CPA Funding Application
Applications are due by the deadline posted on the Watertown Community Preservation Committee website
watertown-ma.gov/CPC.
After receiving notification of project eligibility, applicants must complete the CPA Funding application online,
complete and upload the CPA Application Budget, and upload any other required attachments.
If your project involves municipal property, state procurement laws apply. Please go to technical assistance
information and review the article, Do the State’s Procurement Laws Apply to CPA Projects? regarding public
procurement laws at communitypreservation.org/procurement
Is your application complete? Use the Submission Requirements Checklist to ensure all required materials are
included in your application. Incomplete applications may be delayed or denied funding. The checklist on page 18.

PROJECT INFORMATION

103 Nichols Avenue
▲ PROJECT NAME

103 Nichols Avenue
▲ PROJECT LOCATION (PROVIDE EXACT ADDRESS)

4,947 square feet of land
▲ PROJECT ACREAGE

Watertown Housing Authority
▲ LEGAL PROPERTY OWNER OF RECORD

Construct a two-story home to serve as a 100% affordable housing development for individuals with special needs.
▲ PROJECT DESCRIPTION (ONE SENTENCE)

Project Eligibility: Check at least one of the boxes below. See CPA Allowable Spending Purposes on page 7.
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APPLICANT INFORMATION

Watertown Housing Authority

Michael Lara, Executive Director
▲ APPLICANT NAME

TOWN DEPARTMENT

▲ ORGANIZATION

TOWN COMMISSION/COMMITTEE.

▲ CO-APPLICANT NAME

TOWN DEPARTMENT

NON-PROFIT

PRIVATE GROUP OR INDIVIDUAL

▲ ORGANIZATION

TOWN COMMISSION/COMMITTEE.

NON-PROFIT

PRIVATE GROUP OR INDIVIDUAL

Michael Lara
▲ PRIMARY CONTACT PERSON

55 Waverley Ave, Watertown, MA 02472
▲ MAILING ADDRESS

617-923-3950
▲ PHONE NUMBER

mlara@watertownha.org
▲ EMAIL ADDRESS

Carsten Snow-Eikelberg
▲ PROJECT MANAGER
▲ MAILING ADDRESS

617-520-6259
▲ PHONE NUMBER

csnow-eikelberg@cambridge-housing.org
▲ EMAIL ADDRESS

PROJECT NARRATIVE

Describe the project and how you plan to accomplish it. ▼
The proposed project at 103 Nichols Ave would create seven new special needs, affordable units on vacant state public housing land. The Watertown Housing Authority (“WHA”) and the Department of Developmental Services (“DDS”) have partnered together with Beaverbrook STEP to
ensure the project receives ongoing operating support from the State for the next 40 years. WHA is seeking local CPA funds to build 7 (seven) 1-bedroom units, of which three would maintain local preference through a tenant selection process subject to a progressive fair housing model.
Exhibit 1G highlights the history of the site and describes the project’s inception, which dates back to the early 1990s. The land was designated by the State to be used for special needs homes but lacked the funds necessary to construct housing. Now, in 2021, the shared goal of DDS
and the WHA is to ensure the long-term affordability of the property and to restrict its use to serve the area’s low-income, special needs population. The goal of this project is to assist the most vulnerable in the Watertown community and this means providing clean, safe, and affordable
housing.
Exhibit 1G will also detail the reasons the WHA is approaching the CPC for the full project cost. After two years of investigating the state public housing portfolio, the WHA staff identified the lot located at 103 Nichols Ave as its greatest opportunity for new construction. The restrictive
land use and small plot were originally viewed as our largest hurdles. However, the biggest challenge has been seeking capital financing dollars to build on the site.
The Department of Housing and Community Development (“DHCD”) is the governmental entity that manages the state's public housing subsidy for special needs housing known as chp. 689 housing. DHCD does not have the capital funds necessary to construct units at 103 Nichols Ave,
nor does the DDS capital stream known as the Facilities Condition Fund ("FCF"). This is explained further in Exhibit 1G. The WHA is approaching the CPC because there is an absence of capital funds for building special needs housing in urban environments, with the exception of
market rate units. The WHA feels strongly that adult men and women living in DDS operated units, with distinct degrees of intellectual and developmental needs, benefit greatly from stable and affordable housing. To date, we've spent over $100,000.00 of our public housing resources to
hire a consulting, legal and design team that share our vision for this site. Our project proposal is to design and build a two-family home with two separate units. The first floor would have three one-bedroom units for individuals with mobility impediments that require fully accessible
environments in order to safely be a part of their communities. The second floor would house four one-bedroom units which, for cost feasibility reasons, would not be fully accessible. These units would also be serviced by DDS and Department of Mental Health ("DMH") participants.
The entire building would receive 24/7 staffing from the proposed building operator, Beaverbrook STEP. A 3D design model that was developed by our design team is attached as Exhibit 1A. The home contains two separate living areas. Unit #1 would be on the 1st floor. The first floor
would be fully ADA compliant and would comprise three 1-bedrooms, one bathroom, an eat-in kitchen with a large living room, and an office which can serve as staff and/or individuals’ meeting space. Unit #2 occupies the entire 2nd floor and consists of four 1-bedrooms, one bathroom,
an eat-in kitchen with a large living room, and an office which can serve as staff and/or individuals’ meeting space. If awarded CPA funds, the first step would be to prepare a scope for the Massachusetts Designer Selection Board. Although the 103 Nichols Ave property would be
conveyed to the WHA’s non-profit entity, the WHA is required to publicly bid new construction projects in compliance with state procurement laws. Once a designer is attached to the project, the WHA and its project team would work quickly to prepare construction documents and publicly
bid the project in early 2023. Ideally a contract for services and notice-to-proceed would be signed shortly afterwards. To best answer the CPC’s question, and for further relevant information and supporting documentation, please reference the following attached Exhibits:
Exhibit 1A. Site Design and Rendering
Exhibit 1B. Survey of Land
Exhibit 1C. Photos of Site
Exhibit 1D. Deed 103 Nichols Ave
Exhibit 1E. Unofficial Property Record Card
Exhibit 1F. Title Commitment
Exhibit 1G: 103 Nichols Ave Housing Creation Narrative
Exhibit 1H.
FEMA
Flood
MapAve is located in East Watertown, centrally located between Arsenal Street and Mount Auburn Street, and less than a mile from the new Arsenal Yards development. If awarded funding, the WHA believes there would be high project visibility and a clear
Project
visibility:
103
Nichols
community benefit by constructing affordable housing where there is currently vacant land. Constructing an affordable and accessible home on currently vacant land will greatly increase the neighborhood's curb appeal while ensuring that very-low-income individuals with disabilities are
not displaced from the region. Moreover, East Watertown is a highly desired real estate market, as the area is a rapidly expanding hub for both lab space and the flourishing bioscience industry. Along with the Arsenal Yards project, Alexandria Real Estate’s $130 million dollar purchase of
the Watertown Mall reflects the market’s premium cost for land in East Watertown. Both the Arsenal Yards and the Watertown Mall are within one mile of 103 Nichols Ave.

How does this project meet the general priorities and specific funding category goals outlined in the CP Plan? ▼

Community Benefits: The 103 Nichols Ave project addresses many community needs, including goals within the recently updated Watertown Housing Plan regarding a “continuum of housing options” specific to opportunities for lower-and middle-income households, such as, but not ;
limited to:
1) Creating a 100% affordable housing development. This will allow for special needs residents to live in Watertown and stay in Watertown securing affordable and safe housing.
2) Entering into a partnership with a supportive service provider to create housing and provide services to seniors and individuals with disabilities.
3) Securing the long-term affordability of the property via long-term operating and capital commitments from both the State and the WHA.
Exhibit 8E states that DDS would help provide 24/7 staffing to residents, with a focus on substantive programming including life skills coaching and career development. WHA and DDS currently partner together at two different sites in Watertown, located on Union St. and Green St. The
WHA can assure, after decades of operation, that these programs lead to a better quality of life for its residents and neighbors. Residents expected to be household members of the 103 Nichols Ave development will be considered extremely low-income households (ELI), households that
earn less than 30% of area median income (AMI). According to the Watertown Housing Plan, ELI households comprise 12.1% of the current Watertown community. This means that out of 15,620 households in Watertown, only 1,830 are currently considered ELI. Seven additional
affordable units will have a meaningful impact on the ELI percentage and help increase the City’s subsidized housing inventory.
Appropriate Public Access: DDS services a region that encompasses parts of Boston, Cambridge, Watertown and Waltham. DDS has stated that individuals who live or work in this region are often placed in Amherst or Wrentham due to the massive lack of affordable units for their
population in an urban setting. This is a direct result of the tremendously expensive real estate market in Greater Boston. The WHA strongly believes that the 103 Nichols Ave project can help prevent this continued displacement. Lastly, although yet to be determined which units, this
project proposes that three of the units prioritize Watertown residents as the funding source would be provided by Watertown's CPA funds. This "local preference" would be subject to a progressive fair housing model.

Why is this project needed and what are the public benefits? Who will be served by this project—e.g. particular
demographic population or town district? ▼

MA procurement and prevailing wage laws: The entire project would be subject to state procurement laws and prevailing wage. There is significant evidence that public bids can increase the total development cost by 20%-30% compared to construction projects that are not subject to
chp. 149 of Massachusetts General Law. State prevailing rate would apply to any construction work at this site.
Exhibit 2B provides a detailed proforma prepared by our consulting partners at the CHA. For further relevant information and supporting documentation please reference the following attached Exhibits:

Exhibit is
2A.aCPA
Application
Budget by creating new units of special needs housing, with 24/7 staffing, where there is currently vacant state public housing land. 103 Nichols Ave would provide around the clock supportive housing to the most vulnerable
There
strong
public benefit
population in the community. Exhibit 8E provides further details about the intended population this home would service. The goal is to help extremely low-income individuals with distinct degrees of intellectual and developmental needs that require 24/7
Exhibit 2B. CPA Proforma
staffing.
Working with DDS participants is a fantastic public benefit as it provides opportunities for a sect of society that does not receive enough attention but has protections and rights under MGL 40A, the Federal Fair Housing Amendment Act, and Title
II
of the2C.
ADA.
DDS
collaborates
many
non-profits
Exhibit
Davis
Square
Proposal &with
Invoice
for Seed
Money to operate its sites, including the Watertown based organization Beaverbrook STEP. The hope is that Beaverbrook Step will continue its tradition of providing high quality resident services to this
population. Three 1-bedroom units at 103 Nichols will prioritize Watertown residents to preserve the community’s interest, a clear public benefit for the taxpayer. Beaverbrook STEP prepares and educates people through instruction in areas such as
safety,
friendships,
choice,
enhancedatquality
of life,Engagement
advancement
offor
independence
in the community, and skill building in activities of daily living. Becoming valued members of neighborhoods and communities and growing to be contributing members of
Exhibit 2D.
Klein Hornig
LLP Counselors
Law (Master
Letter
Legal Services)
the workforce are essential parts of the learning and strengthening process.

All residents will be DDS/DMH participants. Individuals supported on the first floor will have a combination of physical, medical and/or mobility impediments that require fully accessible environments in order to safely be a part of their communities.
At this time, and as emphasized earlier in this application, the target population will comprise individuals that would be placed as far as Amherst or Wrentham for stable supportive housing programs tailored to DDS/DMH participants. We submit this
project with a proposal to have three of the seven units prioritize Watertown residents with such needs. To reiterate, this "local preference" will be subject to a progressive fair housing model to ensure we serve a diverse group of residents.
Transportation will be provided via an accessible van with its own driveway. This will assist residents on site who will not have their own vehicles. Furthermore, 103 Nichols Ave is located less than two blocks from a bus stop on the Mt Auburn St. line.
This will make certain that the population serviced by this home will have easy access to transportation for medical appointments, work, grocery stores, etc.
Lastly, there is a large public opportunity to build on land that has already been acquired, as the current real estate market is volatile. There is no need to take on debt or seek loan approval for this project if the full funding is granted.
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Have you sought input or support from any boards, commissions, committees, community groups, or individuals?
If so, please provide details▼
Director Michael Lara discussed the potential of this project early on with community members, legislators (including state and local legislators), and the Town’s planning department. Local councilors have offered support and look forward to reviewing this project proposal but are hesitant
to provide specific letters of support as they appropriate the CPA funds when the Council votes to accept/reject any CPC project recommendations. As such, the WHA was directed to the local Housing Partnership to explain the project and seek a letter of support. This letter is attached
as Exhibit 5A. Additionally, the Watertown Community Foundation drafted a letter of support on behalf of the WHA and this is Exhibit 5B.
Lastly, a letter was sent to abutters asking for a time to meet and discuss the proposed project. The WHA waited to approach abutters until the project had received eligibility approval from the CPC and had a final design rendering (which was completed in early December 2021). We
are hoping to schedule both private and public meetings as the CPC application continues to move forward.
Please see the attachments to better answer Question 5:
Exhibit 5A. Letter of Support from Watertown Housing Partnership
Exhibit 5B. Letter of Support from Watertown Community Foundation
Exhibit 5C. Letter to Abutters
Exhibit 5D. Letter Attachment Flyer to abutters

