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May 17, 2019
Modera Weston
Mill Creek Residential Trust
200 Summit Drive, Suite 450
Burlington, MA 01803
Attention: Lars Unhjem
Re:

Modera Weston
Project Eligibility/Site Approval
MassHousing ID No. 1028

Dear Mr. Unhjem:
This letter is in response to your application as "Applicant" for a determination of Project
Eligibility ("Site Approval") pursuant to Massachusetts General Laws Chapter 40B ("Chapter
40B"), 760 CMR 56.00 (the "Regulations") and the Comprehensive Permit Guidelines issued by
the Department of Housing and Community Development("DHCD")(the "Guidelines" and,
collectively with Chapter 40B and the Regulations, the "Comprehensive Permit Rules"), under the
New England Fund ("NEF")Program ("the Program")of the Federal Home Loan Bank of Boston
("FHLBank Boston").
MCRT Investments LLC has submitted an application with MassHousing pursuant to Chapter
40B. You have proposed to build 180 units of rental housing (the "Project") on approximately 62
acres ofland located at 751 and 761 Boston Post Road (the "Site")in Weston (the "Municipality").
In accordance with the Comprehensive Permit Rules, this letter is intended to be a written
determination of Project Eligibility by MassHousing acting as Subsidizing Agency under the
Guidelines, including Part V thereof, "Housing Programs In Which Funding Is Provided By Other
Than A State Agency."
MassHousing has performed an on-site inspection of the Site, which local boards and officials
were invited to attend, and has reviewed the pertinent information for the Project submitted by the
Applicant, the Municipality and others in accordance with the Comprehensive Permit Rules.

Charles D. Baker, Governor
Karyn E. Polito, Lt Governor

Michael J. Dirrane, Chairman
Ping Yin Chai, ice Chair

Chrystal Kornegay, Executive Director

Municipal Comments
The Municipality was given a thirty (30) day period in which to review the Site Approval
application and submit comments to MassHousing. The Town of Weston submitted a letter dated
April 1, 2019 in support of the Project. In summary, the Municipality notes that there is a need for
affordable rental housing in Weston, believes that the proposed Project is appropriate for the Site,
and is integral to municipal progress towards affordable housing goals and safe harbor. The
Municipality looks forward to continuing a dialogue with the Applicant around the following areas
of concern:
• The Municipality acknowledged that given the size of the proposed Project, there are
concerns relative to its impact on the Town's development character. The Municipality
encourages the Applicant to continue to shape the Project with design and development
strategies that further mitigate the Project's size, where reasonable and feasible. Specific
areas of impact are referenced in the document titled "Affordable Housing Policies and
Preferences Analysis" and dated March 20, 2019.
• The Municipality emphasized the importance of green building and sustainability standards
and encouraged reduction of the Project's carbon foot print as a top design priority.
Opportunities for improving efficiencies with trash and recycling, solar power, geothermal
heating and cooling, and/or bike and electric vehicle infrastructure should be explored
further to meet enhanced environmental performance standards.
• The Municipality is concerned about potential traffic impacts on area roadways,
particularly the potential challenges associated with access and egress via the proposed
unsignalized driveway at Route 20, which can have high volumes of traffic, especially in
the eastbound direction. The Municipality requests review of the Applicant's traffic study
in order to provide more comprehensive comment.
• The Fire Department has requested a second entrance to the Site as well as a secondary
water main off Elliston Road.
• The Municipality notes that the Site includes and abuts a number of valuable wetland and
conservation areas. In particular, a portion of the proposed Project is within the 100-foot
buffer of the wetland system associated with Cherry Brook. The Applicant will be required
to file a Notice of Intent with the Weston Conservation Commission.
• The Municipality's Rail Trail Advisory Committee is concerned about potential impacts of
the Project on the rail trail, and requests site-line studies to determine visibility of the
Project from various points along the trail, and collaboration with stakeholders to address
concerns related to trail parking and access through and around the Site.
• The Municipality's Historical Commission is pleased with the Project's proposal to
preserve a portion of the historic structures on the Site, but also suggests that the Applicant
should consider opportunities for reuse or preservation of other historic structures, either
within the Site or elsewhere in Town.

