By City Clerk at 9:02 am, Feb 19, 2021

CITY COUNCIL

MEMORIAL BUILDING – ROOM 113
150 CONCORD STREET, FRAMINGHAM, MA 01702
508.532.5400 – CITYCOUNCIL@FRAMINGHAMMA.GOV

FINANCE SUBCOMMITTEE
AGENDA: FEBRUARY 25, 2021

GEORGE P. KING, JR., CHAIR | ADAM C. STEINER, VICE CHAIR
TRACEY BRYANT | MICHAEL P. CANNON | ROBERT D. CASE
JANET LEOMBRUNO | CHRISTINE A. LONG | PHILIP R. OTTAVIANI, JR.
MARGARETH BASILIO SHEPARD | JOHN A. STEFANINI
CESAR G. STEWART-MORALES

REMOTE
7:00PM

SUBCOMMITTEE MEMBERS

ADAM C. STEINER, CHAIR | MICHAEL P. CANNON, VICE CHAIR
GEORGE P. KING, JR. | JANET LEOMBRUNO | CESAR G. STEWART-MORALES

Topic: Finance Subcommittee
Time: Feb 25, 2021 07:00 PM Eastern Time (US and Canada)
Join Zoom Meeting
https://us02web.zoom.us/j/87968598886?pwd=cTF5S2REbTVZaGpJR2NVbWVYelFuQT09
Meeting ID: 879 6859 8886
Passcode: 456092
One tap mobile
+16465588656,,87968598886# US (New York)
+13017158592,,87968598886# US (Washington DC)
Dial by your location
+1 646 558 8656 US (New York)
+1 301 715 8592 US (Washington DC)
+1 312 626 6799 US (Chicago)
Meeting ID: 879 6859 8886
Find your local number: https://us02web.zoom.us/u/kboGsrJebt
**************************************************************************
CALL TO ORDER
PUBLIC PARTICIPATION
1. Continued Discussion re: Referral from City Council: Order 2021-012 – Upon Request of the
Councilor Steiner to refer consideration of purchase of the Belknap Pool Club property to the
Finance Subcommittee for review and a recommendation to the Council
City of Framingham
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City Council: Finance Subcommittee

Agenda

February 5, 2021

2. Continued Discussion re: Referral from City Council: Order 2021-010 – Upon request from
Councilor Stefanini, request to convene four budget forums in 2021

MEMBER PREROGATIVES
ADJOURN

City of Framingham

Page 2 of 2

Updated 2/5/2021

From: Thatcher W. Kezer
Sent: Monday, January 4, 2021 6:37 PM
To: Yvonne M. Spicer <mayorspicer@framinghamma.gov>; George P. King
<gking@framinghamma.gov>; Adam C. Steiner <asteiner@framinghamma.gov>; Janet Leombruno
<jleombruno@framinghamma.gov>; Christine A. Long <castleinc12@gmail.com>; Margareth B. Shepard
<mshepard@framinghamma.gov>; Robert D. Case <rcase@framinghamma.gov>; John A. Stefanini
<jastefanini@framinghamma.gov>; Michael P. Cannon <mcannon@framinghamma.gov>; Philip R.
Ottaviani <pottaviani@framinghamma.gov>; Cesar G. Stewart-Morales <CS@framinghamma.gov>;
Tracey Bryant <tbryant@framinghamma.gov>
Cc: Maureen McKeon <mmckeon@framinghamma.gov>; James C. Snyder <jcs@framinghamma.gov>
Subject: Potential Purchase of Belknap Pool and Tennis Club
Mayor Spicer and Councilors,
Attached to this email is a memorandum regarding the potential purchase of the Belknap Pool and
Tennis Club in response to a Chapter 61A right of first refusal offer. The memorandum is from Jim
Snyder and me based on input from several professional staff that has visited the property and/or
provided background material.
The Memorandum does not provide a recommendation to purchase or not purchase but rather provides
background information on the property and the benefits and challenges that come with a potential
purchase. This will allow for further discussion between the Executive branch and Legislative branch on
this matter to decide how best to go forward on the offer. As stated in the Memorandum, normally
there is a 120-day deadline from receiving the offer, however under the current Commonwealth COVID
emergency declaration, the City has 60-days beyond the end of the declaration to act on the request.
Due to the size of the documents, you will received them in a series of emails. The first email contains
the Memorandum and attachments 1 and 2. The remaining attachments, for a total of four, will follow.
Thatcher
Thatcher W. Kezer III
Chief Operating Officer
City of Framingham
150 Concord Street
Framingham MA 01702
508.532.5400

Dr. Yvonne M. Spicer
Mayor

508-532-5401
mayor@framinghamma.gov
www.framinghamma.gov

Thatcher W. Kezer III
Chief Operating Officer

MEMORIAL BUILDING

150 Concord Street, Room 121
Framingham, MA 01702

MEMORANDUM
To:

Dr. Yvonne M. Spicer, Mayor
Framingham City Council

From: Thatcher W. Kezer III, Chief Operating Officer
James Snyder, Director of Parks, Recreation and Culture
cc:

Maureen McKeon, Executive Assistant to City Council

Date: January 4, 2021
Re:

Belknap Pool Purchase Consideration

Executive Summary
The City received a notification of a purchase and sale agreement pending for the Belknap Swim
and Tennis Club located at 351 Belknap Road on or about November 17, 2020. Since the
property is classified under Chapter 61B as recreational space and therefore is taxed at no more
than 25% of the land’s fair market value, the City now has the right of first refusal according to
M.G.L. c. 61B, § 9 Notice of Sale. Normally, the City would have 120 days from the date of
notice to respond to the notice, however that deadline is extended under the Governor’s
Emergency Orders relative to COVID to 90 days after the end of the emergency declaration.
The City had been approached in the summer of 2018 by the owners of the property, prior to a
qualified 61B offer had been obtained, asking of the City’s interest of purchasing the property for
City use. After site visits and assessments done on the property and facilities and with much
internal discussions, the City did not take action to purchase the property due to several
concerns, to include the condition of the property and buildings, the limited access for the public
to use the building and the challenges of running activities relatively close to an existing
neighborhood.
Site Visits
Although there was no dedicated budget to do a full feasibility study, Mayor Spicer, COO
Thatcher Kezer, Parks and Recreation Director and Deputy Director Jim Snyder and Thom Begin
as well as members of the Parks and Recreation staff have visited and discussed the project with
Mayor Spicer, COO Thatcher Kezer, CFO Mary Ellen Kelley, CPO Jennifer Pratt, Capital and
Facilities Director Jim Paolini and inspectors from Inspectional Services Division to assess the
property. Park and Recreation staff have also been on site to assess the grounds and what it may
take to bring this facility to the point where it can be used by the public. Lastly, Parks and
Recreation staff visited the site with the Aquatics team at Weston & Sampson and utilizing their
professional expertise, received a ballpark figure of what funding may be needed to bring the

facility and pool up to code and suitable for public use. All of these visits were accompanied by
Tom Greely and/or Robert Goltz from the Belknap Pool & Tennis Club, who provided relatively
extensive information of the history of the swim club and what ultimately made them decide to
sell the property.
Benefits of Purchasing Property
During the site visits with the City professionals, Weston & Sampson and the owners of the
property, we discussed the benefits and concerns of purchasing this property as a public
pool/park. There are many benefits to purchasing the Former Belknap Pool & Tennis Club. The
City should be focused on preserving as much open space as possible and taking advantage of
opportunities to secure suitable parcels as they become available, especially those that link to
other trails. Although the buildable lot is only two acres, the remaining four acres is mostly
wetlands that we may want protected from development in the future. Secondly, the City
currently lacks an outdoor public pool and the addition of one in our parks inventory would be
beneficial to those who don’t like swimming in the local ponds. Thirdly, The Recreation
Department would have an opportunity to hold some swim classes or other activities not offered
at the other beaches. Lastly, there is potential to develop the property into a public park with
buildings for meetings. The property could be used as a “Conference Center” once redeveloped
and updated, which could provide a meeting space for activities year-round.
Condition of Property
Although there are many benefits, people have expressed a number of concerns that may
outweigh the benefits of making this facility open to the public. Although preserving open space
is part of our mission, we are cautious about acquiring additional properties that come with
buildings and grounds that need immediate capital investment. The pool building will need to be
replaced with one that meets compliance with current building/ADA codes and has adequate
space to run the operation plus meeting space. The circulation pumps and filter may work now
but will need to be replaced in the short term and be included in our capital project plan. They
have not run in four years and could cause a public health issue if not operating properly or fail.
The main pool and wading pool were built in 2008 and is also not up to code. It does not have
the required 8-foot cement pad surrounding the pools and the entire perimeter pool fence around
the pool area is out of code and would need to be replaced.
We looked at the grounds in four main areas: parking/driveway, septic, courts, and picnic area.
The parking area is mostly dirt and grass and would remain that way due to the close proximity
of the wetlands. The parking would most likely not be enough for the number of visitors
anticipated each day. The paving on site may appear to be in good condition but it has actually
been neglected for years and is crumbling and falling apart. In addition, there is no room to
expand the parking to meet the potential demand for spaces due to the limited amount of land
available between the property line and the wetlands. We also looked at the septic system and it
is in need of replacement. It is currently in the wetlands and is not up to code. The tennis courts
are in descent condition but will need to be resurfaced and painted along with the ½ basketball
court. The fencing will need to be replaced around the two courts in addition to the pool fence.
The last grounds area we looked at was a combination of picnic tables, grills, handball court and
a playground. All of these are old, potentially dangerous, and in need of immediate replacement.
Operational Impact
Several other factors that could be a challenge for the City were reviewed. First, from an aquatics
programming standpoint, Weston & Sampson stated that our operation will have to fund a

Certified Pool Operator to manage the pool and test the water. Adding a pool will not necessarily
generate additional revenue but rather take away from the other beach personnel and operations
resources with the same number of passes being purchased and people served. Secondly, in New
England, outdoor pools operate 2-3 months out of the year and will need to be secured and
monitored during the off season. We may still be able to use the other program areas during the
year but being set back in the woods may open the City to additional liability and
vandalism. This site is very close to the neighbors. It may not have been an issue when it was
member driven and there were only a few families here at one time, but we anticipate larger
crowds at a pool resulting in too few parking spaces and limiting the number of people allowed
in the pool area. Finally, this pool is smaller than public pools, which could result in
overcrowding of the pool and the neighborhood or turning families away to ensure the public’s
safety. It is inadequate to be used for swim team meets or practice.
Potential Development of Site
A Planning Board Administrator review of the property in January 2019 identified the property
as having some development potential however, there were many obstacles that posed challenges
for more than one single family home.
The Site would allow for the construction of a single-family house on the property by right. To
construct a second single family house on the property would require variances because the lot
does not appear to have enough frontage on Belknap Road. Also, the configuration of the site
and wetlands restrictions, to include the wetlands, the 30’ No-Alteration zone and the 50’ NoBuild zone make a multi-home development impactable if not impossible. Attachment 3 is the
Planning Board Administrator’s review and a January 2019 Wetland Jurisdictions and Activity
Restrictions for 351 Belknap Rd memorandum is included as attachment 4.
Site Appraisal
The City had a Market Value Appraisal Report conducted by Ellen McDonald, a Massachusetts
Certified General Real Estate Appraiser. The appraisal was conducted in February 2019. The
appraisal determined that if the site is developed as a single building lot, the value of the property
would be $350,000 and “hypothetically” as a two-building lot, would be valued at $450,000. The
Market Value Appraisal Report is included as attachment 2.
Items for Consideration
This memorandum is intended to identify the important known facts and matters to be considered
for the potential purchase in order for the Mayor and City Council to have an informed dialog on
the matter.
•

Most all of the people that visited the property expressed concerns on the viability of a
public pool in this location.