How does this project incorporate universal design and comply with accessibility regulations (ADA/MAAB)? ▼
The proposed project at 103 Nichols is a group home with a fully accessible 3BR, 1 bath unit on the first floor meeting the Group 2B requirements of the Massachusetts Architectural Access Board (“MAAB”). The first
floor of the building will be approximately 18” above grade and accessed with a MAAB compliant ramp. The front door will have remote access doors and each bedroom, along with the kitchen and bathroom, are
designed to be fully accessible per the MAAB requirements.
The site plans referencing the accessibility can be viewed in Exhibit 1A. The site plan also incorporates a dedicated van parking space, located at the base of the entry ramp, for transport of residents to and from the
residence. The WHA has prioritized accessibility needs in the last 3 years, building its first ever fully accessible family public housing units in late 2019 and we were recently awarded over $1milllion for our McSherry
Gardens development to upgrade the site’s accessibility, create two fully accessible one-bedroom units, and modernize its community room. The current development cost for that project is more than $3.5 million.
Exhibit 1A. Rendering and Site Plan

How does this project incorporate environmental sustainability? ▼
The project will address sustainability by creating a building that produces as much energy as it uses, is constructed of low embodied carbon materials, and creates a healthy,
thermally comfortable living environment for its residents. It will be fossil fuel free and net-zero capable, meaning it will be able to produce nearly as much energy as it uses over the
course of a year though a rooftop PV or solar array, yielding low energy use and operational cost. The building will be low maintenance and long lasting, combating the climate
crisis with low operational energy and low embodied carbon materials. The design team will accomplish this by prioritizing the closure (walls, roof, foundation and windows) to
conserve energy through low-tech, passive strategies. This will be paired with an efficient heating/cooling system, Energy Star lighting and appliances, to yield a building that uses
approximately 70% less energy than a code-built building. With this significantly reduced energy load, it can be offset by the energy generated from a rooftop solar array. To
maintain a healthy indoor air quality, the team will select low or no-VOC materials for the interior and incorporate a dedicated ventilation system to supply continuous fresh air and
exhausting stale air. Collectively the design attributes will help ensure healthy, climate-friendly housing to benefit the environment and the residents of 103 Nichols Ave.

PROJECT MANAGEMENT

Describe the qualifications and experience of key project professionals: project manager, design professionals, and
other key consultants participating to successfully complete the project. ▼
The WHA oversees 589 units of public housing and 156 Section 8 vouchers. The majority of the WHA staff are devoted to providing the highest level of resident services to our local tenants. A few staff have the experience and background necessary to assist with redevelopment/new
development research at WHA. The Executive Director Michael Lara is the overall project manager and has a resume attached as Exhibit 8A. The entire WHA Board of Commissioners are supportive of this project and are hopeful that the vacant land located at 103 Nichols can be
utilized for the creation of new affordable housing via CPC funds.
WHA has contracted with Klein Hornig LLP to provide legal services in connection with the Authority’s interest in repositioning its assets and creating the organizational structure necessary to meet regulatory requirements while maximizing public dollars to help Watertown’s lowest-income
households.
In addition to legal counsel, the WHA entered two contracts for design services to help actualize its vision. First, in late 2019 the WHA contracted with Davis Square Architects to provide on-site design and rendering services. Davis Square completed preliminary design work including,
but not limited to, interior layouts, sketches, and a massing study all at the WHA’s expense. Following this, WHA contracted with Zero Energy Design (ZED) to create an updated architectural site plan that conforms with the required design guidelines for group home facilities, to update
the interior unit layout to meet state guidelines, to create an updated building rendering, and to focus on energy efficiency and resiliency for building systems. The current design includes two floors with two distinct living areas. The final design is attached as Exhibit 1A.
Perhaps most notable of all, the WHA entered into an intergovernmental agreement with Cambridge Housing Authority (CHA) to modernize and expand its existing portfolio of deeply affordable housing in Watertown with its extremely limited state public housing resources. The major
goal of the contract is to preserve WHA properties that lack proper capital improvement financing. Details on this ongoing agreement can be viewed in Exhibit 8C.
Lastly, we retained Attorney William York from Gilman, McLaughlin and Hanrahan, LLP. Attorney York has extensive experience in both real estate development and zoning. The 103 Nichols Ave project may require site plan review, but it is our hope we won’t need that step. The
purpose of retaining Attorney York is to work with the local Planning office to finalize a path forward that would address any required zoning relief, potentially through the Dover Amendment (Massachusetts General Law 40A, Section 3).
For further relevant information and supporting documentation please reference the following attached Exhibits:
Exhibit 2D. Klein Hornig LLP Counselors at Law (Master Engagement Letter for Legal Services)

Describe
the
responsibilities,
and time allocation of team members involved in the project. For example: who
Exhibit 8A. Michael Lara,
WHAroles,
Executive Director
Resume
Exhibit 8B. Zero Energy Design Resumes
will
manage the finances, who will oversee the project scope, and who will maintain the resource after project
Exhibit 8C. Cambridge Housing Authority Resumes
completion?
▼Authority Intergovernmental
Exhibit 8D. Cambridge Housing
Exhibit 8E. EOHHS Siting Guidelines and Operational Procedures: New Home Request
The WHA plans to oversee the project scope, from design to completion. The WHA would convey the property to its non-profit entity, per the requirements of DHCD (760 CMR [4]). This entity is closely controlled by the WHA. This is a massive community benefit as the WHA is
incorporated
as an
independent
body, overseen by a local Board of Commissioners, with the mission and purpose of serving its local residents.
Exhibit 8F. ZED
Relevant
Projects
Day-to-day operation of the site would be managed by Beaverbrook STEP in conjunction with our subsidy partner, DDS/DMH. The WHA would oversee capital improvements to the site. The purpose of asking the CPC for significant capital financing is because the WHA and DDS hope
to restrict the deed and use of the land for forty years to ensure long term affordability. With capital improvements and daily maintenance being provided by different funding streams, our hope is that this proposal would be a one-time expense without the need for 103 Nichols Ave to
return to the CPC for capital monies. The WHA is prepared to agree to these terms in writing.
To finance this, the WHA will charge a minimal shelter rent to residents. Please see below:
Monthly Rent:
Units: Annual Income:
$450.00 7 $37,800.00
Lastly, the WHA would be responsible for ensuring this project meets all CPC, DHCD, DDS/DMH, MAAB, and other regulatory requirements. The WHA would be the primary point of contact for the project and would coordinate with legal, design, construction, etc. as needed to reach
project completion. The WHA is also prepared to provide detailed updates to the City Council, CPC, and local community in East Watertown. Most importantly, the WHA would be responsible for maintaining fiscal responsibility throughout the project.
Exhibit 2A and 2B show a preliminary budget and Exhibit 10A shows the proposed project timeline.

PROJECT SCHEDULE

Outline the project timeline, including the milestones and key steps necessary to successfully complete the project.
(Note: CPA funding disbursements and project reporting may correspond to these milestones.) ▼
Exhibit 10A provides the answer to the question in a general project timeline. This timeline goes back to 2020, when the WHA began repositioning its federal assets at 100 Warren St. to its newly formed non-profit to maximize federal subsidy dollars.
Exhibit 10B – E provide evidence of this non-profit and the mission of the non-profit instrumentality of the Authority known as the Watertown Housing Development Corporation.
As the Watertown CPC and City Council would not be awarding funding and executing agreements until Summer 2022, the WHA hopes that if we are awarded CPA funds we would have a design firm selected for the project by Fall 2022. We’d hope to bid the project in early 2023 and
complete the construction by late Summer/Fall 2023.
Exhibit 10 A. Project Timeline
Exhibit 10 B. WHDC Certificate of Organization
Exhibit 10 C. EIN #
Exhibit 10 D. WHDC Bylaws
Exhibit 10 E. WHDC Extracts
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FEASIBILITY

Detail your process for obtaining required permits, variances, environmental assessments, deed restrictions, or
other legal assurances in a timely fashion. Are there any known or potential barriers/impediments to project
implementation? ▼
Phase I environmental assessment will be completed as part of initial design due diligence once funding is secured, a preliminary environmental history review has been completed and there is nothing of substantial concern thus far. Building permits will be obtained as soon as design is
completed and approved.
The current deed restrictions and barriers WHA is exploring can be noted in 760 CMR (4). The land at 103 Nichols Ave was originally designated as 689 Special Needs state aided public housing. WHA was informed that capital funding for future chp. 689 projects had been exhausted
and there was no other funding available to create special needs housing at 103 Nichols Ave. After conversations with DHCD Asset Manager Paul McPartland, the WHA was advised to seek local funding or work with DDS to secure capital financing through the FCF. As stated earlier, the
details of this funding research is explained in Exhibit 1G. DHCD encourages the removal of surplus land on state aided public housing land, especially for the 689 program, so long as:
1) the WHA can prove that the vacant property of 103 Nichols Ave is indeed surplus, with no existing structure or building; and
2) the WHA restricts the deed to occupancy by low- or moderate-income households at affordable rents to ensure affordability for a period of no less than 40 years; and
3) the WHA can calculate tenant share rents based on income which is specified in 760 CMR 6.04(1)(b), not exceeding 30% of area median income (AMI). The WHA currently meets all requirements to remove the property from state-aided public housing, based on 760 CMR 4.11’s
clause for “development of additional units on land subject to a contract for financial assistance by LHAs or controlled affiliates''.
WHA does not anticipate any barriers or impediments to the project implementation however, WHA has done its due diligence to research and explore applicable case law should any issues arise. 103 Nichols Ave is approximately 4,947 square feet and is currently zoned as a two-family
residential district with a land use specific to chp. 689 of the state aided public housing program. 760 CMR (4) allows for the development of new units on vacant land, and removal from the state aided public housing program to the WHA’s controlled affiliate, as 103 Nichols Ave is
currently subject to the Contract for Financial Assistance with DHCD.
The land use of this project is covered under the Dover Amendment. Our current design team is working on a plan that would be covered under the Dover Amendment. As the lot is less than 4,000 sq feet, the DDS site requirements are necessitating reasonable departures from current
zoning ordinances. If the site does not meet ADA and DDS requirements, then the project will not be subsidized by the State. To ensure that WHA has the strongest possible case to create new affordable units at 103 Nichols Ave, we have agreed to contract with Attorney William F. York
at Gilman, McLaughlin & Hanrahan, LLP to assist with the land use and legal aspects of this project.
WHA, Beaverbrook STEP, and DDS met with the City of Watertown for an informal meeting earlier in 2021. The Planning Department recommended that we update the design and focus on being more reasonable with setbacks, see if we can increase open space on the site, and to add
more detail on the proposed parking situation.

WHA then
contracted
with ZeroEnergybe
Designphased
(ZED) for approximately
$20,000
to create an updated
architectural site
plan that conforms
with the required
design guidelines
for group
home facilities, to
update the interior a
unitytimeline
layout to meet statedand
guidelines,
to create an updated
Will
this
project
and
require
funding
over
multiple
years?
If so,
please
provide
anticipated
building rendering, and to focus on energy efficiency and resiliency for building systems. The current design includes two floors with two distinct living areas. For cost feasibility reasons, only the first floor will be fully accessible to individuals with physical mobility impediments. Lastly, the
new building design will emphasize energy efficiencies while also improving thermal comfort and indoor air quality. This is essential to lowering operating costs to the taxpayer.
funding
requirements. Understand that there is no guarantee that funding will be available for multiple years. ▼

If fully funded, the WHA plans to complete this project in late 2023. Due to the layout and design of the home, this project cannot be phased. Exhibit 10A
reflects the planned timeline which does not provide for a phased model.
The WHA has received legislative financing for 2022 to investigate the neighboring state public housing development comprised of 60 family 2-3 bedroom
units. However, this project would certainly be phased as it would be challenging to finance a complete redevelopment of the property. 103 Nichols Ave
is distinctly different as the small lot size and scale of the project is not conducive to a phased approach.
Exhibit 2B has been prepared through consultation with CHA using comparable estimated costs of potential construction. Due to the increased costs in
construction over the last year, the WHA is requesting over $1.8 million to construct this two-story family home for special needs individuals. To maintain
the proposed timeline in Exhibit 10A, full financing of the project would lead to the greatest potential project success.

