
  

Michael Mullins 
Mullins Company 
50 Braintree Hill Office Park 
Suite 105 
Braintree, MA 02184 
 
December 8, 2004 
 
 
BY MAIL 
 
Mr. David Holden, Chairman 
Board of Selectmen 
Holbrook Town Hall 
50 North Franklin Street 
Holbrook, MA 02343 
 
RE: Ramblewood 40B Senior Affordable Housing 
 
Dear Mr. Chairman, 
 
It is our understanding that a joint meeting took place on December 7, 2004 between the 
Board of Selectmen, Zoning Board of Appeals, and Planning Board, and that the subject 
of the meeting was senior affordable housing units our company has proposed in 
conjunction with the Old English Square project. 
 
This senior housing project was proposed prior to the most recent spring Town Meeting 
as a way of providing affordable housing to meet our zoning obligations and protect the 
Town’s 40B ratio while respecting the wishes of the community to keep Old English 
Square 100% market rate.  In fact, the proposal has been discussed in numerous meetings 
over the last year, including recent discussions with the Planning Board and ZBA in 
October and November.  Overall, there has been little opposition to the concept of 
additional senior housing at Ramblewood. 
 
The attached letter dated November 9th, 2004 from myself to Chairman Howard of the 
ZBA outlines the Friendly 40B process and our intentions going forward.  Additionally, I 
have attached letters to the ZBA and Planning Board outlining the reasoning for using the 
Friendly 40B process, as well as a letter to Town Meeting Members committing our firm 
to keeping affordable units out of Old English Square.  Lastly, attached please find a 
spreadsheet our company created to study the long term effects of market-rate single 
family home production on Holbrook’s 40B ratio. 
 
It is our position that the Town’s foremost priority regarding residential development 
should be an affordable housing production program to ensure that there is an appropriate 



  

surplus in the 40B ratio on an ongoing basis.  In creating the housing study, we consulted 
with Town officials including Building Commissioner Dan Moriarty and Jo Ruthewicz in 
Community Development.  It is intended as a tool to predict future housing production 
and affordability requirements.  In this context, the Ramblewood senior units can provide 
the 22 affordable units required under Old English Square’s zoning (a 10:1 ratio is 
required, total project size is 211 units) as well as additional units, up to a total of 50, if 
the ZBA determines there is adequate need. 
 
If a Comprehensive Permit Application is filed, the ZBA will have the opportunity to 
approve or decline the project.  As the Town is over the 10% 40B limit, the developer 
does not have the right to appeal to the Housing Appeals Commission for compulsory 
issuance of the Permit.  Thus, if the ZBA declines the application, we will look for a 
more suitable location in Town to build affordable units. 
 
40B’s can be a hot button issue in communities, whether they are Friendly 40B’s or not.  
The regulations regarding them are complex, and in our experience they are best dealt 
with through collaboration between Town boards, Town officials, and the developers in 
an open, information-sharing environment.  In keeping with the recent appearances we 
have made before the Board of Selectmen regarding formation of a soccer committee, we 
propose that a discussion of this issue between our firm and the various boards be placed 
on the agenda of a future Board of Selectmen meeting so that effective communication 
can take place between all parties. 
 
As a development company, we have enjoyed good relations with the Board of Selectmen 
and we thank you for your continued efforts regarding the various aspects of the Old 
English Square project.  If you have any questions, comments, or would like to inform us 
of an upcoming meeting, we can be reached at 781-849-3388. 
 
 
 

Sincerely, 
 

 
Michael Mullins 
Vice President of Development 
Mullins Company 