Community Comments
In addition to the comments from town officials, MassHousing received two (2) letters from area
residents, expressing varying levels of concern for the Project. The first letter was submitted by an
abutting property owner who, in addition to expressing general concern for the overall traffic
impacts of the Project onto Boston Post Road, expressed specific concern for the location of the
proposed Project's driveway, which was depicted in an earlier schematic plan to be in a different
location, directly across from the abutter's driveway. The second letter was submitted by a group
of area residents, who expressed greater concern for the proposed Project, although did not
explicitly oppose development on the Site. Specific concerns included the proposed Project's
contribution towards sustainability principles and its impact on municipal services and
environmental resources. Furthermore, this latter group area residents requested additional
information on the basis for which the Municipality fully supports this Project over other prior 40B
proposals.
MassHousing Determination
MassHousing staff has determined that the Project appears generally eligible under the
requirements of the Program, subject to final review of eligibility and to Final Approval. As a
result of our review, we have made the findings as required pursuant to 760 CMR 56.04(1) and (4).
Each such finding, with supporting reasoning, is set forth in further detail on Attachment 1 hereto.
It is important to note that Comprehensive Permit Rules limit MassHousing to these specific
findings to determine Project Eligibility. If, as here, MassHousing issues a determination ofProject
Eligibility, the Developer may apply to the Zoning Board of Appeals of the Municipality for a
Comprehensive Permit. At that time, local boards, officials and members of the public are
provided the opportunity to further review the Project to ensure compliance with applicable state
and local standards and regulations.
Based on MassHousing's consideration of comments received from the Municipality, and its site
and design review, the following issues should be addressed in your application to the local Zoning
Board of Appeals ("ZBA") for a Comprehensive Permit and fully explored in the public hearing
process prior to submission of your application for final approval under the Program:
• Development ofthis Site will require compliance with all state and federal environmental
laws, regulations and standards applicable to existing conditions and to the proposed use
related to building construction, stormwater management, wastewater collection and
treatment, and hazardous waste safety. The Applicant should expect that the Municipality
will require evidence of such compliance prior to the issuance of a building permit for the
Project.
• The Applicant should be prepared to provide sufficient data to assess potential traffic
impacts on area roadways and intersections, including the safety of proposed site access
and egress, and impacts to peak-hour traffic volumes, and to respond to reasonable requests
for mitigation.
• The Applicant should engage with local fire officials to review the plans, ensure adequate
emergency vehicle access, and address any other public safety concerns.

• The Applicant is encouraged to develop site sections and view corridor studies to depict the
various transitions throughout the Site's building typologies, topography, and recreational
amenities.
• The applicant is encouraged to develop safe, pedestrian connectivity through walkways and
crosswalks which join all buildings and site amenities. The applicant should also consider
linking pedestrian networks to the rail trail network at the rear of the site.
• The Applicant is encouraged to incorporate additional energy-saving and sustainability
features into the Project. Possible features may include trash and recycling efficiencies,
renewable energy sources, geothermal heating and cooling, building envelope
improvements, drought tolerant landscaping, pervious surfaces, and/ar bike and electric
vehicle infrastructure.
This Site Approval is expressly limited to the development of no more than one hundred eighty
(180) rental units under the terms of the Program, of which not less than forty-five (45) of such
units shall be restricted as affordable for low or moderate income persons or families as required
under the terms of the Guidelines. It is not a commitment or guarantee of financing and does not
constitute a site plan or building design approval. Should you consider, prior to obtaining a
comprehensive permit, the 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 type or
a change in building type or height, you maybe required to submit a new site approval application
for review by MassHousing.
For guidance on the comprehensive permit review process, you are advised to consult the
Guidelines. Further, we urge you to review carefully with legal counsel the M.G.L. c.40B
Comprehensive Permit Regulations at 760 CMR 56.00.
This approval will be effective for a period of two (2) years from the date ofthis letter. Should the
Applicant not apply for a comprehensive permit within this period this letter shall be considered to
be expired and no longer in effect unless MassHousing extends the effective period of this letter in
writing. In addition, the Applicant is required to notify MassHousing at the following times
throughout this two-year period:(1) when the Applicant applies to the local ZBA for a
Comprehensive Permit,(2) when the ZBA issues a decision and (3)if applicable, when any
appeals are filed.
Should a comprehensive permit be issued, please note that prior to (i) commencement of
construction of the Project ar (ii) issuance of a building permit, the Applicant is required to submit
to MassHousing a request for Final Approval of the Project (as it may have been amended) in
accordance with the Comprehensive Permit Rules (see especially 760 CMR 56.04(07) and the
Guidelines including, without limitation, Part III thereof concerning Affirmative Fair Housing
Marketing and Resident Selection). Final Approval will not be issued unless MassHousing is able
to make the same findings at the time ofissuing Final Approval as required at Site Approval.