How would denial of CPA funding or a partial funding award affect the viability of your project? ▼
The 103 Nichols Ave project would either not happen or be delayed many years if it did not receive CPA funds.
The WHA sought financing through DHCD and the FCF (administered through CEDAC on behalf of DDS). DHCD does not have capital financing for any future 689 projects, especially those in urban settings with
total development costs that exceed seven figures. Per the narrative in Exhibit 1G, the WHA did not continue pursuing FCF financing due to both the restrictive language of the construction requirements that would
make the project unfeasible and also the backlog of capital funds. It’s important to note that if the project was awarded any FCF it would have only covered a maximum of 50% of the first-floor design and construction
costs as the second floor is not fully accessible. The second floor is not fully accessible to maintain a lower total development cost.
The WHA is an organization designed to construct, preserve, maintain, and grow affordable housing in Watertown. The current state public housing subsidy only provides 10 cents on the dollar for what is actually
needed to properly preserve its properties. It is for this reason that CPCs in the Greater Boston area often partner with Housing Authorities for affordable housing projects. Not only is it because Housing Authorities
lack the capital financing to undertake projects like 103 Nichols Ave on their own, but also because 1) Housing Authorities have extensive experience in project design, construction, and maintenance; 2) there is little
to no acquisition cost for the land; 3) certain properties can secure long term affordability without the need to involve private investment (such as 103 Nichols Ave); and 4) the properties are tax exempt under MGL
121B when they do not involve a for-profit entity (such as 103 Nichols Ave). The WHA is working tirelessly to secure extra funding for its own properties, future redevelopment of those properties, and new
development on state owned land. Without support from local sources of funding, we are unable to address the massive need for new affordable units in Watertown.

Is your project going to require ongoing maintenance? If yes, outline the plan and budget, identify the source of
funding, and who will be responsible for ongoing oversight. The CPC cannot fund the maintenance costs for
any CPA projects. ▼
The 103 Nichols Ave project will not require CPC approval of funds for maintenance costs.
The plan is to have the WHA prepare a capital plan, similar to the one it currently uses for its own properties. The WHA would use shelter rents to build a reserve that could cover any major capital
improvement costs in the foreseeable future. Fortunately, new construction does not require an immediately funded capital reserve. Lastly, the WHA non-profit that would maintain ownership of
the building would be eligible for other potential capital financing once the home is built. The WHA or its non-profit entity does not plan to seek any future CPA funds for ongoing maintenance.
The WHA oversees a maintenance department of 11 employees, including a union crew of skilled maintenance laborers. The WHA generates and completes an average of 7,000 work orders per
year and turns over 60-70 units per year, which ranges from 1-bedrooms to 5-bedroom units. Staff are highly qualified and equipped to manage property emergencies and address major capital
needs. The proposed plan would require that the WHA be responsible for all future capital needs at 103 Nichols Ave.
The day-to-day property management would be the responsibility of the building operator, in this case, Beaverbrook STEP. This would include snow removal, landscaping, clogged toilets, smoke
detectors, etc. The WHA, however, would be responsible for upgrading the kitchen, replacing the boiler, roofs, siding, etc.

APPLICATION ATTACHMENTS

Attach all of the documents listed in the Submission Requirements Checklist applicable to this application.
I (we) certify that all information provided in this submission is true and correct to the best of my (our) knowledge and
that no information which might reasonably affect funding has been excluded. I (we) authorize the Community
Preservation Committee and/or the Town of Watertown to obtain verification from any source provided.
CHECK HERE
TO CERTIFY

Michael Lara
▲ NAME
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Nichols Ave. WT-21CPAProj
Describe the project and how you plan to accomplish it.

The proposed project at 103 Nichols Ave would create seven new special needs, affordable units on
vacant state public housing land. The Watertown Housing Authority (“WHA”) and the Department of
Developmental Services (“DDS”) have partnered together with Beaverbrook STEP to ensure the project
receives ongoing operating support from the State for the next 40 years. WHA is seeking local CPA funds
to build 7 (seven) 1-bedroom units, of which three would maintain local preference through a tenant
selection process subject to a progressive fair housing model.
Exhibit 1G highlights the history of the site and describes the project’s inception, which dates back to
the early 1990s. The land was designated by the State to be used for special needs homes but lacked
the funds necessary to construct housing. Now, in 2021, the shared goal of DDS and the WHA is to
ensure the long-term affordability of the property and to restrict its use to serve the area’s low-income,
special needs population. The goal of this project is to assist the most vulnerable in the Watertown
community and this means providing clean, safe, and affordable housing.
Exhibit 1G will also detail the reasons the WHA is approaching the CPC for the full project cost. After
two years of investigating the state public housing portfolio, the WHA staff identified the lot located at
103 Nichols Ave as its greatest opportunity for new construction. The restrictive land use and small plot
were originally viewed as our largest hurdles. However, the biggest challenge has been seeking capital
financing dollars to build on the site.
The Department of Housing and Community Development (“DHCD”) is the governmental entity that
manages the state's public housing subsidy for special needs housing known as chp. 689 housing. DHCD
does not have the capital funds necessary to construct units at 103 Nichols Ave, nor does the DDS
capital stream known as the Facilities Condition Fund ("FCF"). This is explained further in Exhibit 1G.
The WHA is approaching the CPC because there is an absence of capital funds for building special needs
housing in urban environments, with the exception of market rate units. The WHA feels strongly that
adult men and women living in DDS operated units, with distinct degrees of intellectual and
developmental needs, benefit greatly from stable and affordable housing. To date, we've spent over
$100,000.00 of our public housing resources to hire a consulting, legal and design team that share our
vision for this site.
Our project proposal is to design and build a two-family home with two separate units. The first floor
would have three one-bedroom units for individuals with mobility impediments that require fully
accessible environments in order to safely be a part of their communities. The second floor would
house four one-bedroom units which, for cost feasibility reasons, would not be fully accessible. These
units would also be serviced by DDS and Department of Mental Health ("DMH") participants. The entire
building would receive 24/7 staffing from the proposed building operator, Beaverbrook STEP.
A 3D design model that was developed by our design team is attached as Exhibit 1A. The home contains
two separate living areas. Unit #1 would be on the 1st floor. The first floor would be fully ADA compliant
and would comprise three 1-bedrooms, one bathroom, an eat-in kitchen with a large living room, and an
office which can serve as staff and/or individuals’ meeting space. Unit #2 occupies the entire 2nd floor
1

and consists of four 1-bedrooms, one bathroom, an eat-in kitchen with a large living room, and an office
which can serve as staff and/or individuals’ meeting space.

If awarded CPA funds, the first step would be to prepare a scope for the Massachusetts Designer
Selection Board. Although the 103 Nichols Ave property would be conveyed to the WHA’s non-profit
entity, the WHA is required to publicly bid new construction projects in compliance with state
procurement laws. Once a designer is attached to the project, the WHA and its project team would
work quickly to prepare construction documents and publicly bid the project in early 2023. Ideally a
contract for services and notice-to-proceed would be signed shortly afterwards.
To best answer the CPC’s question, and for further relevant information and supporting documentation,
please reference the following attached Exhibits:

Exhibit 1A. Site Design and Rendering
Exhibit 1B. Survey of Land
Exhibit 1C. Photos of Site
Exhibit 1D. Deed 103 Nichols Ave
Exhibit 1E. Unofficial Property Record Card
Exhibit 1F. Title Commitment
Exhibit 1G: 103 Nichols Ave Housing Creation Narrative
Exhibit 1H. FEMA Flood Map

How does this project meet the general priorities and specific funding category goals
outlined in the CP Plan?

Project visibility: 103 Nichols Ave is located in East Watertown, centrally located between Arsenal Street
and Mount Auburn Street, and less than a mile from the new Arsenal Yards development. If awarded
funding, the WHA believes there would be high project visibility and a clear community benefit by
constructing affordable housing where there is currently vacant land. Constructing an affordable and
accessible home on currently vacant land will greatly increase the neighborhood's curb appeal while
ensuring that very-low-income individuals with disabilities are not displaced from the region.
Moreover, East Watertown is a highly desired real estate market, as the area is a rapidly expanding hub
for both lab space and the flourishing bioscience industry. Along with the Arsenal Yards project,
Alexandria Real Estate’s $130 million dollar purchase of the Watertown Mall reflects the market’s
premium cost for land in East Watertown. Both the Arsenal Yards and the Watertown Mall are within
one mile of 103 Nichols Ave.
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Community Benefits: The 103 Nichols Ave project addresses many community needs, including goals
within the recently updated Watertown Housing Plan regarding a “continuum of housing options”
specific to opportunities for lower-and middle-income households, such as, but not limited to:
1) Creating a 100% affordable housing development. This will allow for special needs residents to live in
Watertown and stay in Watertown securing affordable and safe housing.
2) Entering into a partnership with a supportive service provider to create housing and provide services
to seniors and individuals with disabilities.
3) Securing the long-term affordability of the property via long-term operating and capital commitments
from both the State and the WHA.
Exhibit 8E states that DDS would help provide 24/7 staffing to residents, with a focus on substantive
programming including life skills coaching and career development. WHA and DDS currently partner
together at two different sites in Watertown, located on Union St. and Green St. The WHA can assure,
after decades of operation, that these programs lead to a better quality of life for its residents and
neighbors.
Residents expected to be household members of the 103 Nichols Ave development will be considered
extremely low-income households (ELI), households that earn less than 30% of area median income
(AMI). According to the Watertown Housing Plan, ELI households comprise 12.1% of the current
Watertown community. This means that out of 15,620 households in Watertown, only 1,830 are
currently considered ELI. Seven additional affordable units will have a meaningful impact on the ELI
percentage and help increase the City’s subsidized housing inventory.
Appropriate Public Access: DDS services a region that encompasses parts of Boston, Cambridge,
Watertown and Waltham. DDS has stated that individuals who live or work in this region are often
placed in Amherst or Wrentham due to the massive lack of affordable units for their population in an
urban setting. This is a direct result of the tremendously expensive real estate market in Greater
Boston. The WHA strongly believes that the 103 Nichols Ave project can help prevent this continued
displacement. Lastly, although yet to be determined which units, this project proposes that three of the
units prioritize Watertown residents as the funding source would be provided by Watertown's CPA
funds. This "local preference" would be subject to a progressive fair housing model.
MA procurement and prevailing wage laws: The entire project would be subject to state procurement
laws and prevailing wage. There is significant evidence that public bids can increase the total
development cost by 20%-30% compared to construction projects that are not subject to chp. 149 of
Massachusetts General Law. State prevailing rate would apply to any construction work at this site.
Exhibit 2B provides a detailed proforma prepared by our consulting partners at the CHA. For further
relevant information and supporting documentation please reference the following attached Exhibits:
Exhibit 2A. CPA Application Budget
Exhibit 2B. CPA Proforma
Exhibit 2C. Davis Square Proposal & Invoice for Seed Money
Exhibit 2D. Klein Hornig LLP Counselors at Law (Master Engagement Letter for Legal Services)
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Why is this project needed and what are the public benefits? Who will be served by this
project--e.g. particular demographic population or town district?

There is a strong public benefit by creating new units of special needs housing, with 24/7 staffing, where
there is currently vacant state public housing land. 103 Nichols Ave would provide around the clock
supportive housing to the most vulnerable population in the community. Exhibit 8E provides further
details about the intended population this home would service. The goal is to help extremely lowincome individuals with distinct degrees of intellectual and developmental needs that require 24/7
staffing.
Working with DDS participants is a fantastic public benefit as it provides opportunities for a sect of
society that does not receive enough attention but has protections and rights under MGL 40A, the
Federal Fair Housing Amendment Act, and Title II of the ADA. DDS collaborates with many non-profits to
operate its sites, including the Watertown based organization Beaverbrook STEP.
The hope is that Beaverbrook Step will continue its tradition of providing high quality resident services
to this population. Three 1-bedroom units at 103 Nichols will prioritize Watertown residents to preserve
the community’s interest, a clear public benefit for the taxpayer.
Beaverbrook STEP prepares and educates people through instruction in areas such as safety, friendships,
choice, enhanced quality of life, advancement of independence in the community, and skill building in
activities of daily living. Becoming valued members of neighborhoods and communities and growing to
be contributing members of the workforce are essential parts of the learning and strengthening process.
All residents will be DDS/DMH participants. Individuals supported on the first floor will have a
combination of physical, medical and/or mobility impediments that require fully accessible
environments in order to safely be a part of their communities.
At this time, and as emphasized earlier in this application, the target population will comprise individuals
that would be placed as far as Amherst or Wrentham for stable supportive housing programs tailored to
DDS/DMH participants. We submit this project with a proposal to have three of the seven units prioritize
Watertown residents with such needs. To reiterate, this "local preference" will be subject to a
progressive fair housing model to ensure we serve a diverse group of residents.
Transportation will be provided via an accessible van with its own driveway. This will assist residents on
site who will not have their own vehicles. Furthermore, 103 Nichols Ave is located less than two blocks
from a bus stop on the Mt Auburn St. line. This will make certain that the population serviced by this
home will have easy access to transportation for medical appointments, work, grocery stores, etc.
Lastly, there is a large public opportunity to build on land that has already been acquired, as the current
real estate market is volatile. There is no need to take on debt or seek loan approval for this project if
the full funding is granted.

Have you sought input or support from any boards, commissions, committees,
community groups, or individuals? If so, please provide details.

Executive Director Michael Lara discussed the potential of this project early on with community
members, legislators (including state and local legislators), and the Town’s planning department. Local
councilors have offered support and look forward to reviewing this project proposal but are hesitant to
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provide specific letters of support as they appropriate the CPA funds when the Council votes to
accept/reject any CPC project recommendations.