•

The property has been on the market for years and no one, including the YMCA or
private investors, have seen this property as a good investment or made an offer to
purchase.

•

Typically, outdoor pools in the northern states run in the deficit. Is the City prepared to
take on these additional costs?

•

Is this the right property for the City to be investing in at this time? The City is
undertaking several significant building, school, roadway, and park projects in the next
few years. Immediate expenses will include the purchase price of the property, code
violation upgrades and capital improvements, replacing the building, pool equipment and
infrastructure, playground, basketball court and upgrades to the parking lot and court
surface.

•

Weston & Sampson believe that it could cost between $1-$2 million to bring this facility
up to code and ready for public use; we would need to conduct a full feasibility study to
identify all the costs involved with this initiative.

•

Even if the upgrades were fully funded and the increased operation costs were budgeted,
it still does not solve the issues of inadequate parking and pool size for public use, impact
on the neighborhood, the perception of adding a pool on the “North Side” of the City.

Attachments:
1.
2.
3.
4.

2020-11-17 Belknap Pool & Tennis Club Ch 61B Notice (606-17)
Market Value Appraisal Report
Planning Board Review of 351 Belknap Rd
351 Belknap Road - Wetland Jurisdictions

Attachment 2

CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

MARKET VALUE APPRAISAL REPORT

CITY/TOWN:

Framingham, Massachusetts

PROJECT:

Belknap Pool & Tennis Club

FILE NUMBER:

(N/A)

OWNERS NAME (S):

Framingham Swimming Pool Association, Inc.

PROPERTY LOCATION:

351 Belknap Road, Framingham, MA 01701

F.A. PROJECT NUMBER: (N/A)
LAYOUT NUMBER:

(N/A)

PREPARED FOR:

CITY OF FRAMINGHAM

REFERENCE:

351 Belknap Road

PREPARED BY:

Ellen McDonald
Massachusetts Certified General
Real Estate Appraiser #3895
25 Farm Road
Sherborn, MA 01770

DATE OF APPRAISAL:

February 20, 2019 (date of inspection)

DATE OF REPORT:

February 28, 2019

PARCEL NO.

066-89-6217-000

INTEREST ACQUIRED

Fee Simple (proposed)

AREA
Assessor

Acres
6.0

Sq. Ft.
261,360

Ellen
Real Estate

McDonald

Appraiser / Market Analyst

25 Farm Rd., Sherborn, MA 01770
Cell: (508) 395-5819

emappraisal@comcast.net

Fax: (508) 650-9162

February 28, 2019

City of Framingham
Memorial Building
150 Concord Street
Framingham, MA 01702
Attention: Jennifer A. Pratt, Asst. CFO/CPO
Re: 351 Belknap Road
Dear Ms. Pratt:
At your request I have completed the analyses necessary to provide my opinion of the fair market
value of the residentially zoned property known as the Framingham Pool and Tennis Club at 351
Belknap Road, Framingham, MA. The property’s constraints to the extent known are attached as
Exhibits A and B in reports by the Framingham Planning Board and the Conservation
Commission, respectively. These reports are integral to this Appraisal Report which refers to
them herein. Comparing the Plan of Land referred to in the deed with the Assessor’s
measurement raises a question about the lot’s actual size. The size appears to be at least as large
as the Assessor’s measurement, and I have made the Extraordinary Assumption that this is so.
I have developed two opinions of value: (1) as if the subject could be divided into two building
lots (a Hypothetical Condition since it is now a single lot) and (2) as one building lot. My value
opinions are contingent upon surveys and engineering studies to determine the actual lot size and
the wetlands and buffer requirements and other ecological limitations to development to
determine whether one or two building lots would be possible. Because of these uncertainties it
is necessary to value the property using Hypothetical Conditions and Extraordinary Assumptions.
Concerns about the lot’s limitations are somewhat ameliorated by the fact that there are existing
structures on the land which offers protections to build on those areas.
My opinion of the fair market value of the property effective February 20, 2019 is:
Hypothetically as two building lots:
FOUR HUNDRED FIFTY THOUSAND DOLLARS
($450,000.00)
As a single building lot:
THREE HUNDRED FIFTY THOUSAND DOLLARS
($350,000)
My analysis is presented in the following appraisal report, written between February 28 and
March 13, 2019, and dated February 28, 2019. In addition to the comparable properties included
in the report my work file includes research on other sold properties and listings and market trend
data which have influenced my analysis. The assumptions and limiting conditions that apply to
this report are in the Addenda.

February 28, 2019
City of Framingham
Ms. Jennifer Pratt
Page 2
As stated above, this Appraisal Report makes use of Hypothetical Conditions and Extraordinary
Assumption. Hypothetical Condition and Extraordinary Assumption are defined and identified
under “Special Conditions” which follow the “Purpose and Scope of the Appraisal.”
It is a pleasure to provide you with this appraisal report.
Respectfully yours,

Ellen McDonald
Massachusetts Certified General
Real Estate Appraiser #3895
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

SUMMARY OF SALIENT FACTS
Intended User:
Intended Use:
Location:

Owner of Record:

CITY OF FRAMINGHAM
Potential Purchase of the property by the City
351 Belknap Road
Framingham, MA
Framingham Swimming Pool Association, Inc.

