
 
 
 

 

 

 

 

 

February 5, 2021 

Catherine Racer, Associate Director  
Division of Housing Development  
Department of Housing and Community Development 
100 Cambridge St, Suite 300 
Boston, MA 02114   
 
RE:  Elm Place. 129 Essex Street, 25 & 35 Pitman Road, 21 Elm Place, Swampscott (the “Property”)  
 
Dear Ms. Racer,  
 
The Town of Swampscott Select Board appreciates the opportunity to provide comments on the Application 
for Project Eligibility for the Elm Place Project (the “Proposed Project”) submitted to you by Swampscott 
Housing Limited Partnership, an affiliate of Winn Companies (the “Winn” and “Project Proponent”), on 
November 5, 2020.   
 
With only 222 subsidized units out a total of 5,456 residential units in Swampscott, the need for more 
affordable housing in Swampscott is undeniable.  Toward that goal, Swampscott is proud to have completed 
several important initiatives in recent years, including adoption of a Housing Production Plan (2015-2016), 
passage of inclusionary housing requirements with the Town of Swampscott Zoning Bylaw (2017), the creation 
of the Swampscott Affordable Housing Trust (2017), and later this year the completion by B’nai B’rith Housing 
of 38 affordable senior residential units at a town-owned former elementary school.  We realize, however, that 
this is not enough, and that Swampscott must do more to increase the supply of affordable housing in 
Swampscott – most especially given our increasingly economically diverse population and significant and fast 
increasing senior population.   
 
The creation of affordable housing is a moral obligation that each community bears, and it requires strong 
partnerships with public entities, such as the Massachusetts Department of Housing and Community 
Development (“DHCD”) and MassHousing, and non-public partners, like our partnership with B’nai B’rith 
Housing at the Senior Residences at Machon, where the town made a former elementary school available for 
affordable housing and supported B’nai’s 40B application.   
 
We appreciate Winn’s interest in bringing more affordable housing to Swampscott.  Winn’s over 40-year 
history in building, owning and managing affordable housing units is impressive and reflects the type of 
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partner Swampscott needs to successfully provide more affordable housing in our community.  Winn’s 
proposal to dedicate approximately 60% of the units in the Proposed Project as income restricted units, 
including 41% of the units at or below 60% of AMI, well-exceeds the requirements of M.G.L. 40B and is 
laudable.  Given the Property’s proximity to the Swampscott MBTA Commuter Rail station and other public 
transportation, we believe this Property is a proper place for the creation of an appropriately scaled and sized 
affordable housing development. 
 
Unfortunately, the Proposed Project presented to our community by the Project Proponent is extreme given 
the limited size of the Property and the extraordinary adverse impacts the unprecedented density, scale and 
height of the Proposed Project will have on adjacent single- and two-story residences and adjacent 2-story 
subsidized residential units owned and operated by the Swampscott Housing Authority.  
 
760 CMR 56.04 sets forth the criteria necessary to allow for an application for a Comprehensive Permit 
pursuant to M.G.L. chapter 40B.1  760 CMR 56.04(1) states that a written determination of Project Eligibility by 
DHCD is required to contain “all the findings under 760 CMR 56.04(4), based upon its initial review of the 
Project…” (emphasis added), including,  
 

“(b) that the site of the proposed Project is generally appropriate for residential development, taking 
into consideration information provided by the municipality or other parties regarding municipal 
actions previously taken to meet affordable housing needs, such as inclusionary zoning, multifamily 
districts adopted under M.G.L. c. 40A, and overlay districts adopted under M.G.L. c. 40R (such finding, 
with supporting reasoning, to be set forth in reasonable detail); 

(c) that the conceptual project design is generally appropriate for the site on which it is located, taking 
into consideration factors that may include proposed use, conceptual site plan and building massing, 
topography, environmental resources, and integration into existing development patterns (such 
finding, with supporting reasoning, to be set forth in reasonable detail);” 