As such, the WHA was directed to the local Housing Partnership to explain the project and seek a letter
of support. This letter is attached as Exhibit 5A. Additionally, the Watertown Community Foundation
drafted a letter of support on behalf of the WHA and this is Exhibit 5B.
Lastly, a letter was sent to abutters asking for a time to meet and discuss the proposed project. The
WHA waited to approach abutters until the project had received eligibility approval from the CPC and
had a final design rendering (which was completed in early December 2021). We are hoping to
schedule both private and public meetings as the CPC application continues to move forward.
Please see the attachments to better answer Question 5:
Exhibit 5A. Letter of Support from Watertown Housing Partnership
Exhibit 5B. Letter of Support from Watertown Community Foundation
Exhibit 5C. Letter to Abutters
Exhibit 5D. Letter Attachment Flyer to abutters

How does this project incorporate universal design and comply with accessibility
regulations (ADA/MAAB)?

The proposed project at 103 Nichols is a group home with a fully accessible 3BR, 1 bath unit on the first
floor meeting the Group 2B requirements of the Massachusetts Architectural Access Board (“MAAB”).
The first floor of the building will be approximately 18” above grade and accessed with a MAAB
compliant ramp. The front door will have remote access doors and each bedroom, along with the
kitchen and bathroom, are designed to be fully accessible per the MAAB requirements.
The site plans referencing the accessibility can be viewed in Exhibit 1A. The site plan also incorporates a
dedicated van parking space, located at the base of the entry ramp, for transport of residents to and
from the residence. The WHA has prioritized accessibility needs in the last 3 years, building its first ever
fully accessible family public housing units in late 2019 and we were recently awarded over $1milllion
for our McSherry Gardens development to upgrade the site’s accessibility, create two fully accessible
one-bedroom units, and modernize its community room. The current development cost for that project
is more than $3.5 million.
Exhibit 1A. Rendering and Site Plan

How does this project incorporate environmental sustainability?

The project will address sustainability by creating a building that produces as much energy as it uses, is
constructed of low embodied carbon materials, and creates a healthy, thermally comfortable living
environment for its residents. It will be fossil fuel free and net-zero capable, meaning it will be able to
produce nearly as much energy as it uses over the course of a year though a rooftop PV or solar array,
yielding low energy use and operational cost. The building will be low maintenance and long lasting,
combating the climate crisis with low operational energy and low embodied carbon materials. The
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design team will accomplish this by prioritizing the closure (walls, roof, foundation and windows) to
conserve energy through low-tech, passive strategies. This will be paired with an efficient
heating/cooling system, Energy Star lighting and appliances, to yield a building that uses approximately
70% less energy than a code-built building. With this significantly reduced energy load, it can be offset
by the energy generated from a rooftop solar array. To maintain a healthy indoor air quality, the team
will select low or no-VOC materials for the interior and incorporate a dedicated ventilation system to
supply continuous fresh air and exhausting stale air. Collectively the design attributes will help ensure
healthy, climate-friendly housing to benefit the environment and the residents of 103 Nichols Ave.

Describe the qualifications and experience of key project professionals: project
manager, design professionals, and other key consultants participating to successfully
complete the project.

The WHA oversees 589 units of public housing and 156 Section 8 vouchers. The majority of the WHA
staff are devoted to providing the highest level of resident services to our local tenants. A few staff have
the experience and background necessary to assist with redevelopment/new development research at
WHA. The Executive Director Michael Lara is the overall project manager and has a resume attached as
Exhibit 8A. The entire WHA Board of Commissioners are supportive of this project and are hopeful that
the vacant land located at 103 Nichols can be utilized for the creation of new affordable housing via CPC
funds.
WHA has contracted with Klein Hornig LLP to provide legal services in connection with the Authority’s
interest in repositioning its assets and creating the organizational structure necessary to meet
regulatory requirements while maximizing public dollars to help Watertown’s lowest-income
households.
In addition to legal counsel, the WHA entered two contracts for design services to help actualize its
vision. First, in late 2019 the WHA contracted with Davis Square Architects to provide on-site design
and rendering services. Davis Square completed preliminary design work including, but not limited to,
interior layouts, sketches, and a massing study all at the WHA’s expense. Following this, WHA contracted
with Zero Energy Design (ZED) to create an updated architectural site plan that conforms with the
required design guidelines for group home facilities, to update the interior unit layout to meet state
guidelines, to create an updated building rendering, and to focus on energy efficiency and resiliency for
building systems. The current design includes two floors with two distinct living areas. The final design
is attached as Exhibit 1A.
Perhaps most notable of all, the WHA entered into an intergovernmental agreement with Cambridge
Housing Authority (CHA) to modernize and expand its existing portfolio of deeply affordable housing in
Watertown with its extremely limited state public housing resources. The major goal of the contract is
to preserve WHA properties that lack proper capital improvement financing. Details on this ongoing
agreement can be viewed in Exhibit 8C.
Lastly, we retained Attorney William York from Gilman, McLaughlin and Hanrahan, LLP. Attorney York
has extensive experience in both real estate development and zoning. The 103 Nichols Ave project may
require site plan review, but it is our hope we won’t need that step. The purpose of retaining Attorney
York is to work with the local Planning office to finalize a path forward that would address any required
zoning relief, potentially through the Dover Amendment (Massachusetts General Law 40A, Section 3).
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For further relevant information and supporting documentation please reference the following attached
Exhibits:

Exhibit 2D. Klein Hornig LLP Counselors at Law (Master Engagement Letter for Legal Services)
Exhibit 8A. Michael Lara, WHA Executive Director Resume
Exhibit 8B. Zero Energy Design Resumes
Exhibit 8C. Cambridge Housing Authority Resumes
Exhibit 8D. Cambridge Housing Authority Intergovernmental
Exhibit 8E. EOHHS Siting Guidelines and Operational Procedures: New Home Request
Exhibit 8F. ZED Relevant Projects

Outline the project timeline, including the milestones and key steps necessary to
successfully complete the project. (Note: CPA funding disbursements and project
reporting may correspond to these milestones.)

Exhibit 10A provides the answer to the question in a general project timeline. This timeline goes back to
2020, when the WHA began repositioning its federal assets at 100 Warren St. to its newly formed nonprofit to maximize federal subsidy dollars.
Exhibit 10B – E provide evidence of this non-profit and the mission of the non-profit instrumentality of
the Authority known as the Watertown Housing Development Corporation.
As the Watertown CPC and City Council would not be awarding funding and executing agreements until
Summer 2022, the WHA hopes that if we are awarded CPA funds we would have a design firm selected
for the project by Fall 2022. We’d hope to bid the project in early 2023 and complete the construction
by late Summer/Fall 2023.
Exhibit 10 A. Project Timeline
Exhibit 10 B. WHDC Certificate of Organization
Exhibit 10 C. EIN #
Exhibit 10 D. WHDC Bylaws
Exhibit 10 E. WHDC Extracts

Detail your process for obtaining required permits, variances, environmental
assessments, deed restrictions, or other legal assurances in a timely fashion. Are there
any known or potential barriers/impediments to project implementation?

Phase I environmental assessment will be completed as part of initial design due diligence once funding
is secured, a preliminary environmental history review has been completed and there is nothing of
substantial concern thus far. Building permits will be obtained as soon as design is completed and
approved.
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The current deed restrictions and barriers WHA is exploring can be noted in 760 CMR (4). The land at
103 Nichols Ave was originally designated as 689 Special Needs state aided public housing. WHA was
informed that capital funding for future chp. 689 projects had been exhausted and there was no other
funding available to create special needs housing at 103 Nichols Ave. After conversations with DHCD
Asset Manager Paul McPartland, the WHA was advised to seek local funding or work with DDS to secure
capital financing through the FCF. As stated earlier, the details of this funding research is explained in
Exhibit 1G. DHCD encourages the removal of surplus land on state aided public housing land, especially
for the 689 program, so long as:
1) the WHA can prove that the vacant property of 103 Nichols Ave is indeed surplus, with no existing
structure or building; and
2) the WHA restricts the deed to occupancy by low- or moderate-income households at affordable rents
to ensure affordability for a period of no less than 40 years; and
3) the WHA can calculate tenant share rents based on income which is specified in 760 CMR 6.04(1)(b),
not exceeding 30% of area median income (AMI). The WHA currently meets all requirements to remove
the property from state-aided public housing, based on 760 CMR 4.11’s clause for “development of
additional units on land subject to a contract for financial assistance by LHAs or controlled affiliates''.
WHA does not anticipate any barriers or impediments to the project implementation however, WHA has
done its due diligence to research and explore applicable case law should any issues arise. 103 Nichols
Ave is approximately 4,947 square feet and is currently zoned as a two-family residential district with a
land use specific to chp. 689 of the state aided public housing program. 760 CMR (4) allows for the
development of new units on vacant land, and removal from the state aided public housing program to
the WHA’s controlled affiliate, as 103 Nichols Ave is currently subject to the Contract for Financial
Assistance with DHCD.
The land use of this project is covered under the Dover Amendment. Our current design team is
working on a plan that would be covered under the Dover Amendment. As the lot is less than 4,000 sq
feet, the DDS site requirements are necessitating reasonable departures from current zoning
ordinances. If the site does not meet ADA and DDS requirements, then the project will not be
subsidized by the State. To ensure that WHA has the strongest possible case to create new affordable
units at 103 Nichols Ave, we have agreed to contract with Attorney William F. York at Gilman,
McLaughlin & Hanrahan, LLP to assist with the land use and legal aspects of this project.
WHA, Beaverbrook STEP, and DDS met with the City of Watertown for an informal meeting earlier in
2021. The Planning Department recommended that we update the design and focus on being more
reasonable with setbacks, see if we can increase open space on the site, and to add more detail on the
proposed parking situation.
WHA then contracted with ZeroEnergy Design (ZED) for approximately $20,000 to create an updated
architectural site plan that conforms with the required design guidelines for group home facilities, to
update the interior unity layout to meet stated guidelines, to create an updated building rendering, and
to focus on energy efficiency and resiliency for building systems. The current design includes two floors
with two distinct living areas. For cost feasibility reasons, only the first floor will be fully accessible to
individuals with physical mobility impediments. Lastly, the new building design will emphasize energy
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efficiencies while also improving thermal comfort and indoor air quality. This is essential to lowering
operating costs to the taxpayer.

Will this project be phased and require funding over multiple years? If so, please
provide a timeline and anticipated funding requirements. Understand that there is no
guarantee that funding will be available for multiple years.

If fully funded, the WHA plans to complete this project in late 2023. Due to the layout and design of the
home, this project cannot be phased. Exhibit 10A reflects the planned timeline which does not provide
for a phased model.
The WHA has received legislative financing for 2022 to investigate the neighboring state public housing
development comprised of 60 family 2-3 bedroom units. However, this project would certainly be
phased as it would be challenging to finance a complete redevelopment of the property. 103 Nichols
Ave is distinctly different as the small lot size and scale of the project is not conducive to a phased
approach.
Exhibit 2B has been prepared through consultation with CHA using comparable estimated costs of
potential construction. Due to the increased costs in construction over the last year, the WHA is
requesting over $1.8 million to construct this two-story family home for special needs individuals. To
maintain the proposed timeline in Exhibit 10A, full financing of the project would lead to the greatest
potential project success.

How will denial of CPA funding or a partial funding award affect the viability of your
project?

The 103 Nichols Ave project would either not happen or be delayed many years if it did not receive CPA
funds.
The WHA sought financing through DHCD and the FCF (administered through CEDAC on behalf of DDS).
DHCD does not have capital financing for any future 689 projects, especially those in urban settings with
total development costs that exceed seven figures. Per the narrative in Exhibit 1G, the WHA did not
continue pursuing FCF financing due to both the restrictive language of the construction requirements
that would make the project unfeasible and also the backlog of capital funds. It’s important to note that
if the project was awarded any FCF it would have only covered a maximum of 50% of the first-floor
design and construction costs as the second floor is not fully accessible. The second floor is not fully
accessible to maintain a lower total development cost.
The WHA is an organization designed to construct, preserve, maintain, and grow affordable housing in
Watertown. The current state public housing subsidy only provides 10 cents on the dollar for what is
actually needed to properly preserve its properties. It is for this reason that CPCs in the Greater Boston
area often partner with Housing Authorities for affordable housing projects. Not only is it because
Housing Authorities lack the capital financing to undertake projects like 103 Nichols Ave on their own,
but also because 1) Housing Authorities have extensive experience in project design, construction, and
maintenance; 2) there is little to no acquisition cost for the land; 3) certain properties can secure long
term affordability without the need to involve private investment (such as 103 Nichols Ave); and 4) the
properties are tax exempt under MGL 121B when they do not involve a for-profit entity (such as 103
Nichols Ave). The WHA is working tirelessly to secure extra funding for its own properties, future
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redevelopment of those properties, and new development on state owned land. Without support from
local sources of funding, we are unable to address the massive need for new affordable units in
Watertown.