Please note that MassHousing may not issue Final Approval if the Comprehensive Permit
contains any conditions that are inconsistent with the regulatory requirements of the New
England Fund Program of the FHLBank Boston, for which MassHousing serves as
Subsidizing Agency, as reflected in the applicable regulatory documents. In the interest of
providing for an efficient review process and in order to avoid the potential lapse of certain
appeal rights, the Applicant may wish to submit a "final draft" of the Comprehensive Permit
to MassHousing for review. Applicants who avail themselves of this opportunity may avoid
significant procedural delays that can result from the need to seek modification of the
Comprehensive Permit after its initial issuance.
If you have any questions concerning this letter, please contact Katherine Miller at(617) 854-1116
or kmiller@masshousing.com.
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Chrystal Kornegay
Executive Director
cc:

Janelle Chan, Undersecretary, DHCD
The Honorable Michael J. Barrett
The Honorable Alice Hanlon Peisch
Harvey R. Boshart, Chair, Board of Selectmen
Winifred I. Lee, Chair, Zoning Board of Appeals
Imaikalani Aiu, Town Planner

Attachment 1.
760 CMR 56.04 Project Eligibility: Other Responsibilities of Subsidizing Agency
Section (4)Findings and Determinations

Modera Weston, Weston, MA #1028
After the close of a 30-day review period and extension, if any, MassHousing hereby makes the
following findings, based upon its review ofthe application, and taking into account information
received during the site visit and from written comments:
(
a) that the proposed Project appears generally eligible under the requirements ofthe housing
subsidy program,subject tofinal approval under 760 CMR 56.04(7);
The Project is eligible under the NEF housing subsidy program and at least 25% of the units will
be available to households earning at or below 80% ofthe Area Median Income, adjusted for
household size, as published by the U.S. Department of Housing and Urban Development
("HUD"). The most recent HUD income limits indicate that 80% ofthe current median income for
a four-person household in Weston is $89,200.
Proposed rent levels of$1,521 for aone-bedroom affordable unit, $1,825 for atwo- bedroom
affordable unit and $2,108 for athree-bedroom affordable unit are within current affordable rent
levels for the Boston-Cambridge-Quincy HMFA under the NEF Program, less utility allowances of
$125, $150 and $175 for the one-, two- and three-bedroom units, respectively.
A letter of interest was provided by Eastern Bank, a member bank ofthe FHLBank Boston under
the NEF Program.
(
b)that the site ofthe proposed Project is generally appropriatefor residential development,
taking into consideration information provided by the Municipality or other parties regarding
municipal actions previously taken to meet affordable housing needs, such as inclusionary
zoning, multifamily districts adopted under c.40A, and overlay districts adopted under c.40R,
(
suchfinding, with supporting reasoning, to be setforth in reasonable detail);
Based on MassHousing staff's site inspection, internal discussions, and a thorough review ofthe
application, MassHousing finds that the Site is suitable for residential use and development and
that such use would be compatible with surrounding uses.
Weston does have a Housing Production Plan, which was approved by DHCD on June 27, 2016.
According to DHCD's Chapter 40B Subsidized Housing Inventory (SHI), updated through April
2019, Weston has 169 Subsidized Housing Inventory(SHI)units(4.28 % of its housing
inventory), which is 227 SHI units shy of the 10% SHI threshold. The need for additional
affordable housing is further supported by U.S. Census data from the 2013-2017 American
Community Survey(ACS), which indicates that approximately 48.2% earned less than the HUD
published 2019AMI($113,3000), approximately 20.6% earned less than 50% of2019 AMI,

