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Residcnces at Pinnacle Point
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Dear Mr. Petrozzr:

This letter isr in response to your application as "Applicant" for a determination of Project Eligibiliry
("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 ancl 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 tl-re Federal Home Loan Bank of Boston ("FHLBank Boston").

You have proposed to build forty (40) units, including ten (10) affordableunits of homeownership
housing (thc "Project") on 4.09-acre site located on Pinnacle Drive (the "Site") in Walpole (the
"Municipality").

In accordance with the Comprehensive Perrnit Rules, this letter is intended to be a written
determinatic,n of Project Eligibiliry by MassHousing acting as Subsidizing Agency under the
Guidelines. rncluding Parl V thereof, "Housing ProEams In Which Funding ls 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 perlinent information for the Project submitted by th e Applicanr
the Municipality and others in accordance with the Comprehensive Pennit Rules,

Municipal Comments
Pursuant to the Comprchensive Perrnit Rules, the Municipality was initially given a thifiy (30) day
perrod in which to review the Site Approval application and submit comments to MassHousing. At the
request of Jim Johnson, Town Administrator, this period was extended to a total of sixty (60) days.
The Walpole Select Board submitted a ietter regarding the Application dated July 24,2020
summarizinll comments from Municipal departments, boards and committees, and identifying specific
concerns with the proposed Project.

Charlts D. 8aker, Governor Michatl J. Dirrane, Chuirnron Clirystal Kornegay, fxecutivr Dircrfor
Karyn E. Polrto, lt Uovernor Ping Yin Chai, Virr Chorr



The following concerxs were identified in their comments:

e The lu{unicipality expressed concern about potential additional traffic generated by the Project
and associated safety impacts on area roadways and intersections.

The lv4unicipality is concerned that the proposed price point for the market rate townhomes
will tre too high for locally employed homebuyers.

o The lv,lunicipality emphasized that the Applicant should include some recreational elements,
such as connecting to an existing walking trail adjacent to the Site or additional open space

opportunities for tuture residents' use.

o J'he lv4unicipaliry requests that the Applicant provide an adequate stom-water management
plan lior the Site, including erosion control measures during and after construction.

MassHousing Determination and Recommendations
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. I 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
supportrng reasoning, is set forth in furtherdetail on Attachment t hereto. It is important to note that
Comprehensive Pennit Rules lirnit MassHousing to these specific findings in order to determine
Project Eligitrility. If, as here, MassHousing issues a determination of Project Eligibility, the Applicant
rnay apply to the Zoning Board of Appeals (the "ZBA") of the Municipality for a Comprehensive
Penlit. At that time. local boards, officials and members of the public are provided the opporlunity to
further review the Project to ensure compliance with applicable state and local standards and
regu lation s.

Based on MassHousing's Site and design review, the following issues should be addressed in your
application to the ZBA, and you should be prepared to explore them more fully during the public
hearing process:

Development of this 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
flood.plain manager.llent, wetland protection, river and wildlife habitats/conservation areas,
stormwater management, wastewater collection treatment, hazardous waste safety, and public
water supply. The Applicant should be prepared to provide evidence of such compliance.

The l\pplicant should be prepared to provide a detailed traffic study assessing potential impacls
of thr: Project on area roadways. The traffic study or other professional site design process
shoutld address proposed on-site circulation and parking to ensure compliance with public
safet'y standards and good design practice relative to drive-aisle widths, tuming radii and stght
distances.

1 MassHousinilhasrelied on the Applicant to provrde truthf'ular.rdcompleteinlorrnationwith respect to this
approval. Ifatanypointprioltotheissuanceofa comprehensivepermitMassHousingdeterminesthattheApplicant
has failed to disclose any information pertinent to the findings set fofth in 760 CMR 56.04 or information requested
in the Certification and Acknowledgment of the Applicalion, MassHousingreta ins the right to rescind this Site
Approvalletter.



o The ,A,pplicant should continue to engage with municipal officials in a good-faith discussion
regarding desigr review matters and other Site-related concerns, including, but not limited to

recreational elements, market price points and issues regarding roadway design and public
safcty considcrations, raised by local boards and officials.

MassHousing has also reviewed the application for compliance with the requirements of 760 CMR
56.04(2) relative to Application requirernents and has detennined that the material provided by the

Applicant is sufficient to show compliance.

This approval is expressly limited to the development of no more than forty (40) homeownership unis
underthe tenls of the Program, of which not less than ten (10) of such units shall be restricted m
affordable f,:r low or moderate-incorne persons or families as required under the terms of the

Guidelines. Lt rs not a commitrnent 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 usc of
any other housing subsidyprograln, 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 forreview by MassHousing.
Should you consider a change in tenure type or a change in building type or height, you may be required
to submit a new site approval application fbr review by MassHousing.