Is your project going to require ongoing maintenance? If yes, outline the plan and
budget, identify the source of funding, and who will be responsible for ongoing
oversight. The CPC cannot fund the maintenance costs for any CPA projects.
The 103 Nichols Ave project will not require CPC approval of funds for maintenance costs.

The plan is to have the WHA prepare a capital plan, similar to the one it currently uses for its own
properties. The WHA would use shelter rents to build a reserve that could cover any major capital
improvement costs in the foreseeable future. Fortunately, new construction does not require an
immediately funded capital reserve. Lastly, the WHA non-profit that would maintain ownership of the
building would be eligible for other potential capital financing once the home is built. The WHA or its
non-profit entity does not plan to seek any future CPA funds for ongoing maintenance.
The WHA oversees a maintenance department of 11 employees, including a union crew of skilled
maintenance laborers. The WHA generates and completes an average of 7,000 work orders per year
and turns over 60-70 units per year, which ranges from 1-bedrooms to 5-bedroom units. Staff are highly
qualified and equipped to manage property emergencies and address major capital needs. The
proposed plan would require that the WHA be responsible for all future capital needs at 103 Nichols
Ave.
The day-to-day property management would be the responsibility of the building operator, in this case,
Beaverbrook STEP. This would include snow removal, landscaping, clogged toilets, smoke detectors, etc.
The WHA, however, would be responsible for upgrading the kitchen, replacing the boiler, roofs, siding,
etc.

10

12.10.2021

RENDERING

103 NICHOLS AVENUE

12.10.2021

RENDERING

103 NICHOLS AVENUE

20' 0"

10
'-

0"
12' -

0"

N

PAVED AREA FOR:
- TRASH ENCLOSURE
- SHED STRUCTURE

N

15
'-

0"

VAN ACCESSIBLE SPACE
MIN. 16' X 20'

+ 1.50'

KEY

STAFF PARKING
PROPOSED CURBCUT

4' LANDSCAPE BUFFER
PROPERTY LINE

+ 0.00'

SETBACK LINE

OL

SA

PAVED AREA

VE

NU

E

1:12 ACCESSIBLE RAMP
EXISTING CURBCUT

SCALE: 1"=16'

0

1
PD-01

SITE PLAN
1/16" = 1'-0"

16

32

48

64

12.10.2021

OPEN SPACE

CH

PROPOSED SITE PLAN

NI

103 NICHOLS AVENUE

BUILDING FOOTPRINT

BR3
DINING

W

D
OVEN

LIVING
KITCHEN
BR1

REF.

UP

BR2

1/8" = 1'-0"

12.10.2021

PD-02

LEVEL 1

PROPOSED FIRST FLOOR PLAN

1

UP

103 NICHOLS AVENUE

BATH

BR3

BR4

MECH

LIVING
BR1

DINING /
KITCHEN

OFFICE

DN
D

W

REF.

BR2
BATH

1/8" = 1'-0"

12.10.2021

LEVEL 2

PROPOSED SECOND FLOOR PLAN

1
PD-03

103 NICHOLS AVENUE

DN

O

o

X

6KI 413 5 PGSSb

*02
MAtSACHUtKTTt QUITCLAIM DKKD INDIVIDUAL (LONa FOMM)

'fas-

CNJ

«

VARTAN HALVADJIAN

l,

&

8
<Vj

»•

£

Middlesex

Watertown #

of

unmatned, for consideration paid, and in full consideration of

&

grants to

CL

o&

Count)’, Massachusetts

TWENTY - NINE THOUSAND
($29,000.00) DOLLARS

WATERTOWN HOUSING AUTHORITY
trfip?r f

yT

*

with quttrlatm rnucnantn

[PeseupMW »4>ii iiUMmbwWi i( Awyj

situated- on the
A certain parcel of land with the buildings thereonbeing
shown H as
town,
Northeasterly side of Nichols Avenue in WaterWater
town, Mass « ,
Lot 6l-B on plan entitled " Plan of Land in
Engineer, and
Civil
s,
dated November 8, 19^0, by Everett M. Brook
further bounded and described as follows»
by that portion of Nichols Avenue showandn as
4-0/100
Lot 61-C on saidfplan, seventy-three
\
(73.W) feet;
by Lot 61-A, as shown on said plan, seventythree and 81/100 (73.81) feet;

SOUTHWESTERLY;

NORTHWESTERLY;

on said
by land of Alice B. Keenan, as shown
and
feet;
)
(48.96
0
96/10
and
t
-eigh
forty
plan,
shown on said
by land of Anna Saboonjian0as(91.86
) feet.
86/10
and
plan, ninety-one

NORTHEASTERLY;
SOUTHEASTERLY;

Containing 494? square feet of land according to said plan.
Subject to all restrictions of record, if any, so far as the same
may now be in force and effect.
real estate taxes
This conveyance is made subject to municipal
ber 31t 1982#
Decem
to
1982
1,
July
assessed for the period from
and thereafter, which taxes the grantee agrees to assume and agrees
to pay.
Deed of
Being the same premises conveyed to Vartan Halvadjiandedbywith
recor
John R, Papporgeris, dated August 7, 1981, and
Middlesex South District Registry of Deeds in Book 14377, Page 351*

ftSSACHOJIJS

m

s,

E stf2

MS**

l

\
.y&
sfa®0'/'
c/

_ fta-uw*
. i

?

;

.1

i
s

5
I
1

(•Individual — Joint Tenants — Tenants in Common.)
a

J

BK 14135 PG551

IBltum.........

hand ;md seal this

-ZJL
£3 — dayof .,.1.s®P^.e.I>???er...........19
../s&ffasr....

82

■S

JTljr Glommimutraltlj n! iStuwnrliiwtlfl
Middlesex

September

ss.

Then personally appeared the above named

and acknowledged the fore£oio£ instrument to be

23y/ 1982

VARTAN KALVADJIAN

his

free act and deed, before me
/*

.42*^
^.s/pOs?

y
Ur 7MSL+4
My Commission Exp*if«s

I^otA^ublio — 3U0K»x'xiXRXX

y....17,....... „ 85

CHAPTER 18> SEC. <S AS AMENDED BY CHAPTER 497 OF 1969
it the full name, residence and post office address of the grantee
Every <lwl pr«cnt<^ fox word shxll contain or have cndoi«d upon
nature of the other consideration therefor, if not delivered for
the
or
and a recital of the aaount of the full consideration thereof in dollars
for the conveyance without deduction for any liens or encumbrances
a specific mooetaxy sum. The full consideration shall mean the total price
and recitals shall be recorded as part of the deed. Failure to comply with
assumed by the grantee Of remaining thereon. All such endorsements
a deed for recording unless it is in compliance with
not affect the validity of any deed. No register of deeds shall accept
this section
:he requirements of this section.

9/1/2020

Unofficial Property Record Card

Unofficial Property Record Card - Watertown, MA
General Property Data
Parcel ID 1226 27 61B
Prior Parcel ID 99727017 -1226 27 61BProperty Owner WATERTOWN HOUSING AUTHORITY
Mailing Address 55 WAVERLEY AVE
City WATERTOWN
Mailing State MA

Account Number 997270-17
Property Location 103 NICHOLS AV
Property Use HSNG-VACANT
Most Recent Sale Date
Legal Reference
Grantor

Zip 02472

Sale Price 0

ParcelZoning T

Land Area 0.114 acres

Current Property Assessment
Card 1 Value

Xtra Features 0
Value

Building Value 0

Land Value 314,100

Total Value 314,100

Building Description
Building Style N/A
# of Living Units N/A
Year Built N/A
Building Grade N/A
Building Condition Average
Finished Area (SF) N/A
Number Rooms 0
# of 3/4 Baths 0

Foundation Type N/A
Frame Type N/A
Roof Structure N/A
Roof Cover N/A
Siding N/A
Interior Walls N/A
# of Bedrooms 0
# of 1/2 Baths 0

Flooring Type N/A
Basement Floor N/A
Heating Type N/A
Heating Fuel N/A
Air Conditioning 0%
# of Bsmt Garages 0
# of Full Baths 0
# of Other Fixtures 0

Legal Description
Narrative Description of Property
This property contains 0.114 acres of land mainly classified as HSNG-VACANT with a(n) N/A style building, built about N/A , having N/A exterior and N/A
roof cover, with N/A unit(s), 0 room(s), 0 bedroom(s), 0 bath(s), 0 half bath(s).

Property Images

Disclaimer: This information is believed to be correct but is subject to change and is not warranteed.

watertown.patriotproperties.com/RecordCard.asp
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103 Nichols Ave – Housing Creation Project
Introduction:
Watertown Housing Authority (“WHA”) and the Department of Developmental Services
(“DDS”) plan to partner together with Beaverbrook STEP to create new Special Needs Housing
in East Watertown.
The 103 Nichols Ave project addresses many community needs, including goals within
the recently updated Watertown Housing Plan, such as 1) entering into a partnership with a
supportive service provider to create housing and/or provide services to seniors and individuals
with disabilities, 2) creating a 100% affordable housing development, and 3) ensuring the long
term affordability for the operating and capital maintenance of the building. Beaverbrook STEP’s
mission to create educational opportunities for individuals with intellectual and developmental
disabilities aligned with the goals of the WHA and DDS’ proposed development to provide
Watertown residents with services and a home to gain daily living skills. The purpose of the project
proposal is to provide daily supportive services by partnering with a DDS operator and maintaining
the property with a restrictive use for the next 40 years.
Currently, an individual in Watertown with an intellectual and/or developmental disability
could be placed as far as Amherst or Wrentham for permanent housing, if eligible, through the
Department of Mental Health (“DMH”) or DDS. This displacement of Watertown residents with
disabilities is due to the well-known lack of affordable housing in the Greater Boston region. DDS
currently has insufficient capital dollars to acquire its own real estate for creating new housing or
to modernize new homes to be fully accessible.
WHA plans to seek local CPA funds to maintain two 1st floor, handicap accessible, onebedroom units with local preference, three 2nd floor one-bedroom units, and potentially 1-2 onebedroom units on a 3rd floor. Local preference units would be subject to a progressive fair housing
model to ensure the development will serve our greatly diverse community. The deed would be
restricted for the proposed educational and affordable use.
The Watertown Housing Authority advocated to its State Representatives regarding the
urgent need to think ambitious and creatively about increasing Watertown’s affordable housing
portfolio. We received $50,000.00 through a legislative earmark that helped to finance the
consulting and design costs to form our non-profit instrumentality and initiate the planning stage
of this project. This was a critical in-kind contribution to the project as WHA does not have the
budget, or staffing capacity, through its state or federal public housing and section 8 programs to
investigate development on vacant land. In fact, our state public housing portfolio receives 10
cents on the dollar for its current capital needs and has been chronically underfunded for decades.
WHA will continue to research and investigate any other potential funding streams to assist with
the development of its vacant land and the redevelopment of its aging and failing state aided
public housing properties.

Funding:
The land at 103 Nichols Ave was originally designated as 689 Special Needs state aided
public housing. After ongoing discussions in the late 1970’s and early 1980’s with the Department
of Housing and Community Development (“DHCD”), WHA was informed that capital funding for
future chp. 689 projects had been exhausted and there was no other funding available to create
special needs housing at 103 Nichols Ave. Within the last year, DHCD advised the WHA to
develop on its surplus land. DHCD shares the WHA’s goal to acquire either private, or mixed
private and public financing, to remove the surplus land at 103 Nichols Ave from the state-aided
public housing 689 program if the deed is restricted and the property is transferred to the
Authority’s controlled affiliate. This process would require: 1) recognizing that the vacant property
of 103 Nichols Ave is indeed surplus, with no existing structure or building, 2) restricting the deed
to occupancy by low or moderate income households at affordable rents to endure affordability of
the housing during a 40 year term, and 3) calculating tenant share rents based on income which
is specified in 760 CMR 6.04(1)(b), not exceeding 30% of area median income (AMI). The WHA
currently meets all requirements to remove the property from state-aided public housing, based
on 760 CMR 4.11’s clause for “development of additional units on land subject to a contract for
financial assistance by LHAs or controlled affiliates”.
Over the last year, the WHA has sought financing through several different sources,
including the Facilities Condition Fund (“FCF”), overseen by DDS and DHCD, administered
through the Community Economic Development Assistance Cooperation (“CEDAC”). The
purpose of the FCF program is to provide permanent, deferred payment loans for 30-years at 0%
interest. The FCF program cannot award over 50% of the total project development and only the
fully accessible floor, the first floor of the building, is eligible for FCF. However, there is a current
backlog of capital financing, exceeding three years, for any FCF financing. Additionally, the
guidelines required to receive FCF loans were restrictive for an urban project such as 103 Nichols
Ave. Ensuring the project met the FCF guidelines would have drastically increased both hard and
soft costs due to the requirements of the Massachusetts Architectural Access Board (“MAAB”)
and the current market for construction materials.
After speaking with CEDAC, DDS, and DHCD, the consensus was that FCF was not the
right fit for this project.
Design:
103 Nichols Ave is approximately 4,947 square feet and is currently zoned as a two-family
residential district with a land use specific to chp. 689 of the state aided public housing program.
760 CMR (4) allows for the development of new units on vacant land, and removal from the state
aided public housing program to the WHA’s controlled affiliate, as 103 Nichols Ave is currently
subject to the Contract for Financial Assistance with DHCD.
The land use of this project is covered under the Dover Amendment. Our current design
team is working on a plan that would be covered under the Dover Amendment. As the lot is less
than 5,000 sq feet, the DDS site requirements are necessitating reasonable departures from