Legal Reference:

South Middlesex County Registry of Deeds
Book 9376 Page 451
May 21, 1959

Value Appraised:

Fair Market Value

Rights Appraised:

Fee simple

Effective Date of Value:
Land Area:
Zoning:
Flood Zone:

February 20, 2019
6.0 Acres (261,360 SF) (Assessor)
Residential (R-4)
Zone X, AE, Regulatory Floodway
Areas of flood risk
25017C0504F, dated July 7, 2014

Site Contamination:

Assume none exists (note: underground tank)

Improvements:

Swimming pool, tennis courts, bathhouse, shed

Highest and Best Use:

Value Conclusion:

Residential development of one single family home
or hypothetically two single family homes
or continued recreational use

As two hypothetical lots: $ 450,000.00
As one building lot:
$ 350,000.00

5

CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

PURPOSE AND SCOPE OF THE APPRAISAL
The purpose of this appraisal is to estimate the Fair Market Value of the subject property to assist
the City’s decision to acquire it for recreational or conservation use.
The scope of work I performed in the process of developing my opinion of the subject property’s
value included:
•
•
•
•
•
•
•
•
•

Viewed the (snow covered) subject land and bathhouse accompanied by representatives of the
Framingham Swimming Pool Association and the City of Framingham
Reviewed the subject property’s deed and other information about the subject available at the
Middlesex County South Registry of Deeds
Reviewed information provided by the City of Framingham’s Planning Board, Conservation
Commission, Assessor’s Office and other City offices including a review of zoning regulations
Relied substantially on the Review of 351 Belknap Road by Amanda Loomis, Planning Board
Administrator and Wetland Jurisdictions and Activity Restrictions for 351 Belknap Rd from the
Conservation Commission plus historical maps provided by the Engineering Department
Utilized knowledge regarding the local market to develop an opinion of the subject property’s
highest and best use
Analyzed existing market conditions and trends affecting sales of comparable size potentially
subdividible land with wetlands, and individual lot sales in the subject’s vicinity and other
comparable locations
Utilized information from sources including municipal offices, Registries of Deeds, sales data
publications, and other sources of relevant market information
Interviewed representatives of the Framingham Swimming Pool Association, the broker marketing
the subject property, and other market participants who have purchased, sold, brokered, or
developed similar properties
Developed the sales comparison approach to value including the following steps and excluding
other approaches as not relevant to this assignment:
o Analyzed recent sales transactions of the most comparable land for development, either
completed or under contract and in process
o Analyzed subsequent sales of newly constructed homes on comparably acquired land
o Developed an opinion of the subject’s market value by the sales comparison approach
hypothetically as two single family lots and as one single family lot

SPECIAL CONDITIONS The use of hypothetical conditions and extraordinary assumptions
can affect value conclusions if they do not come to pass as anticipated.
1. I have relied upon the Assessor’s record along with the Extraordinary Assumption that
any lot size difference is not significant enough to affect my opinion of value.
2. Extraordinary Assumption that authorization will be obtained for any needed
nonconforming road access to proposed development of the property either as one or two
building lots.
3. Extraordinary Assumption that the property is free from contamination due to an existing
underground storage tank and is free of asbestos or other contaminants.
4. Extraordinary Assumption that expired deed restrictions have not been renewed.
5. Hypothetical condition that the property could be developed with two house lots.
Under the Definitions in USPAP, a hypothetical condition is “that which is contrary to what
exists but is supposed for the purpose of analysis.” An extraordinary assumption is “an
assumption, directly related to a specific assignment, which, if found to be false, could alter the
appraiser’s opinions or conclusions.”
This report along with the attached addenda is intended to fulfill the client’s requirements, while
additional documentation is retained in the appraisers’ file.
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

DATE OF THE APPRAISAL
The effective date of the appraisal is February 20, 2019, the date on which I inspected the site.

PROPERTY RIGHTS APPRAISED
The property rights appraised are those of fee simple estate. Fee simple is "absolute ownership
unencumbered by any other interest or estate subject only to the four powers of government."1
The limitations imposed by the government are the powers of taxation, eminent domain, police
power, and escheat.
The appraiser made no title search. The value submitted herein assumes that the appraised
property is free and clear of all restrictions, easements or encumbrances that may be detrimental
to value.

DEFINITION OF VALUE
The opinion of value herein is fair market value. For purposes of this appraisal, in keeping with
the requirement of Chapter 61B, fair market value is defined as the value definition used by the
Framingham Assessor. The definition below is as stated on the City of Framingham Assessing
Department & Board of Assessors web page:
“The definition of market value is the price a willing buyer would pay a willing seller
in an open, competitive market, without any undue influences.”
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

IDENTIFICATION AND HISTORY OF SUBJECT PROPERTY
The subject property is located in an R-4 residential zoning district on the north side of Belknap
Road, Framingham, Massachusetts owned by the Framingham Swimming Pool Association, Inc.
The property was deeded to the Framingham Swimming Pool Association, Inc. in 1959 by
Charles W. Brown III and Susan D. Brown, who retained abutting land. There has been no sale
of the property within the last five years. The deed refers to the property as lot 2 on a plan by
Schofield Brothers, Registered Civil Engineers, dated February 17, 1959. This plan is reproduced
below. A copy of the deed is in the addenda of this report. The legal reference from the
Middlesex County South Registry of Deeds is Book 9376, Page 451 dated May 21, 1959.
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

The above plan does not match the deed description exactly. It does not show the access lane
which is described in the deed. The following plan of the road was obtained from the City of
Framingham Department of Public Works. The plan shows the road area to be 28,757+/- square
feet and may be in addition to the area of the previous plan. The combined area would total
approximately 6.66 acres.

