
  

Michael Mullins 
Mullins Company 
50 Braintree Hill Office Park,  Suite 105 
Braintree, MA 02184 
 
December 8, 2004 
 
 
BY MAIL 
 
James Curran 
Holbrook Planning Board 
Holbrook Town Hall 
50 North Franklin Street 
Holbrook, MA 02343 
 
RE: Old English Square Affordable Units 
 
Dear Mr. Chairman, 
 
We have recently requested a site approval letter from MassHousing for the areas of our 
Union street site which we refer to as the “Ramblewood Parcels”.  This letter, once it has 
been issued, would allow us to file a ‘Friendly 40B’ with the Holbrook ZBA.  A copy of 
this application has been filed with the Town as required by MassHousing.  Additional 
requirements from the agency include preliminary site plans and architectural plans, 
which are included in that application (binder).  This filing represents the next step after 
having met with the Planning Board several times this October to create the subdivision 
needed to carve out the parcels. 
 
The concept of creating a Friendly 40B for 55+ seniors at Ramblewood was introduced 
months ago, prior to the spring Town Meeting.  Once the Planning Board made it clear 
that affordability would be a requirement of a board-sponsored zoning article, the project 
was proposed because it would allow the needed affordable units to be created, on land 
we already own, while preserving the promise we made to the community many times 
that Old English Square would be 100% market rate.   
 
It has come to our attention that there is some debate within the Board over whether 40B 
or the LIP program is appropriate to create this housing.  However, the Board may recall 
that this issue has been discussed on more than one occasion.  Because the Ramblewood 
Parcels do not have frontage and are affected by local wetlands regulations, the LIP 
program cannot be used to develop the site, as LIP does not grant such relief.  Moreover, 
Ramblewood’s existing 40B agreement has language preventing Longmeadow Drive 
from being used as a subdivision road to access additional development, requiring that 



  

40B be amended as well.  In both situations, the 40B process must be used and the ZBA 
must be involved.  Therefore, if the 40B process in and of itself is the problem, the 
Ramblewood Parcels should be excluded from consideration as a location for senior 
affordable housing. 
 
If MassHousing issues the Site Approval Letter and we file the Comprehensive Permit 
Application, the ZBA would typically consider the above factors in their decision to 
approve or deny the permit.  It is also common for ZBA’s to rely heavily upon a town’s 
planning resources in evaluating projects regarding density and typical site plan review 
considerations such as traffic, etc.  With the Town over the DHCD 40B limit, the ZBA 
has the broadest discretion possible in making requirements of the developer and 
applying conditions.  While it is in their discretion how to proceed, I would expect them 
to rely greatly upon the Planning Board.   
 
If the ZBA, upon consultation with Town officials and residents, decides that additional 
senior affordable units at Ramblewood are not in the best interest of Holbrook, we will be 
looking to get that determination from them early on so we can find a location elsewhere 
in Town for those units.  Subject to site constraints, another parcel(s) may be developable 
without the 40B process. 
 
If the Board has any questions about this matter or would like us to make an 
informational presentation on the status of this issue as well as the soccer fields, 
environmental hurdles, and progress of the master plan, we would be happy to schedule 
one.  We can be reached by mail or by phone at 781-849-3388. 
 
 
 
Sincerely, 
 
 
Michael J. Mullins 
Vice President of Development 
 
 
Enclosure: Copy of letter to the Zoning Board of Appeals dated November 9, 2004. 