current zoning ordinances. If the site does not meet ADA and DDS requirements, then the project
will not be subsidized by the State. To ensure that WHA has the strongest possible case to create
new affordable units at 103 Nichols Ave, we have agreed to contract with Attorney William F. York
at Gilman, McLaughlin & Hanrahan, LLP to assist with the land use and legal aspects of this
project.
WHA, Beaverbrook STEP, and DDS met with the City of Watertown for an informal
meeting earlier in 2021. The Planning Department recommended that we update the design and
focus on being more reasonable with setbacks, see if we can increase open space on the site,
and to add more detail on the proposed parking situation.
WHA then contracted with ZeroEnergy Design (ZED) for approximately $20,000 to create
an updated architectural site plan that conforms with the required design guidelines for group
home facilities, to update the interior unity layout to meet stated guidelines, to create an updated
building rendering, and to focus on energy efficiency and resiliency for building systems. The
current design includes two floors with two distinct living areas. For cost feasibility reasons, only
the first floor will be fully accessible to individuals with physical mobility impediments. Lastly, the
new building design will emphasize energy efficiencies while also improving thermal comfort and
indoor air quality. This is essential to lowering operating costs to the taxpayer.
The development at 103 Nichols is central to transportation, shopping, grocery stores,
banks, and other amenities. There are parks, recreational activities, health care services, places
of worship, and the currently vacant land is less than one block from the “72” bus line at Mt Auburn
St. In partnering with BeaverBrook STEP as the building operator, the 103 Nichols Ave
development will support adult men and women with distinct degrees of intellectual and
developmental needs that require 24/7 staffing. Those individuals supported on the first floor living
units will have a combination of physical, medical and/or mobility impediments that require fully
accessible environments to safely be part of their communities. The restricted use of the group
home facility meets the educational purposes definition under the Dover Amendment. This will be
explained further in the next section.

Programming/Educational Purpose:
DDS and WHA are excited to partner with Beaverbrook STEP, Inc. to operate the 24/7
programming at the new home.
Incorporated in 1973 as a private, nonprofit, educational corporation based in Watertown,
Beaverbrook STEP, Inc. has supported hundreds of community members with intellectual and
developmental disabilities in both residential and day service settings. Working with DDS, the
organization and its participants have benefited greatly from the opportunities, protections and
rights under MGL 40A (the Dover Amendment), the Federal Fair Housing Amendment Act, and
Title II of the ADA.
The educational purpose of nonprofit organizations supporting people with disabilities is
to be the fundamental agent in the growth and development of those with intellectual and
development disabilities. The educational purpose, long recognized by the Supreme Judicial
Court of Massachusetts and defined as the process of developing and training the capabilities of
individuals, Beaverbrook STEP prepares and educates people through instruction in areas such
as safety, friendships, choice, enhanced quality of life, advancement of independence in the
community, and skill building in activities of daily living. Becoming valued members of
neighborhoods and communities and growing to be contributing members of the workforce are
essential parts of the learning and strengthening process.
This affordable housing collaboration with the WHA extends our ongoing and effective
partnership. The 103 Nichols Ave project will enable people to have a home in the community,
one that is supportive, growth-producing, and beautiful. We share the City’s goal to advance
equal opportunity, reasonable accommodation, and self-advocacy.

CPA APPLICATION BUDGET

103 Nichols Ave
▲ PROJECT NAME

Watertown Housing Authority
▲ PROJECT APPLICANT

Project Budget Summary
TOTAL PROJECT COST

$

CPA FUNDS REQUESTED

1,927,819

$

OTHER FUNDING
(NON-CPA FUNDS)

1,827,819

$

OTHER FUNDS
% OF TOTAL PROJECT COST

$100,000

%

Status of Non-CPA Funding
Please include documentation of funding with this application.
SOURCE

APPLICATION
DATE

Legislative Earmark

AMOUNT

STATUS OF FUNDING

TYPE
(CASH, IN-KIND)

$100,000

PROPOSAL
TO BE
SUBMITTED

PENDING

REQUEST
DENIED

COMMITMENT
RECEIVED

FUNDS ON
HAND

x

In-Kind

x
x

Project Budget
Please include an itemized budget at a level of detail commensurate with the project complexity.
CATEGORY

ITEM

CPA FUNDS
REQUESTED

Professional Fees

Architectural + Engineering + Soft Cost

Construction

Construction + Contingency $1,509,984

OTHER FUNDS

HOW COST WAS ESTIMATED
(E.G. PROFESSIONAL QUOTE)*

$186,984

TOTAL

Professional Quote

$186,984

Professional Quote

$1,509,984

Professional Quote

$230,851

Equipment
Labor
Materials
Supplies
Other (explain)

Please see attached Pro Forma

$230,851

*Note: Please remember to review state procurement laws regarding applicabilty to your project.
Maintenance Budget
Year 1

Year 2

Year 3

Year 4

Year 5

$ 18900

$ 18900

$ 18900

$ 18900

$ 18900

CPA Funding Application Form page 5 of 5
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CPC Application Manual

Watertown Nichols Ave
12.9.2021

Updated Development #
3,400

Nichols- 689

SF
Unit Mix
1 BR SRO
1 BR ADA

4
3
7

Rent Levels
1BR SRO
1BR ADA

Comments

$
$

DMH/DDS Rents
450 (@$450 per bedroom)
450
PUM
ZED Design SF

Proforma Sources and Uses
Sources
New First Mortgage
LIHTC - 4% - $1.00 per credit/3.15% rate
MA Soft Loans/ State Funds
Watertown CPA
Total
Uses
Acquisition
Construction ($420 per sq ft)
Architectural/Engineering
Financing Fee
Other Soft Costs
Relocation
Reserves
Contingency
Developer Fee
Total
Shortfall

Per Unit
$
$
$
$
$

1,827,819
1,827,819

$
$
$
$
$

261,117
261,117

$
$
$

1,411,200
130,536

$
$
$
$
$
$

56,448
17,955
98,784
112,896
1,827,819

$
$
$
$
$
$
$
$
$
$

201,600
18,648
8,064
2,565
14,112
16,128
261,117

$

-

$

Gross Potential Rents
Vacancy Loss/Bad Debt Loss (5%)
Other Income
Effective Gross Income

$
$
$
$

37,800
(1,890)
35,910

$
$
$
$

Total Operating Expenses
Annual Deposit to Replacement Reserves
Total Expenses

$
$
$

18,900
17,010
35,910

$
$
$

Net Operating Income

$

-

$

-

First Mortgage Debt Service

$

-

$

-

$
#DIV/0!

-

Stablized Cash Flow Proforma

Operating Cash Flow
DSCR
Supportable First Mortgage
(@ 5.0%, 35 year term)

$
$

-

$

Per Unit
5,400
(270)
5,130
2,700 $3K per unit per year
2,430 $2430 per unit per year
5,130

-

3200

December 10, 2021
Community Preservation Committee
Town of Watertown
Re: Watertown Housing Authority Proposed 103 Nichols Avenue Project
Dear CPC Members:
I am writing on behalf of the Watertown Community Foundation (WCF) in support of the
Watertown Housing Authority’s (WHA) application for CPA funding for the capital
improvements necessary to create two special needs housing units at 103 Nichols Avenue.
The project, which will provide fully supported housing and services for seven low-income adult
men and women with developmental and/or physical disabilities through a partnership with
Beaverbrook STEP, meets a profound need for this kind of housing in Watertown and in fact the
MetroWest region. As the application points out, the shortage of supported housing for lowincome people with disabilities has, on occasion, required the Department of Mental Health to
place Watertown residents with disabilities in permanent housing as far away as Amherst or
Wrentham.
It is clear that the WHA has done a thorough job in finding resources to support the operating
costs of this project and in searching for state and federal funding for the development costs.
They are requesting CPA funding because they have been unable to find funding for
development elsewhere.
In light of these considerations WCF strongly supports the application of WHA to fully fund this
development because it is consistent with the Foundation’s mission to build and sustain a
vibrant, close-knit community that serves all its residents regardless of their income or physical
or developmental abilities.
Sincerely,
Jan Singer
Executive Director
Watertown Community Foundation

Watertown Community Foundation

P.O. Box 334

Watertown, MA 02472

103 NICHOLS AVENUE

Parking on property
for 24/7 staffing &
transportation for
residents

ADA Accessible
2 Story Family Home
7 Bedrooms

To schedule a meeting for questions & further details contact:
WATERTOWN HOUSING AUTHORITY
Front Office Administrator, Emma O'Grady
email: eogrady@watertownha.org
phone: 617.923.3950
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JOHN A. MUCCIARONE, CPHC, LEED AP
Senior Project Manager

With over 20 years of architectural experience, John has worked on a diverse range
of projects including multi-family housing, single-family residences, small institutional
buildings, and academic buildings. As Senior Project Manager at ZED, John’s
responsibilities include schematic design, design development, coordinating drawing
production, specification and code review, as well as construction administration.

REPRESENTATIVE EXPERIENCE:

Education

Porter Road Apartments, Cambridge, MA | Cambridge Housing Authority
Project Manager for the renovation of this historic 26-unit affordable housing brick
building in Porter Square. The modernization included interior upgrades, envelope
overhaul for energy efficiency, redesign to add two accessible units and an accessible
building entry, and new fire protection, plumbing, electrical, and fire alarm systems.
Envelope upgrades project a 32% improvement in energy consumption for the building;
the project is anticipating Enterprise Green Communities Certification.

Master of Architecture, Certificate
in Urban Planning and Design,
1999 | University of Washington,
School of Architecture, Seattle, WA

Highland Parkway Apartments, Lowell, MA | Lowell Housing Authority
Project Manager For this Housing and Urban Development (HUD) project, providing
architectural services for Phase 4 kitchen and bathroom renovations to 18 occupied units
of mixed affordable public housing in 4 separate buildings; then continued with Phase 5
for another 10 units. The project conformed to Ch 149 MA public bidding laws, and was
completed as a phased, occupied rehab project.
Ashby Place Elderly Housing, Bedford, MA | Bedford Housing Authority
Project Manager for kitchen and bathroom renovations and unit alterations to 8 units of
occupied senior affordable public housing through the MA Department of Housing and
Community Development (DHCD) Public Housing Modernization program. The project
conformed to MA public bidding laws. ZED also completed Phase 2 for 8 additional units.
Harvard Court Elderly Housing, Whitman, MA | Whitman Housing Authority
Project Manager for the replacement of existing roofs and associated roofing components
to extend the life of 5 occupied buildings and 80 units of elderly affordable public housing
and a community room. In addition to creating a 40-50 year warranty roof system, ZED
identified and addressed attic air sealing and insulation opportunities to increase tenant
comfort, reduce energy loss, greenhouse gas emissions, and utility expenses.
Additional Relevant ZED Projects:
 Robert Weaver Apartments, CHA - Deep
Energy Retrofit + Addition, Cambridge, MA

 Somerville Net Zero Duplex, Somerville,
MA

 Linnaean Apartments, CHA - Deep Energy
Retrofit + Addition, Cambridge, MA

 Eastham Net Zero Residence, Eastham,
MA

Prior Professional Experience:
Davis Square Architects, Somerville, MA
 Holcroft Park Homes, North Shore CDC
Phase I & II, Beverly, MA
 MM Homes, HFI, Malden & Medford,
MA
Leers Weinzapfel Associates, Somerville, MA
 MIT Media Lab Expansion
Narrowgate Architecture, Boston, MA
 Dudley Village West, DBEDC, Roxbury, MA
ZEROENERGY DESIGN

|

 Uphams West, DBEDC, Dorchester/
Roxbury, MA
 Dudley Crossing-Nuestra Momunidad,
Roxbury, MA

Bachelor of Science in
Architecture, 1996 | University of
Maryland, School of Architecture,
College Park, MD
Registrations,
Teaching & Juries

Certified Passive House
Consultant, Passivhaus Institut,
Darmstadt, Germany | 2013
LEED Accredited Professional
LEED for New Construction v2.2 |
2009
Boston Architectural Center
Studio Instructor, Masters A
Design Studio | 2008-2012
Somerville Community
Corporation | Real Estate
Development Advisory Committee
2008-2011
Federal Home Loan Bank
Affordable Housing Competition
Design Mentor | 2007-2009
Northeastern University
Visiting Critic | 2005, 2007
Harvard Graduate School of
Design| Visiting Critic, Career
Discovery | 2005
Boston Architectural Center
Visiting Critic | 2004-05

Maryann Thompson Architects
 The Atrium School, Watertown,
MA (2008 Honor Award for Design
Excellence)
 1010 Memorial Drive, Cambridge, MA

156 MILK STREET, STE 3, BOSTON, MA 02109

|

JOHNM@ZEROENERGY.COM |

(617) 720-5002 X 104
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EOHHS Log Number: DDS (VH) will complete
EOHHS Siting Guidelines and Operational Procedures: New Home Request
To be submitted to EOHHS Facilities Office for all proposed homes for all EOHHS agency state operated or
provider operated residential programs. Form must be submitted by the requesting agency to
ehs.grouphomes@massmail.state.ma.us.