The following plan from the City of Framingham Department of Public Works appears to follow
the deed dimensions and also shows the developed area surrounding the subject property.
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

The 1959 deed contains use restrictions which expired after 30 years and no longer are in effect.
I did not uncover newer use restrictions to replace those in the 1959 deed and have made the
extraordinary assumption that none exist.
In 2015 five of the six acres was designated as recreational land under Chapter 61B which
provides the designated portion of the land be taxed at no more than 25% of the land’s fair market
value.
Since opening, the property has been used as a family and individual membership summer
recreation facility. According to Thomas Greely and Robert Gooltz representing the Association,
joining members contributed a reimbursable bond to fund the organization. After any member’s
resignation the bond was repayable by a replacement member. Annual dues also were charged.
The property was mortgaged in 2008 in order to rebuild the swimming pool. The Association
became financially unviable and ceased operations in 2018. Member attrition had become greater
than the ability to attract replacement members. Currently the property is listed with MLS for
sale. The City has first right to acquire the property under Chapter 61B.
No title search was made, and it is assumed that the present title to the property is free and clear
of any defects or adverse encumbrances.
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

SUBJECT PROPERTY VIEWS

Belknap Road facing easterly across Knight Road Extension, subject ahead on left

Belknap Road facing westerly, Subject entrance ahead on right
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

Entrance road into 351 Belknap Road, facing north

Knight Road Extension access (left of pole) and entrance road into 351 Belknap Road (right of sign)
looking north from across Belknap Road
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
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.
OWNER:
Framingham Swimming Pool Association, Inc. .

Curb cut access to Subject from Knight Road Extension

Interior of lot facing rear
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

Looking toward access road / Belknap Road

Approximate south property line at end of access road
looking west toward Knight Road Extension
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

Looking across swimming pool toward northeast

Fenced in tennis courts back of pool area
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CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

Across pool looking south toward bathhouse, tennis courts behind

Bathhouse looking south
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Women’s side of bathhouse

Women’s side of bathhouse
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Women’s outdoor showers

Women’s toilet
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Women’s Changing area

Water connection in bathhouse utility room
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Additional play area looking through east side of pool area fence

Kiddie pool area east of bathhouse

20

CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

ZONING:
The subject property is located a residential (R-4) zoning district and is surrounded by residential
use properties on the east and west, and the Hultman Aqueduct on the north. The subject lot
contains a total of 6.0 acres (261,360 square feet) per assessor. This measurement may not
include the access lane. According to the zoning bylaws, the R-4 zone has a 43,560 square foot
minimum lot size, with a required frontage of 100 feet for a one family residence. 351 Belknap
Road has only approximately 35 feet of frontage with a lengthy, varying width access strip to
reach the developable area about 608.72 feet back from the road. The access width appears to be
about 60 feet wide at its widest point. The following dimension and use allowances were taken
from the Framingham Zoning ByLaw dated October 2018.
Minimum lot area, frontage, lot width, setbacks and open space, and maximum height, lot coverage and
floor area shall be as specified in the following table of Dimensional Regulations, subject to the further
provisions of this Section [Section IV of City of Framingham Zoning By-laws]:
Lot Minimum
District

Principal
Building or Use

Area
(s.f.)

Minimum Setback

Frontage
(ft.)

Front
(ft.)

Side
(ft.)

Minimum
Landscaped
Open Space
Surface Ratio

Building Maximums
Floor
Lot
Height
Area
Coverage
Ratio

Single Residence
R-4

One-family
detached
dwellings
Any other
principal use

43,560

100

30

30

50%

3/35

15%

-

43,560

150

30

30

50%

3/35

15%

-

Other uses including Active Farm and Open Space Buildable Parcel have different setback and building
separation distances.

By Right

By Special Permit

Compliance

Legal Uses in R-4 District
Single Family detached housing and Accessory Uses, e.g., home occupation, family child
care, private stable, barn, swimming pool; Agricultural Uses, e.g. greenhouses, nurseries,
horticulture, forestry, floriculture; Municipal services, water towers and reservoirs
Zoning Board of Appeals: Assisted or congregate living, agricultural, Licensed nursing,
rest, or convalescent home, Hospice, and/or Nursing Care facilities, Outdoor recreational
facilities,
Planning Board: Cemeteries,
Subject is assumed to be legal-nonconforming
ZONING MAP
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Floodplain Districts: All proposed developments in a floodplain district require a permit from
the Building Commissioner. This includes any construction in connection with an existing
building normally allowed by right or authorized by a special permit in an underlying district.
Any development or encroachment or fill that would increase flood levels during the base flood
are prohibited. For uses requiring a special permit, application is made to the Zoning Board of
Appeals after being authorized by the Building Commissioner. These requirements affect the
subject property.
Wetlands Protection Bylaws: There shall be no loss of wetlands or wetland resource areas in
Framingham. Projects with no alternative to alteration impact must be minimized and mitigated.
Any activity that will alter a wetland or its buffer zone including streams, ponds, rivers and
swamps must be permitted by the Conservation Commission. Framingham’s wetland bylaw is
stronger than the state law. No activity is allowed without a permit and a waiver for streams or
bordering vegetated wetlands or a 30-foot No-Alteration Zone from a resource area. A permit is
required for many activities within a 125-foot Buffer Zone or a 200-foot Riverfront Area. These
requirements affect the subject property.
Comment: New building may be allowed on those areas of the property that are already altered.