approximately 24.2% earned less than 60% ofthe 2019 AMI and approximately 33.8% earned less
than 80% ofthe 2019 AMI.
(
c) that the conceptualproject design is generally appropriatefor the site on which it is located,
taking into considerationfactors that may include proposed use, conceptual site plan and
building massing, topography, environmental resources, and integration into existing
developmentpatterns(suchfinding, with supporting reasoning, to be setforth in reasonable
detail);
Relationship to Adjacent Building Typology (Including building massing, site
arrangement, and architectural details):
The Site sits within asingle-family residential district along Boston Post Road. The Site is
also located within a historic district. Surrounding homes consist primarily oftwo-story
colonial-style structures that are moderately set back from area roadways, either directly
fronting Boston Post Road or situated within small dead-end single-family subdivisions.
The Highland Meadows condominium development is also located nearby, across from the
Site on the southern side of Boston Post Road. Homes here are situated more closely
together than those found within the rest ofthe surrounding area. The rear ofthe Site
includes and is bordered by a stream, designated wetlands, wooded areas, and conservation
land.
The proposed development consists oftwo multi-family garden-style apartment buildings
and eight clusters of townhouse-style apartments, comprising a total of 180 one-, two- and
three- bedroom rental apartments. As noted by the Municipality, the Project introduces a
significantly higher density and development character to the area. That said, the Project
has been designed to be compatible with the surrounding neighborhood. The townhousestyle apartments are two-stories each, are situated towards the front of the Site closest to
the surrounding single-family development, and step down with the Site's topography,
which results in varying rooflines that help break up the mass ofthe buildings. The gardenstyle aparhnent buildings are three stories each and are divided into two wings bent around
a central open area, creating a substantial separation between the larger buildings and the
road. In both building typologies, materials and architectural details such as varying gables,
rooflines and porches are used to break up the massing of the buildings, bring the buildings
to the pedestrian scale and complement the architectural character of surrounding
development.
• Relationship to adjacent streets/Integration into existing development patterns
The Site is accessed from Boston Post Road (Route 20) via an access road that is situated
directly across from Sutton Place, a small dead-end subdivision on the south side of Boston
Post Road. The access road leads north into the Site for approximately 300' before
branching west to reach four ofthe townhouse clusters and then east to form a loop road,
which accesses the two garden-style apartment buildings and remaining four townhouse
clusters, all organized around a central open space. An Emergency Access Only roadway is
proposed to connect with Elliston Road, a small dead-end subdivision that abuts the
southeastern edge ofthe Site.