For guidancer on the Comprehensive Permit rev iew process, yo u 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 ;zt 7 60 CMR 56.00.

This approval wi[[ be effective for a period of two (2) years from the date of this letter. Should the

Applicant not apply for a Comprchensive Pennit within this period or should MassHousing not extend
the effective period of this letter in writing, this letter shall be considered to have expired and no longer
be in effect. In addition, the Applicant is required to notify MassHousing at the following times
througlrout this rwo-year period: ( I ) when the Applicant applies to the local ZBA for a Comprehensive
Permit, (2) u,hcn the ZBA issues a decision and (3) if applicable, when any appeals are filed.

Should a Cornprehensive Pennit be issued, please note that prior to (i) commencement of construction
of the Project or (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). Firral Approvalwill notbe issued unless MassHousing is able to make the same findings at
the time of ir;suing 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 [-und Program of the FHLBank Boston, for which MassHousing serves as Subsidizing
Agency, as rreflectedin the applicable regulatory documents. Inthe interest of providing for an
efficient rel'iew process and in order to avoid the potential lapse of certain appeal rights, the
Applicant may wish to submit a'6final dralt" 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.



ll'ysuhaye anyquestionsconucrningthisletter.please uortactMiclrael Busbyat(6I7)I54-l2I9.
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The lHtinorablc Paul R, Fccncy
The Honorable Jr:l'rn I-1. Rogcrs
Benjamin llarrcfi, Clhair, Sclect Boarr"l

John Lee. Chair. Zoning Roard of Appeals



760 CMR 56.04

Attachment I

Pro.;ect Eligibiliry: Other Responsibilities of Subsidizing Agency
Section (4) Findings and Detenninations

Residences at Pinnacle Point, Project#1084

MassHousing hereby makes the following findings, based upon its review of the application. and in
consideration of infonnation received during the Site visit and from written comments:

(s) that the proposed Project appears generally eligible uncler the requirements of the housing
subsidy program, subject to /inal approval under 760 CMR 56,04(7);

The Project is eligible underthe NEF housing subsidy program and at least 25oh of the units will be

availablc to households eaming at or below 80% of the Area Median Income (AMI), adjusted for
household siLze, as published by the U.S. Deparlment of Housing and Urban Development ("HUD").
'Ihe most recent HUD income limits indicate that 80% of the curent median income for a four-penon
household in Walpole is $96,250.

A letter expressing interest for Project financing was provided by Needham Bank, a member bank of'
the FHLBank Boston.

(b) that the site oJ'the proposed Project is generally appropriute for residential development, tuking
into consideration informution provided by the Municipality or other parties regurding municipul
actions previously tuken to meet ufforduble housing needs, such us inclusionary zoning, multifamily
districts adopted under c,40A, and overlay districts udopted under c.40R, (such linding, witlt
supporting reasoning, to be set forth in reasonable detoil);

Based on a rsite inspection by Massl{ousing staff, internal discussions, and a thorough review of the
application, MassFlousing findsthat the Site is suitable forresidential use and developmentandthat
such use would be cornpatible u,ith surrounding uses and would directly address the local need for
housing.

Section lV-,A. (3) (a) of the Cuidelines provide guidance to Subsidizing Agencies for evaluating a

municipalitl"s actions intended to meet affordable housing needs. MassHousing carefully reviewed
the information provided by the Municipality describing previous municipal actions intended to
provide affc,rdable housing. Specrfic examples cited by the Municipality include:

o Draliing an Inclusionary Zoning Bylaw and an Affordable Housing Trust Bylaw for
consrideration at Fa11 Town Meeting;



. Forming the Walpole Housing Partnership;

. Cornpletion of a Housing Production Plan; and
o Hirirrg professional staff and obtaining technical assistance.

The Town of Walpole has a DHCD-approved Housing Production PIan. According to DHCD's
Chapter 40B Subsidized Housing Inventory (SHI), updated through September 14,2020, Walpole has

641 (SHl) units (7.13o/o of its housing inventory), which is 257 units short of the statutory minima
requirement of 10%.