ASSESSMENT AND TAX DATA
FRAMINGHAM ASSESSOR’S REFERENCE
Map-Block-Lot
066-89-6217-000

Address
351 Belknap Road

Acres Sq. Ft.
6.0 261,360
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Assessment and tax data that apply to the subject are shown on the following table:
Taxing Authority
Applicable Tax Rate

TAX DATA
City of Framingham
$15.38 per thousand (FY 2019 Residential Rate)

FY
Parcel ID
Building
2019 Map 066 Block 89 Lot 6217 $
Chapter 61B Credit

Yard
$ 58,800

Land
Total Valuation
Taxes
$295,300
$354,100
(73,125)
$280,975
$4,321.40

It should be noted that the reporting of assessment values is for factual information as required by standard
appraisal practice. It is the opinion of the appraiser that assessments do not necessarily reflect current
market value due to differences in the timing and methodology used in the assessment process.

Five acres of the Subject property has been listed since 2015 under Chapter 61B of the
Commonwealth’s Classified Recreational Land Program. The value of the Chapter 61B
recreational land cannot be taxed at more than 25% of the land’s fair market value. The valuation
above includes that credit for the current fiscal year. When the property is sold or converted for a
nonqualifying purpose restitution must be paid. The City has the first option to purchase the
property at its fair market value and also the right to transfer its option to a nonprofit conservation
organization or the Commonwealth.
The table below compiles the amount of penalty taxes that must be repaid through Fiscal Year
2019 if the property were to be sold or repurposed to nonqualifying use. If the City acquires the
property there would be no penalty taxes.

HIGHEST AND BEST USE
Highest and best use is typically regarded as that use from among reasonable, probable and legal
alternative uses found to be physically possible, appropriately supported in the market, financially
feasible and which yields the highest present value to a property over a reasonable economic life
projection. In this latter respect, highest and best use typically reflects the relationship existing
between the greatest net income from a property and the value of the property.
The subject property is in an R-4 single family residential zoning district. It is surrounded by
single family residences. As seen earlier in the Zoning section, few uses are legally allowed in
the Subject’s district. The use that would be physically possible and yield the greatest return to
the land would be development with single family residences. The lot’s additional restraints
more thoroughly described in Appendix A and Appendix B suggest that the highest and best use
is construction of either one or hypothetically two single family homes on the property, subject to
wetlands and buffer determination, subdivision and approvals. Currently only one lot exists.
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AREA AND NEIGHBORHOOD
The City of Framingham, Massachusetts, in Middlesex County, is located approximately 20 miles
east of Worcester and 23 miles west of downtown Boston. Framingham is bordered by
Southboro and Marlborough on the west; Sherborn and Ashland on the south; Natick on the east;
Wayland on the northeast; and Sudbury on the north. Framingham is a state leader in retail,
office, and industrial employment, and until it became a city last year was the most populous
town in Massachusetts and possibly the U.S. with a population of approximately 65,000 people.
The City is located with good access to major state routes and highways which provide
convenient access to Boston and points west such as Springfield MA, and Albany, NY, making
Framingham a good economic base for retail, office, and industrial development. Framingham is
196 miles northeast of New York City.
The subject property is situated in Framingham’s northwest quadrant. The northwest quadrant has
the largest acreage of both single-family residential and agricultural land in Framingham and the only
part of town with no significant commercial or industrial development, with a rural character
compared to the rest of the City. Nearly half of the area is developed residentially, almost all with
single-family homes in the R-4 zoning district which requires one-acre minimum lot size. Much of
the rest is open space. Nearly one-third is owned by public entities and nonprofit organizations,
including Callahan State Park, the Nobscot Boy Scout Reservation, and parcels owned by the
Sudbury Valley Trustees. The City is committed to preserving and adding to open space when
feasible. The Hultman Aqueduct which is the Subject property’s rear abutter was built in 1938 to
bring Quabbin Reservoir water into Boston. The Aqueduct is owned by the Commonwealth and
operated by the MWRA. Belknap road in the subject’s vicinity is a designated scenic road.
There are three cul-de-sac roads surrounding the Subject and neighboring parcels: Knight Road
Extension partly abuts the subject on the west, Lavelle Lane partly abuts the subject on the east, and
Surro Drive extends southeast from Lavelle Lane. Each of these cul-de-sac roads are developed with
11 single family homes built mostly in the 1970’s on approximately one acre lots. The home sizes
range from about 1,500 square feet to a few over 4,000 square feet, the majority being 2,000-3,000
square feet. The only sale in the past year on these streets was 3 Surro Drive, a 2,296 square foot
ranch home built in 1969 on a 1.01-acre lot. It sold on September 11, 2018 for $623,000 ($271.34
per square foot).
Belknap Road near the Subject also has seen development in the same time frame and still has a few
of the older, 1800’s and early 1900’s homes on larger or carved out parcels.
The subject’s scenic location has linkages within five minutes to shopping, cultural attractions and
employment via Route 9 or connecting interior roads. Belknap Road going east leads to Edgell
Road. Edgell Road goes about 3 miles north to Route 20 in Sudbury and 1 mile south to Route 9 in
Framingham. Both Routes are destinations for shopping and employment, Route 9 being an area of
major employment with convenient highway access to the Mass Pike and Route 495.
Summary: The Subject’s neighborhood offers a sparsely developed setting with considerable open
space compared with most of Framingham yet has the convenience of quick access to shopping,
employment and major routes.
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MARKET ANALYSIS
Even though the subject property has considerable constraints that complicate development and
make it costly, it is desirable for one or two house lots in a private scenic setting with
convenience to employment and shopping.
Home sales in Framingham have increased in price and number of sales over the past 5 years. The
following graph shows Framingham more than regained losses suffered during the lengthy decline
that followed the precipitous drop and slow recovery resulting from the Wall Street financial crisis in
2008. The following graphs, table and text summary from Trulia give a general picture of the longterm and recent house sale market in Framingham. The lower green lines show all home sales and
the upper blue lines show 4-bedroom home sales. The graphs show seasonal drops and rises, with an
upward trend:

Source of all three above graphics: Trulia
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TRULIA SUMMARY:

Framingham market trends indicate an increase of $12,850 (3%) in median
home sales over the past year. The average price per square foot for this same period rose to
$274, up from $256.