Density
The Project's gross density is 2.91 units per acre for the Site's total acreage of 61.79 acres,
with a net density of 5.99 units per acre for the Site's 30.06 buildable acres. While this
represents a higher level of density than that found in the surrounding residential
neighborhoods, it is considered at the low level of density for multi-family housing.
Conceptual Site Plan
The 61.79-acre Site has an irregular funnel-like shape with its narrowest portion fronting
Boston Post Road. An access roadway leads into the Site, which widens northward
towards the Site's rear rail trail boundary. The front portion of the Site is occupied by a
large buildable upland area, which is where the proposed development will be located. The
rear portion ofthe Site is occupied by a stream, designated wetlands, wooded areas, and
conservation land. An informal network of trails exists throughout the Site's natural areas,
creating connections to the rear rail trail boundary.
The proposed site plan maintains the existing wooded areas at the rear portion of the Site.
Two existing structures, which include a historic home and barn, will be retained along the
Site's Boston Post Road frontage. A third existing historic home will be relocated to their
vicinity. These structures will provide amenity space for the development as well as
maintain the character ofthe existing streetscape. The proposed buildings include two
multi-family garden-style apartment buildings and eight clusters of townhouse-style
apartments. Four ofthe townhouse clusters are situated on the western portion ofthe Site,
behind the preserved historic structures. The remaining four townhouse clusters and the
two multi-family garden-style apartment buildings are situated on the eastern portion ofthe
Site, all organized around a central open space. Parking is located in garage and tandem
spaces associated with the townhouse units, and within below grade parking structures
under each of the garden-style apartment buildings. Altogether, there are a total of 306
parking spaces for the proposed Project. The resulting parking ratio is 1.7 parking spaces
per rental unit.
• Environmental Resources
There are 26.70 acres of unbuildable wetland area on the site that will be subject to further
review by the local Conservation Commission under a Notice of Intent. Delineated areas
include bordering vegetated wetlands, vernal pools, a stream, and its associated riverfront
area. A large portion ofthe Site also falls within a FEMA flood hazard area(Zone A),
including an additional 5.03 acres beyond the delineated wetland areas. Other than a small
area that falls within the 100' wetland buffer, the built portion of the Site does not touch
any of the wetland resource areas.
• Topography
The front portion ofthe Site has a relatively flat topography characterized by a series of
minor dips and knolls in the property. Towards the rear ofthe Site, beyond where the
development is proposed, the topography slopes steeply down towards the wetland area,
rising slightly again at the Site's rear rail trail boundary. The Site's sloped topography
allows for the placement of subsurface parking decks below the two garden-style apartment
buildings, effectively eliminating the visual impact ofoff-street surface parking areas.

(d) that the proposed Project appearsfinanciallyfeasible within the housing market in which it
will be situated (based on comparable rentals or salesfigures);
The Applicant proposes 180 rental apartments to be financed under the NEF Program. There will
be 135 market-rate units with proposed average rent levels of$3,852 for the one-bedroom units;
$4,850 for the two-bedroom units; and $6,634 for the three-bedroom units. MassHousing's
Appraisal and Marketing team(A&M)performed a Competitive Market Analysis and found that
proposed market rents for each unit type fall above the range of adjusted comparable market rents.
While the proposed product will offer many of the amenities typically found within the area's high-end
communities and is likely to compete at the high end ofthe market, there does not appear to be direct
support for the applicant's proposed market rents.
A&M recommends that a full market study be conducted prior to Final Approval in order to
determine the depth ofthe target market, the preferences/demands of area renters, and the
supportable rent levels.
(
e) that an initialproforma has been reviewed, including a land valuation determination
consistent with the Department's Guidelines, and the Project appearsfinanciallyfeasible and
consistent with the Department's Guidelinesfor Cost Examination and Limitations on Profits
and Distributions (ifapplicable) on the basis ofestimated development costs;
MassHousing has commissioned an as "As-Is" appraisal which indicates a land valuation of
$11,900,000. Based on a proposed investment of $37,629,170 in cash equity the development pro
forma appears to be financially feasible and within the limitations on profits and distributions.
,~ that the Applicant is a public agency, a non profit organization, or a Limited Dividend
Organization, and it meets the general eligibility standards ofthe housing program; and
MCRT Investments LLC is a Limited Dividend Organization. The Applicant meets the general
eligibility standards ofthe NEF housing subsidy program and has executed an Acknowledgment of
Obligations to restrict their profits in accordance with the applicable limited dividend provisions.
(
g)that the Applicant controls the site, based on evidence that the Applicant or a related entity
owns the site, or holds an option or contract to acquire such interest in the site, or has such
other interest in the site as is deemed by the Subsidizing Agency to be sufficient to control the
site.
The Site consists oftwo parcels ofland containing a total site area of approximately 62 acres The
Applicant controls the entire Site under a Purchase Agreement with an Effective Date of February
21, 2019, and an expiration date of 3%z years from the Effective Date.