(c) that the conceptual project desigtr is generully appropriatefor the site on which it is located,
taking into t:onsiderationJactors that may include proposed ase, conceptual site plan and building
massing, toptogvqrlry, environmental resources, and integration into existing developmentpatterns
(such Jindinlg, with supporting reasoning, to be setforth in reusonable cletail);

In summary. based on evaluation of the site plan using the following criteria, MassHousing finds that
the proposeclconceptualProject design is generally appropriate forthe Site. The following plan review
findings are made in response to the conceptual plan, submitted to MassHousing:

Relationship to Adiacent Building Typology (Including building massing, site arrangement, and
arch itectural detai ls)
The project rvill consist of 40 townhouse condominium homes. The homes will be configured into nine
buildings. Of the 40 homes, 34 will be two-bedroom units and 6 will be three-bedroom units. Homes
will rangc in size fror-n 1,600 SF to 1,950 SF of living area and will each feafure a one-car garage. Each
of the individualbuiidings will be designed to have the scale and characterof a single-family home.
The facades will be a mixture of roof shapes and entry types that will be consistent with smaller single-
family residences with in thc surroundingneighborhoods. The buildings will be 2t/z stories with pitched
roofs, clapboard and shinglc style siding, double-hung window with a mix of rnasonry elements. Each

home will also leature exterior patios and porches.

Relationship to Adjacent Streets
The Site's intmediate area along Pinnacle Drive is a residential area consisting of single-family homes.
The Site abuts the Bird Pond to the north. To the south along Washington Street are a number of small
retail businesses such as a barbershop, a day school, restaurants and credit unions. Downtown Walpole
is approximately 3 miles southwest of the Site. There are also smaller pockets of commercial and
indusfrial improvements along Routes 1A and 27,which also pass through the town. Regional access
to Walpole is very good via Route I and from l-95, both of which provide connections to the south to
I-495 and to Route 128, and I-93 in the metro Boston area to the north. Route 1A also connects to I-
495to the sor-rthof Walpole in the town of Wrentham. There appearto be adequatelines of sight for
vehicles enti:ring and exiting the proposed Site.

Density
The Applicantproposes to build forty (40) homes on 4.09 acres, of which 3.81 acres are buildable. The
resulting derLsity is I 0.49 units per buildable acre, which is acceptable given the proposed housing type
and the uses lound in the surrounding context.

Conceptual Site Plan
The site plan consists of forry (40) townhouse condominiums in fwo-unit and four to six-unit buildings
spaced at reglllar interuals along a single roadway which leads into the Site from Pinnacle Drive. The



overall eff,ect is of a complete, small neighborhood of townhomes linked by a public sidewalk and
shared comr-non open space areas, as well as private rear patios for each unit. Several townhomes are

posrtioned to take advantage of the views of the adjacent Bird Pond. The interior roadway is
appropriatel;r designecl to meet the vehicular and pedestrian needs of the proposed development.

Topographl'
The subject propefty is fairly level with similar elevations throughout the Site. The topographic
featurcs of thc Site havc been considered in relationship to the proposed Project plans and do not
constifute an impediment to development of the Site.

Environmemtal Resources
There is a srnall area of vcgetated wetland on the properly located in the westerx lnost corncr of the
site. This area, however, does not have any adverse impact on the development potential of the site.
Wetland resources in these areas will be subject to further review by the local Conservation
Commission under a Notice of Intent.

(d) tlrut the proposed Project appears Jinancially feasible within the housing market in which it
will be situated (bqsed on comparsble rentuls or sulesJigures);

The Project appears financially feasible based on a comparison of sales submitted by the Applicant
and a markertanalysis submitted by ERA Key Realry in Millis, MA.

(e) thst Mcts;sflousing Jinds that un initial pro formu hus been reviewed, including u land vsluution
delerminutia,n consistent with the Department's Guidelines, and the Project appearsfinancially
feasible and consistent with the Department's Guidelines for Cost Examination and Limitations on
Projits and )Distributions (if applicable) on the basis of estimated development costs;

The initial prro fbrma has been reviewed for the proposed residential use, and the Project appea$
financially feasible with a projected profit margin of 18.84%.ln addition, a third-party appraisal
commissioned by MassHousing has detennined that the "As Is" land value for the Site of the proposed
Project is $740,000.

(fi thut the Applicant is u public agency, a ruon-proJit orgsnization, or a Limited Dividend
Organization, and it meets the general eligibility standurds of the housing program; and

The Applicant must be organized as a Limited Dividend Organization prior to applying for Final
Approval. MassHousing sees no reason this requirement could not be met given information reviewed
to date. The ,A.pplicant meets the general eligibility standards of the NEF housing subsidy program and
has executed an Acknowledgment of Obligations to restrict their profits in accordance with the
applicable limited dividend provisions.

@) that the Applicant controls the site, bused on evidence that the Applicant or a related entity
owns the si,te, or holds an option or contrqct to acquire such interest in the site, or has such other
interest in the site us is deemed by the Subsidizing Agency to be sufficient to control the site.

The Applicant controls the entire 4.09-acre Site undera Purchase and Sale agreement between John.
T. Hascnjaetrler, Trustee of OctoberRealty Trust and Wall Street DevelopmentCorp, with an expiration
date of March 30,2022