Notice in the above Trulia summary table, prices of 4-bedroom homes, the most popular size,
increased 5.8% over the past year.
To understand the relationship between the price of a lot and the price of the same lot with a new
home on it, I searched for sales of new homes in all of Framingham and then searched back for
the sale of the lot before the home was built. The lot sale is shown on the left side of the tables
before the shaded “Year Built” column. The home sales are shown on the right side of the tables.
•

The lots in the top table are unsubdividible lots throughout Framingham, two only about
8,000 square feet, two about ½ acre, and the largest a little more than one acre. The land
price before development turned out to be between 21% and 32% of the subsequent sale
price of the lot plus the new home. The largest lot is in northeast Framingham and is one
of our comparable sales in the Sales Comparison Approach.
The second table is lots that were subdivided into three before building a new home on
each. These lot sales are located less than two miles from the Subject. Their land price
per lot before development versus after development with a home turned out to be in the
same percentage range as the individual lots in the top table. Both properties are used as
comparable sales in the Sales Comparison Approach.

•

Framingham, MA
Lot Sale Price compared with Sale Price After New Home Built
(Citywide data)
Lot
Sale Date

Lot
SF

Lot
Price

Year
Built

House
Sale Date

Price
with
Home

Home
SF

House
Price/SF

Land Price
% Home
Price

12/27/2016

8,006

$160,000

2018

11/16/2018

$498,000

2,000

$249.00

32.13%

1 Parker Rd

5/2/2017

21,601

$145,000

2018

10/29/2018

$617,500

2,510

$246.02

23.48%

52 Morse Rd

6/7/2017

8,093

$150,000

2018

11/8/2018

$705,000

2,400

$293.75

21.28%

329 Brook St

5/8/2017

20,325

$220,000

2018

2/11/2019

$799,000

3,200

$249.69

27.53%

52B Nixon Rd

12/2/2016

46,931

$225,000

2017

5/18/2018

$809,500

3,712

$249.69

27.79%

North of Subject

Land Price
% Home
Price

Comments

5 Sherwin
Terr

Comments
Small road network off
Dudley Rd/Mt Wayte near
Farm Pond Park
Corner Gates St, near Fram
Country Club
North of Rt 30, west of Rt 126
(Concord St)
East of Edgell Rd, between
MassPike & Water St

Source: MLS and public records
Framingham, MA
Three Lot Subdivision Sales
(Less than two miles from Subject)
Lot
Sale Date

Lot SF

Lot
Price

Year
Built

House
Sale Date

Total
Price
3 Homes

17-25
Pleasant St

2/1/2016

242,629

$526,740

2017

3 dates
2017

$1,780,870

7,451

$239.01

29.58%

160 Edgell
Rd

2/25/2016

169,448

$400,000

2016

3 dates
2016

$1,818,483

7,230

$251.52

22.00%

Total SF House
3 Homes Price/SF

Subdivision Lot sale date
was delayed; rising mkt
outpaced expected home $

Source: MLS, public records and appraiser research

In the past six months 3 older homes sold within one mile of the Subject:
• 257 Belknap Road, a 5,439 square foot, 8-bedroom, 3.5 bath home built in 1903 sold for
$623,026.37 on a 2.45-acre lot.
• 85 Belknap Road, a 4,520 square foot, 4-bedroom, 3.5 bath home built in 1747 sold for
$825,000 on a 4.25-acre lot.
• 189 Mill Street, a 4,923 square foot, 4-bedroom, 3 bath home built in 1980 sold for
$888,000 on a 3.82-acre lot.
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Currently one newly constructed home is on the market within one mile of the Subject:
• 625 Grove Street, a 3,450 square foot, 4-bedroom, 3.5 bath home is listed for $929,000
on a 2.08-acre lot. The underlying lot and neighboring 627 Grove Street had been
purchased at the same time in 2009. The acquisition was too long ago to meaningfully
compare lot price before with subsequent lot price plus the new home now being
marketed.
Summary: The housing market in Framingham is strong. The Subject’s location is desirable. The
Subject lot poses challenges to a developer. We found developers who are willing to purchase
challenging lots and to pay about a third of their anticipated sell-off price after a home is built.
Current sale prices according to Trulia have risen to $374 per square foot for all homes. New homes
sell at a higher price than comparable existing homes in a rising market.
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DESCRIPTION OF LAND AND IMPROVEMENTS:
The subject property is located on the north side of Belknap Road and the east side of Knight
Road Extension. The subject land consists of a total of 6.0 acres (261,360 square feet) according
to the Framingham Assessor’s records in an irregular shape.
Map-Block-Lot
066-89-6217-000