760 Mass. Reg. 56.04(4)(b) and (c). 

As detailed below, the Proposed Project fails to meet the criteria set for in 760 CMR 56.04(4) for the issuance 
of a Determination of Project Eligibility by DHCD.  Please note the following: 
 
• The Proposed Project will constitute the most-dense residential project in Swampscott with 128 units in a 

156,161 g.s.f. building on only 71,135 s.f. (1.63 acres) of land.  At only 3.03 square miles in area, 
Swampscott is the 5th most densely populated town in Massachusetts.  As such, increases in density 
beyond the median density per acre in Swampscott have disproportionate impacts on our residents and 
infrastructure.  The Proposed Project’s density at 78 residential units per acre is 205% more dense than the 

 
1 We note that the Project Proponent has already sought to file its Comprehensive Permit Application with the Town of 
Swampscott.  Such application is premature, and the Town of Swampscott will not deem such application to be complete 
unless and until a Determination of Project Eligibility is issued by DHCD. 
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next most dense multi-family residential property in Swampscott.  A comparison of the Proposed Project 
to the next largest and most dense residential projects follows: 

 

 
     

 
• The Proposed Project at 5-stories and 60 feet in height, will constitute the tallest residential or commercial 

building in Swampscott (see above table).  We recognize that height is relative and needs to be reviewed in 
context of its surroundings.  Within its context, the Proposed Project will loom over neighboring one- and 
two-story single-family houses, the tallest of which being approximately 25 feet in height, which are 
separated from the Proposed Project by only a 30-foot-wide right of way (Pittman Road).  The Proposed 
Project will also sit approximately 30 feet away from several two-story residential buildings (each of which 
is approximately 25 feet in height) owned and operated by the Swampscott Housing Authority.  The 
proposed building will be located within 10 feet of the property line adjacent to the MBTA rail tracks 
making it extremely difficult and dangerous for fire apparatus to access the rear portions of the proposed 
60-foot tall building.          

 
• The Proposed Project will provide little to no new green space or usable open space.  While the Proposed 

Project cites a 50% lot coverage, the remainder of the Property not covered by the proposed building will 
serve as an asphalt surface parking lot, portions of which are reserved for use by an adjacent business – 
and not for the benefit of the Proposed Project.  The Proposed Project also provides no usable outdoor 
green space for residents or surrounding residential neighbors.  

 

Project Year Built Lot Area (s.f.) Height # Units
Units Per 

Acre

Elm Place (Proposed) n/a 71,135    5 stories 128 78
* Doherty Circle 1960 49,963    2 stories 44 38
** Senior Residences at Machon 2021 44,823    3 stories 38 37

The Landing 2015 269,845  4 stories 184 30
Duncan Terrace 1961 62,344    2 stories 40 28
The Avery 2017 82,202    4 stories 42 22
Cherry Street / Cherry Court 1961 79,228    2 stories 36 20
Crown Point Condominiums 1975 439,956  4 stories 194 19
The Glen 1986 134,455  4 stories 60 19
Summit Estates 1972 673,002  4 stories 260 17
Vantage Point 1987 293,796  4 stories 96 14
Fisherman Watch 2019 96,611    4.5 stories 28 13
Hawthorne Crossing 1978 532,134  2 stories 151 12

* Swampscott Housing Authority property abutting Proposed Project - six (6) 2-story buildings)
** 40B project / 100% income restricted
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• The Proposed Project will provide only 0.85 parking spaces per residential unit – the least amount of off-

street parking offered by any Swampscott multi-family residential development in excess of 8-residential 
units.  While located 0.3 miles from the Swampscott MBTA commuter rail station, the Proposed Project is 
located approximately 1.15 miles from the closest grocery store or any other retail services aside from 
minimal convenience store retail located nearby, thereby requiring most residents to have automobile 
transportation.  Additionally, given the narrow streets adjacent to the Proposed Project and existing 
limited on-street parking availability, on street parking adjacent to the Property for residents of the 
Proposed Project is unlikely.  The Transportation Impact Assessment submitted by the Project Proponent 
does not accurately capture the parking needs and traffic patterns within this neighborhood, and we 
disagree with the conclusion that safe and efficient access can be achieved as currently designed.2 