Date: 2/3/2021
EOHHS agency: Department of Developmental Services
EOHHS agency contact: Victor Hernandez
Vendor contact (if applicable): Virginia A. Connolly, Executive Director, Beaverbrook STEP, Inc. (operator)
and Michael Lara, Executive Director, Watertown Housing Authority (owner)
Operator of the home (provider name or state operated): Beaverbrook STEP, Inc. 617 926-1113
Building owner: Vendor leased
Number and street: 103 Nichols Ave.
Apartment number: 2 complete housing units at 103
Nichols Ave.;
a.) 1st floor unit (3 bedrooms, fully accessible with full amenities and b.) 2nd floor unit. (4
bedrooms with full amenities)
City/town and zip code: Watertown, MA 02472

Status (proposed; contingent offer in process; etc): 103 Nichols Avenue is a Chapter 689-project in
development. Architectural drawings have already been developed in draft form. The home contains 2 lovely,
full units of housing. Unit #1 occupies the entire 1st floor and is a fully accessible home throughout. It contains
3 bedrooms, one bathroom, an eat-in kitchen with large living room, and an office which can serve as staff
and/or individuals’ meeting space. Unit #2 occupies the entire 2nd floor and consists of 4 bedrooms, one
bathroom, an eat-in kitchen with large living room, and an office which can serve as staff and/or individuals’
meeting space.
Number of individuals to be served/ occupy the home: 7
Setting (shared living; group home; independent apartment; supported housing): 103 Nichols Ave. will
consist of two 24/7 staffed living units, designed and built as an individualized two-family home. Thus, this
housing consists of 2 distinct living units: Unit #1 (1st floor) will support 3 individuals needing full

EOHHS RESIDENTIAL HOME ADDRESSES ARE CONFIDENTIAL AND ARE EXEMPT FROM DISCLOSURE UNDER
THE MASSACHUSETTS PUBLIC RECORDS LAW. THE INFORMATION SUBMITTED PURSUANT TO THIS FORM
SHOULD NOT BE SHARED EXCEPT AS PROVIDED IN THIS FORM.

Last edited: August 2019
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EOHHS Log Number: DDS (VH) will complete
EOHHS Siting Guidelines and Operational Procedures: New Home Request
To be submitted to EOHHS Facilities Office for all proposed homes for all EOHHS agency state operated or
provider operated residential programs. Form must be submitted by the requesting agency to
ehs.grouphomes@massmail.state.ma.us.

accessibility. Unit #2 will support 4 individuals who would function best with full 24/7 staff supports, thereby
leading to greater independence.
Brief profile of the population to be served (for example, individuals with intellectual and/or
developmental disabilities, people with brain injuries, people with mental illness, individuals in Teen
Programs, etc):
The adult men and women living in both units of housing are Department of
Developmental Disabilities participants. They have distinct degrees of intellectual and developmental needs that
require 24/7 (round the clock) staffing. In addition, those individuals supported in the first floor living unit have
a combination of physical, medical and/or mobility impediments that require fully accessible environments in
order to safely be a part of their communities.
Other useful information (for example: is this a relocation/replacement? was this previously approved
and if so what was the original log number? is this an apartment complex?): This Chapter 689 housing will
be built on land already owned by the Watertown Housing Authority – WHA. The WHA has been working
with Beaverbrook STEP for a number of years, and has now released the project for development. They have
engaged architects preliminarily and also begun pre-construction negotiations to access funding from the town,
CPA, DHCD and FCF. This detached home will be located on an average-sized neighborhood lot (approx.
6,000 square feet) in an urban area consisting of like-sized properties including single family homes and an
abundant number of multifamily homes. The design includes three off-street parking spaces, plus enough yard
space for full enjoyment.

Please describe general characteristics of the neighborhood (provide brief narrative of area amenities that
are relevant to support the quality of life and integration into the community for the proposed
population): This home is located in the highly-sought-after, resident-friendly area of East Watertown. It is
one block from Mount Auburn St, a beautiful, tree-lined street with complete public transportation services
including accessible bus lines. This home has immediate access to all the wonderful amenities of the
community – dining, shopping, medical and urgent care facilities, the library, PLUS the beautiful, large green
spaces located throughout that host sports and music events. Within steps begin some attractive store fronts,
drug stores, grocery stores, laundromats, banks, computer rooms. Watertown has always been a very disabilityfriendly community. Beaverbrook STEP and its self-advocates have served on and been active members of their
disability council.

EOHHS RESIDENTIAL HOME ADDRESSES ARE CONFIDENTIAL AND ARE EXEMPT FROM DISCLOSURE UNDER
THE MASSACHUSETTS PUBLIC RECORDS LAW. THE INFORMATION SUBMITTED PURSUANT TO THIS FORM
SHOULD NOT BE SHARED EXCEPT AS PROVIDED IN THIS FORM.
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EOHHS Log Number: DDS (VH) will complete
EOHHS Siting Guidelines and Operational Procedures: New Home Request
To be submitted to EOHHS Facilities Office for all proposed homes for all EOHHS agency state operated or
provider operated residential programs. Form must be submitted by the requesting agency to
ehs.grouphomes@massmail.state.ma.us.

In the following section, please identify specific services in the neighborhood that can be accessed within 5
miles of the program:
Shopping opportunities, including food and personal items: As mentioned, East Watertown is central to all
shopping, including grocery stores, drug stores, banks, diners, restaurants, gift stores. This location with its
neighborhood amenities has the perfect blend of features that can stimulate, ease, comfort, and assist those who
are young and old.
Parks and recreational activities, including, if appropriate to the population, walking and hiking trails:
The Watertown public park system is open and appropriate for all. There are several acres of green space with
benches and paths, along with sports fields and recreation equipment. Music events and celebrations take place
here. Within 5 miles are both Cambridge and Boston. The Charles River which flows through Watertown
offers boating and water sports, or tranquil walks along the shore. Museums offer exciting experiences for little,
if no, charges.
Health care services: Within East Watertown are 3 Urgent Care Facilities, all affiliated with major Boston
hospitals, CVS. Medical and dental offices are interspersed within the community. 103 Nichols St. intersects
with Mt. Auburn St. on which is located Mt Auburn Hospital. St Elizabeth’s Hospital is contiguous with
Watertown, as is Sancta Maria, and the Boston Hospitals are all within 5 – 7 miles. There is no better, more
accessible location to medical or emergency care than this area.
Places of worship: Watertown is the home of many churches and temples of all denominations. Synagogues
are located next door in Belmont, Brighton and Newton. The community has a wonderful transportation system
and has easy access to preferred places of worship locally, as well as to those in the Greater Boston area.
Whether Armenian, Protestant, Catholic, Greek, Middle Eastern, Asian, or any other denomination, individuals
may grow through and experience their faith community of choice.
Public transportation, both for residents, if applicable, and for staff and visitors to the home: This home
is located one block from full public transportation. Included at their bus stop are typical bus and rapid bus
services, plus full handicap accessible public transportation. The “72” bus line at Mt Auburn St connects
directly with the red line subway service in Harvard Square. This availability assists the people whom we
support, as well as our staff. Our individuals are further benefited by the transportation proximity to jobs they
might be hired for.
Social activities, entertainment and cultural enrichment (including libraries, theatres, and museums):
Cultural, educational, social, athletic and entertainment activities flourish in Watertown and the surrounding
communities. Whether visits to the Watertown Art Center or the nearby Museum of Fine Arts, participating in
Special Olympics or being a spectator at the Celtics, watching Billy Joel at Fenway or learning to play guitar at

EOHHS RESIDENTIAL HOME ADDRESSES ARE CONFIDENTIAL AND ARE EXEMPT FROM DISCLOSURE UNDER
THE MASSACHUSETTS PUBLIC RECORDS LAW. THE INFORMATION SUBMITTED PURSUANT TO THIS FORM
SHOULD NOT BE SHARED EXCEPT AS PROVIDED IN THIS FORM.
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EOHHS Log Number: DDS (VH) will complete
EOHHS Siting Guidelines and Operational Procedures: New Home Request
To be submitted to EOHHS Facilities Office for all proposed homes for all EOHHS agency state operated or
provider operated residential programs. Form must be submitted by the requesting agency to
ehs.grouphomes@massmail.state.ma.us.

Berkeley, exercising at the gym or hiking through the west end, or even being part of a local dating / social
group, all of these are truly possible when living in a supportive environment in this community.
Other considerations (such as longstanding community connections, friends, and relatives in the area):
Beaverbrook STEP started in Watertown in 1970 and was incorporated in 1973. The organization and the men
and women we support and employ have been valued members of the community as well as disabilities
ambassadors for these past 50 years. Our positive relationship with town officials, commissions and committees
spans the same length of time. Beaverbrook STEP and the Watertown Housing Authority have engaged in a
productive partnership for the last 35 years. In addition to hosting an existing Chapter 689 project, we have
worked together to acquire numerous individual and project-based Section 8 vouchers. We have been an
affordable housing team that has become a model of what public and private collaborations can achieve. This
project at 103 Nichols Ave will be no different. Our mutual efforts will enable 7 young and older adults to gain
the dignity that comes with quality community living. Thank you.

Form filled out by:

Virginia A. Connolly, Executive Director
Beaverbrook STEP, Inc.
85 Main Street 2nd floor
Watertown, MA 02472
617 926-1113 t 617 926-1226 f
vaconnolly@beaverbrookstep.org

EOHHS RESIDENTIAL HOME ADDRESSES ARE CONFIDENTIAL AND ARE EXEMPT FROM DISCLOSURE UNDER
THE MASSACHUSETTS PUBLIC RECORDS LAW. THE INFORMATION SUBMITTED PURSUANT TO THIS FORM
SHOULD NOT BE SHARED EXCEPT AS PROVIDED IN THIS FORM.

Last edited: August 2019
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HRI 171-173 Columbia Street

RELEVANT PROJECTS
Project
#

Units

Building
Configuration

Reno/ New

Sustainable
Design

Affordable Public
Housing

26

Single Building

Renovation

Enterprise Green
Communities

Carver Housing
Authority + DHCD

Elderly Affordable
Public Housing

28

2 to 8 Units per
Building

Renovation

Maximum Energy
Conservation

Highland
Parkway
Apartments

Lowell Housing
Authority + DHCD

Affordable Public
Housing

28

4 to 6 Units per
Building

Renovation

4

Huckleberry
Lane
Apartments

Brewster Housing
Authority + DHCD

Affordable Public
Housing

24

2-Family

Renovation

Maximum Energy
Conservation

5

Harvard Court
Elderly Housing

Whitman Housing
Authority + DHCD

Elderly Affordable
Public Housing

80

20 Units per
Building

Renovation

Air Sealing and
Insulation
Upgrades

6

Ashby Place
Elderly Housing

Bedford Housing
Authority + DHCD

Elderly Affordable
Public Housing

16

8 Units per
Building

Renovation

7

Martel, Summer
and Chandler
St. Apartments

Taunton Housing
Authority + DHCD

Affordable Public
Housing

23

4+ Units per
Building

Renovation

Maximum Energy
Conservation

8

Robert Weaver
Apartments

Cambridge
Housing Authority

Affordable Public
Housing

23+

Single Building

Renovation

Deep Energy
Retrofit Planned

9

Linnaean
Apartments

Cambridge
Housing Authority

Elderly/Disabled
Affordable Public
Housing

39

Single Building

Renovation

Deep Energy
Retrofit Planned

10

Lamartine Lofts

Private Developer

Residential MultiFamily Housing

3

3-Family

New
Construction

Energy Star Tier III
Certified, Electric
Building

11

Southend
Rowhome

Private
Homeowner

Residential Duplex

2

2-Family

Renovation

Deep Energy
Retrofit, Electric
Building

12

Somerville
Duplex

Private
Homeowner

Residential Duplex

2

2-Family

New
Construction

Net Zero Energy,
Electric Building

13

Columbia
Street
Residences

Homeowner’s
Rehab Inc

Affordable Public
Housing

3

3-Family

Renovation

Enterprise Green
Communities, Zero
Energy Ready
(DOE), Indoor
AirPLUS (EPA)

