site (approximately 3?6) is categorized as wetlands and
a portion of the site (approximately9%) is locatedwithin Zone AE (subjectto inundationby the lol,
annual chance flood event) and a regulatory floodway. Evidence of compliance with all state and
federal environmental lar.r,s, regulations, and standards applicable to existing conditions and to the
proposcd use related to wetland protection and floodplain rnanagement is required.

(d) tltut the proposed Project appears Jinunciully feusible within the housirtg msrket in which it
will be situated (based on comparable rentals or sulesJigures);
The 33 affordable units will havc rent levels of $ 1,487 for the 8 studios, $ 1,543 for the 14, one-
bedroorn units, $ 1,824 for the 8 two-bedroom units, and $2,073 for the 3 three-bedroom units, lcss

assumed utility costs of $ 198, $262,$342, and $429, respectively. MassHousing's Appraisal and
Marketing Division (A&M) has reviewed proposed af'fordable rents and report that they are within
current affordable rent levels for the Boston-Cambridge-Quincy HMFA under the NEF Program.

MassHousing's Appraisal and Marketing tearn performcd a Competitive Markct Analysis and found
that proposed market rents lor each unit type fall within the range of adjLrsted comparable market
re n ts.

(e) that an initial pro Jitrruu hus been reviewed, including o land vuluation determinution
consistent with the Department's Guidelines, and the Project appearsJinancially J'easible and
consistent with tlrc Department's Guidelines for Cost Exsmination and Limitations on Prolits and
Distributions (if applicable) on the busis oJ'estimuted development costs;

MassHousing has cotnrrissioned an "As-ls" appraisal which indicates a land valuation o1'$3.980,000.
Based on a proposed investment of S 13,936,500.00 in equity the development pro fonna appears to

be linancrally feasible and rvithin the fimitations on profits and distributions.



(/) that the Applicant is a public agency, a non-pro/it organization, or a Limited Dividend
Organixation, and it meets the general eligibility stundards of the housing program; and

The Applicant is eligible to become a Limited Dividend Organization. The Applicant meets the general

eligibility standards of the NEF housing subsidy program and has executed an Acknowledgntent ol
Obligations to rcstrict their profits in accordance with the applicable linritcd dividend provisio ns.

(g) that the Applicunt controls the site, based on evidence that the Applicant or a related entig, owns

tlrc site, or holds an option or contract to acquire such interest in the site, or hus such other interest
in the site as is deemed by the Subsidizing Agency to be sullicient to control the site.

The Applicant controls the entire Site through a ioint venture agreement with Arlington Center
Garage Service Corp. by virtue of the following Deeds:

Williarn Gladstonc, receiverof the Schwarnb Cotporation to Arlington Center Garage and Service
Corp. dated December 5, 1972 and recorded with the Southem Middlesex Registry of Deeds in Book
12342 Page 661;

Williarn Gladstone, receiver of the Schrvarnb Corporation to Arlington Center Garage and Seruicc
Corp. dated December 5, 1972 and rccorded with the Southern Middlesex Registry of Deeds rn Book
12785 Page 422;

Yukon Realty Associatcs to Arlington Center Garage and Scrvice Corp. dated April 25, 1975 and
recorded with thc Southem Middlesex Registry olDeeds in Book 72212 Page 544.