 
• The Proposed Project will prevent the planned continuation of the Swampscott Rail Trail to Essex Street 

and Swampscott High School.  Construction on portions of the Swampscott rail trail began in 2020 and will 
continue in 2021.  Once completed, the Swampscott rail trail will provide a safe off-road bike and 
pedestrian path extending through Swampscott, connecting with 4 Swampscott public schools and the 
Swampscott MBTA commuter rail station.  The Swampscott rail trail is planned to cross over the rail tracks 
adjacent to the Property via a pedestrian bridge or tunnel under the rail tracks, and land on a portion of 
the Property.  The Proposed Project shows the building occupying this portion of the Property thereby 
preventing the continuation of the Swampscott rail trail.   Construction of the Swampscott rail trail has 
been completed, in part, with the financial support from multiple grants from the Massachusetts 
Department of Transportation through its shared-streets program.     

 
• Finally, the Proposed Project will negatively impact residents of the adjacent Swampscott Housing 

Authority property.  The Swampscott Housing Authority’s property at Doherty Circle is comprised of 
several 2-story buildings (each approximately 25 feet in height) and represents approximately over 20% of 
the total existing subsidized housing in Swampscott.  The Proposed Project will be only 30 feet from one of 
these buildings.  The Swampscott Select Board is deeply concerned about the current poor condition of 
this and other Swampscott Housing Authority properties and will not support any adjacent development – 
especially one having the mass, density and height as the Proposed Project – which will further diminish 
the quality of life of these vulnerable residents.   

   
The Swampscott Select Board stands ready to support any property owner interested in increasing the 
affordable housing stock in Swampscott, provided such project does not come at the expense of 
disproportionately negative impacts on the quality of life of its neighbors or the broader community.  Here, the 
Proponent seeks to build a 5-story, 60 foot tall, 156,161 g.s.f. building containing 128 units (78 units per acre) 
on only 1.63 acres of land, built within feet of existing single- and two-story residential housing.  The significant 
adverse impacts to the quality of life of the immediate neighbors and broader community are undeniable.   
 

 
2 The Traffic Impact Assessment was submitted as part of the Comprehensive Permit Applicable that was prematurely 
submitted to the Town. 
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The Proposed Project falls well short of meeting the minimum requirements to allow DHCD to make the 
necessary findings required for issuance of a Determination of Eligibility.  If a project of such inappropriate 
scale and density as the Proposed Project is supported by DHCD and ultimately approved as a result of the 
development friendly provisions of M.G.L. chapter 40B, it will do long-term and significant harm to 
Swampscott’s ability to build community support in the future for the creation of additional affordable housing 
in our community.  The Swampscott Select Board respectfully requests that a Determination of Site Eligibility 
pursuant to 760 CMR 56.04 not be issued by DHCD for the currently Proposed Project.  
 
Sincerely, 
 
TOWN OF SWAMPSCOTT SELECT BOARD 
 
 
 
_________________________________ 
Peter A. Spellios, Chair 
 
 
_________________________________ 
Polly Titcomb, Vice Chair 
 
 
_________________________________ 
Neal Duffy 
 
 
_________________________________ 
David Grishman 
 
 
_________________________________ 
Donald Hause 
 
 
Cc: Governor Charles Baker 

State Senator Brenden Crighton 
 State Representative Lori Ehrlich 
 Swampscott Town Administrator Sean Fitzgerald 
 Marzie Galazka, Director, Swampscott Dept. of Community and Economic Development 
 Angela Ippolito, Chair, Swampscott Planning Board 

Marc Kornitsky, Chair, Swampscott Zoning Board 
Kimberly Martin-Epstein, Chair, Swampscott Affordable Housing Trust 