14

Distillery West

Second Street
Associates

Residential MultiFamily Housing

38

Single Building

New
Construction

Well Building
Standard, LEED
Platinum

15

The Parkside on
Adams

Peregrine
Development

Private Multi-Family
with 6 Affordable
Units

50

Single Building

Renovation +
New
Construction

16

100 Hemenway
St. Apartments

Davis Companies

Private Student
Housing

43

Single Building

New
Construction

17

Whittier
Permanent
Supportive
Housing

East LA
Community
Corporation

Supportive Affordable
Housing

25

Single Building

New
Construction

18

40 Berkeley
Street

The Mount Vernon
Group

Supportive Affordable
Housing

40

Single Building

Renovation

19

MM Homes

Housing Families
Inc

Supportive Affordable
Housing

15

2 6-unit and 2 9unit buildings

Renovation

20

Holcroft Park
Homes

North Shore
Comm. Dev.
Coalition

Affordable Housing

29

6 to 7 units per
building

New
Construction

Project Name

Client

Project Type

1

Porter Road
Apartments

Cambridge
Housing Authority

2

Meadowbrook
North Housing

3

LEED Platinum
Certified

Maximum Energy
Conservation

ZEROENERGY DESIGN
| 156
MILK
BOSTON,
MA 02109 | (617)
720-5002
| ZEROENERGY.COM
156 Milk
St, Ste
3 STREET,
| BostonSTE
MA3,02109
| ZeroEnergy.com
| 617
720 5002

WATERTOWN HOUSING AUTHORITY
EQUAL HOUSING OPPORTUNITY

55 WAVERLEY AVENUE
WATERTOWN, MASSACHUSETTS 02472-3613
[617] 923-3950 – Office
[617] 923.3961 – Maintenance

[617] 923.3954 – Leased Housing
[617] 923-2466 - FAX

103 Nichols Avenue Project Timeline

Project Timeline
Analyze State Public Housing Portfolio
Preliminary Design Sketch
Intergovernmental Agreement with CHA
Partnered with DDS/Beaverbrook Step to Obtain Operating Subsidy
Retained Counsel and Working with Watertown Planning
Feasibility Study
Schematic Design Plans for New Residential Units
Asset Repositioning with Klein Hornig LLP
WHDC Formation
Site Survey
Designer Selection Process
CPA Application (ongoing)
WHA/ZED Weekly Check Ins to Review Design
Community Engagement
Construction Bid and Substantial Completion
Tenant Selection Process

2020 2021 2022 2023

Anticipated Costs: WHA contracted with Cambridge Housing Authority (“CHA”) in a
consulting capacity via an intergovernmental agreement dated July 2020. CHA prepared the
below pro forma construction budget including soft and hard costs of the project.

Location:
103 Nichols Ave is in East Watertown, where property is rarely available and highly sought after.
Nichols Ave is situated between busy Mount Auburn Street and is less than a mile from the
massive development that has been taken place on Arsenal Street.
Arsenal Street in East Watertown has become a hub of life science and development, including
but not limited to, the recent Athena Health development, with a $500 million price tag on their
new East Watertown campus, and the Arsenal Yards project, including Boylston Properties
residential units, hotels, retail store fronts, restaurants and more. Earlier this year the Watertown
Shopping Mall was sold for $130 million with the potential to add more life science and lab
space development to the area. The proximity to both Cambridge and Boston, with a community
that encourages private investment, has created an extremely competitive housing and
commercial market. This is exacerbated by the limited inventory of land and housing in the
region. For these reasons, the vacant land at 103 Nichols Ave is currently valued in the
hundreds of thousands.

Mount Auburn Street Amenities:

Arsenal Street Amenities:

·

Star Market Grocery

·

Target

·

Arax Market Grocery

·

RMV

·

Sevan Bakery

·

AFC Urgent Care

·

Arsenal Yards Shopping Mall

·

Harvard Vanguard Medical Center

· Mount Auburn Cemetery and green
space
·

Roksana Market

·

7/11 Convenience Store

· Arsenal Community Park and Skate
Park

·

CVS Pharmacy

·

Athena Health Campus

FIDELITY NATIONAL TITLE INSURANCE COMPANY
COMMITMENT
SCHEDULE A

MMOG File No. 20-56041

Effective date:
October 16, 2020
at 5:00 P.M.

Prepared For: Klein Hornig LLP
Inquiries should be directed to:
Michael H. Marsh, Esq.
Marsh, Moriarty, Ontell & Golder, P.C.
18 Tremont Street, Suite 900
Boston, Massachusetts 02108
(617) 778-5100

1.

Policy to be issued:
ALTA OWNERS Policy – 2006 (6/17/06)

Amount $ TBD

Proposed Insured: TBD

2.

The estate or interest in the land described or referred to in this Commitment and covered
herein is a fee simple, and title thereto is at the effective date hereof vested by virtue of a
Deed dated September 23, 1982 and recorded with Middlesex South Registry of Deeds in
Book 14735, Page 556, in:
Watertown Housing Authority, a public body, politic and corporate, duly organized and
existing under M.G.L. 121B of the Commonwealth of Massachusetts.

3.

The land referred to in the Commitment is located at 103 Nichols Avenue, Watertown,
Commonwealth of Massachusetts, and is described in Exhibit A.

Note: Recorded documents referenced herein are recorded in Middlesex South County Registry
of Deeds.
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SCHEDULE B -- Section 1
The following are the requirements to be complied with:
1.

Instrument(s) creating the estate or interest to be insured must be approved, executed and
filed for record, to wit:
a. Deed from Watertown Housing Authority, a public body, politic and corporate, duly
organized and existing under M.G.L. 121B of the Commonwealth of Massachusetts,
to Proposed Insured Owner.
Authority Documents


In the case of Watertown Housing Authority signatories, documents must be
signed by the Executive Director.

2.

Payment of the full consideration to, or for the account of, the mortgagors.

3.

Payment of all taxes, charges, assessments, levied and assessed against subject premises,
which are due and payable. Current Certificate of Municipal Liens and/or evidence of
payment of such matters must be obtained in order to modify Schedule B-Section 2, Item
5.

4.

Satisfactory evidence should be had that improvements and/or repairs or alterations
thereto are completed; that contractor, subcontractors, labor and materialmen are all paid.

5.

Recordation of Tax Title Redemption for the following tax taking:
a. Tax Taking by the Town of Watertown dated February 27, 1985 and recorded in Book
16034, Page 500.

6.

SATISFACTORY REVIEW BY THE COMPANY OF PROBATE FOR JOHN K.
TOROSIAN (WHO WAS AN OWNER IN THE CHAIN OF TITLE), MIDDLESEX
COUNTY PROBATE NO. 453279. (PROBATE PAPERS ARE UNAVAILABLE
REMOTELY.)

7.

Receipt of Affidavit executed by the Seller for deletion or modification, as appropriate, of
Schedule B-Section 2, Items 1 and 2 hereof.

8.

Receipt of current as-built survey and surveyor's report form for deletion of survey
exception, which disclose no matters affecting title.

9.

The actual value of the estate or interest to be insured must be disclosed to the Company,
and subject to approval by the Company, entered as the amount of the policy to be issued.
Until the amount of the policy to be issued shall be determined, and entered as aforesaid,
it is agreed that as between the Company, the applicant for this Commitment, and every
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person relying on this Commitment, the Company cannot be required to approve any such
evaluation in excess of $100,000.00 and the total liability of the Company on account of
this Commitment shall not exceed said amount.
10.

Payment of premium at applicable rates and payment of Marsh, Moriarty, Ontell and
Golder, P.C. legal fees, and other related expenses. This commitment is effective for a
period of six (6) months, only, and may only be relied upon by the person for whom it
was prepared. Any reliance upon or use of this Commitment by another person is strictly
prohibited and may give rise to a claim in favor of Marsh, Moriarty, Ontell and Golder,
P.C. for a fee.

11.

Upon full disclosure to the company of the nature and scope of this transaction and its
review and approval of the closing documents, including updated Certificate of Title, the
company reserves the right to raise such other and further exceptions and requirements as
are appropriate.
Conditions

12.

If the proposed Insured has or acquired actual knowledge of any defect, lien,
encumbrance, adverse claim or other matter affecting the estate or interest or mortgage
thereon covered by this Commitment other than those shown in Schedule B hereof, and
shall fail to disclose such knowledge to the Company in writing, the Company shall be
relieved from liability for any loss or damage resulting from any act of reliance hereon to
the extent the Company is prejudiced by failure to so disclose such knowledge. If the
proposed Insured shall disclose such knowledge to the Company, or if the Company
otherwise acquires actual knowledge of any such defect, lien, encumbrance, adverse
claim or other matter, the Company at its option may amend Schedule B of this
Commitment accordingly, but such amendment shall not relieve the Company from
liability previously incurred pursuant to paragraph 3 of these Conditions.

13.

Liability of the Company under this Commitment shall be only to the named proposed
Insured and such parties included under the definition of Insured in the form of policy or
policies committed for and only for actual loss incurred in reliance hereon in undertaking
in good faith (a) to comply with the requirements hereof, or (b) to eliminate exceptions
shown in Schedule B, or (c) to acquire or create the estate or interest or mortgage thereon
covered by this Commitment. In no event shall such liability exceed the amount stated in
Schedule A for the policy or policies committed for and such liability is subject to the
insuring provisions and Conditions and the Exclusions from Coverage of the form of
policy or policies committed for in favor of the proposed Insured which are hereby
incorporated by reference and are made a part of this Commitment except as expressly
modified herein.

14.

This Commitment is a contract to issue one or more title insurance policies and is not an
abstract of title or a report of the condition of title. Any action or actions or rights of
action that the proposed Insured may have or may bring against the Company arising out
of the status of the title to the estate or interest or the status of the mortgage thereon
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covered by this Commitment must be based on and are subject to the provisions of this
Commitment.
15.

The policy to be issued contains an arbitration clause. All arbitrable matters when the
Amount of Insurance is $2,000,000 or less shall be arbitrated at the option of either the
Company or the Insured as the exclusive remedy of the parties.

16.

Notice: Please be aware that due to the conflict between federal and state laws
concerning the cultivation, distribution, manufacture or sale of marijuana, the Company is
not able to close or insure any transaction involving Land that is associated with these
activities.

17.

Notice: The Company and its policy issuing agents are required by Federal law to collect
additional information about certain transactions in specified geographic areas in
accordance with the Bank Secrecy Act. If this transaction is required to be reported under
a Geographic Targeting Order issued by FinCEN, the Company or its policy issuing agent
must be supplied with a completed ALTA Information Collection Form ("ICF") prior to
closing the transaction contemplated herein.

SCHEDULE B -- Section 2
Schedule B of the policy or policies to be issued will contain exceptions to the following matters
unless the same are disposed of to the satisfaction of the Company.
1.

Rights or claims of present tenants, lessees or parties in possession not shown by the
public record.

2.

Any lien, or right to a lien, for services, labor or material, heretofore or hereafter
furnished, imposed by law and not shown by the public records.

3.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting
the Title that would be disclosed by an accurate and complete survey of the Land. The
term “encroachment” includes encroachments of existing improvements located on the
Land onto the adjoining land, and encroachments onto the Land of existing improvements
located on adjoining land.

4.

Defects, liens, encumbrances, adverse claims or other matters, if any, created, first
appearing in the public records or attaching subsequent to the effective date hereof but
prior to the date the proposed Insured acquires for value of record the estate or interest or
mortgage thereon covered by this Commitment.

5.

Liens for real estate taxes and assessments, which become due subsequent to the Date of
Policy. Note: Taxes are paid through _______________.
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6.

Title to and rights of the public and others entitled thereto in and to those portions of the
insured premises lying within the bounds of the adjacent streets and ways.

7.

The exact acreage or square footage being other than as stated in the description sheet
annexed or the plan(s) therein referred to.

8.

Matters as disclosed by plan entitled _____________________________________
_____________________________________________ (“the survey”).

Note: This policy omits any covenants, conditions or restrictions referred to above, if any, based
upon race, color, religion, sex, sexual orientation, familial status, marital status, disability,
handicap, national origin, ancestry, or source of income, as set forth in applicable state or federal
laws except to the extent that said covenants, conditions or restrictions are permitted by
applicable state or federal law.
Exceptions numbered 1 - 3 are hereby omitted from the Owner’s Policy.

_________________________________
Michael H. Marsh, Esq.
Authorized Signatory

G:\KMS\56041\Commitment.Doc

EXHIBIT A

A certain parcel of land with the buildings thereon situated on the Northeasterly side of Nichols
Avenue in Watertown, being shown as Lot 61-B on plan entitled “Plan of Land in Watertown,
Mass.,” dated November 8, 1940, by Everett M. Brooks, Civil Engineer, and recorded as Plan
No. 271 of 1941, and further bounded and described as follows:
Southwesterly

by that portion of Nichols Avenue shown as Lot 61-C on said plan,
seventy-three and 40/100 (73.40) feet;

Northwesterly

by Lot 61-A, as shown on said plan, seventy-three and 81/100 (73.81) feet;

Northeasterly

by land of Alice B. Keenan, as shown on said plan, forty-eight and 96/100
(48.96) feet; and

Southeasterly

by land of Anna Saboonjian as shown on said plan, ninety-one and 86/100
(91.86) feet.

Containing 4,947 square feet of land according to said plan.
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