Address
351 Belknap Road

Acres Sq. Ft.
6.0 261,360

Subject Plan according to the Assessor

The northwestern border at the rear of the property is the Hultman Aqueduct. Single family
homes on at least one acre lots abut the property’s east and west borders. The properties that abut
on the southeast are larger parcels retained from the original lot from which the subject and all
neighboring lots were created. The Subject’s eastern border follows the irregular path of Birch
Meadow Brook. The lot is a pork chop shape with a lengthy, approximately 608+ foot long
access lane, partly covered with a gravel driveway. The driveway extends further into the lot past
the 608 feet. The Subject’s frontage is 35 feet on Belknap Road, the width of the access lane
entrance. Frontage falls short of the 100-foot minimum required by zoning. The main part of the
lot spreads eastward from the north end of the access lane. At the southeast corner of the
expanded main area, Birch Meadow Brook crosses through a pond. A second option for access
onto the subject’s access lane is via a curb cut from Knight Road Extension instead of Belknap
Road. That would somewhat decrease the distance of the needed road.
Below is a Pictometry aerial view of the lot’s northern end, showing also some of the abutting
lots and the roads into them.
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Northern end of the Subject Lot
The lot has been developed about midway back from the end of the access lane and toward the
western side of the lot. Improvements include tennis courts near the northwest corner, a heated
swimming pool south of the tennis courts, and an approximately 1,500 square foot bathhouse of
basic block construction. The bathhouse has men’s and women’s sides, each with outdoor
showers, partially-walled and curtained changing areas, and two bathrooms. The bathhouse has a
utility room with water controls and storage. Chain link fencing surrounds the tennis courts and
surrounds the pool area. The pool was rebuilt at an approximate cost of $300,000 in 2008. The
pool is heated via gas from an underground storage tank. The ground including the pool and
tennis courts were snow covered and not visible during the site visit. Parking in front of the pool
area could accommodate about 30 cars.
Referring to Appendices A and B, the lot has significant development constraints including
wetlands, riverfront, and flood plain restrictions. Areas of the lot are subject to a 30 foot “no
build” restriction where the ground must not be disturbed for any purpose. Much of the lot is
restricted by wetland buffer and riverfront zones. Before building capacity could be established,
it would be necessary to have a licensed surveyor confirm the lot’s boundaries. An official
delineation of wetlands, riverfront and associated buffers would be required. For more than one
home to be allowed, a dead-end roadway longer than 500 feet would need to be approved. In the
subject’s favor, construction may be allowed where the land has already been disturbed.
The lot is served by electricity, City water, and a septic system. Sewer is available to connect
from Knight Road Extension. Belknap Road and Knight Road Extension are public paved roads.
Knight Road Extension is a dead-end road with limited traffic serving eleven homes. Belknap
Road provides through-linkages and can be busy at commuter hours.
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Please refer to Appendices A and B for additional insight into the property’s restrictions and
potential.
UTILITIES:
SEPTIC X

PUBLIC WATER X WELL ______ SEWER
NATURAL GAS X (storage tank) .

X (in street)

.

ACCESS: SIDEWALK X (Knight Rd Extension) ; PUBLIC ROAD X (Belknap Rd and
Knight Rd Extension) ; PRIVATE ROAD_______; PAVING MATERIAL X (bituminous).
Summary: It appears that the subject can be developed with at least one single family home and
hypothetically might be divisible into two single family building lots.
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SALES COMPARISON APPROACH
The sales comparison approach is the preferred method for valuing residential land when there
are sales of properties similar enough to be adjusted in comparison with the subject to derive an
estimate of the subject’s value.
My research uncovered recent sales of properties in greater Boston with similar constraints as the
Subject property. The most recent ones were outside of Framingham. Of these, I selected two
that were in the abutting towns of Wayland and Sudbury. In addition, I selected two slightly
older but still recent sales for subdivision in Framingham within two miles from the Subject
property. The homes built in these two subdivisions have been sold and give us additional insight
into the land value to add credence to what we learned from builders and brokers. The fifth sale
was an approximately one-acre single family lot and its subsequent recent sale with a home,
included because of its proximity to the Subject in the same R-4 zoning district.
I analyzed the sales under two conditions:
1. As if the subject property hypothetically could be divided into two building lots.
2. As a single building lot.
The analysis begins with tables of the sold properties (adjustment grids) with appropriate units of
adjustment on the next two pages. The two grids correspond with the two conditions named
above.
The sales and the rationale for their adjustments are described following the two adjustment grids.
My analysis of the grids and other factors leading to my opinion of the property’s value follow
that. A map identifying the locations of the comparables and the subject, as well as a
supplementary data sheet on each comparable, are provided in the addenda of this report.
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SALES COMPARISON MARKET DATA
Hypothetically if 2 lots are possible
SALES COMPARISON MARKET DATA - If 2 lots
351 Belknap Road

Subject

Sale 1
3 Thompson
St Wayland

Sale Price

Sale 2

Sale 3

Sale 4

12 Maynard 17 Pleasant St 160 Edgell Rd
Rd Sudbury Framingham Framingham

Sale 5
52B Nixon Rd
Framingham

$360,000

$265,000

$526,740

$400,000

$225,000

0

0

0

0

0

Adjusted Price

$360,000

$265,000

$526,740

$400,000

$225,000

Sale Date

9/7/2018

2/28/2018

2/1/2016

2/29/2016

12/2/2016

3.00%

5.00%

15.00%

15.00%

12.00%

$370,800

$278,250

$605,751

$460,000

$252,000

254,800

176,748

242,645

169,616

46,931

Adjustment

Comparison
Adjusted Price
Land Area

261,360

Comparison

10%

Number of Units (Lots)

2

1

3

3

1

30%

30%

-30%

-30%

30%

Very Good

Excellent

Good

Very Good

Average-

Very Good

-5%

20%

43,560

30,000

40,000

8,000

20,000

5%

5%

Average-

Average

Average

-10%

-10%

Comparison*
Location
Comparison
Minimum Lot SF
Comparison
Environment
(wetlands,buffers)
Comparison
Net Adjustments
Adjusted Value

50%

1

Average-

Average-

Average-

35%
43,560

25.00%

60.00%

-25.00%

0.00%

70.00%

$463,500

$445,200

$454,313

$460,000

$428,400

Average Sale Price: $455,753
Low-High range: 8.2%
Greatest weight: Sale 1, rounded down for preliminary survey costs
Subject value Hypothetically as 2 lots $450,000
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If sold as One Lot
SALES COMPARISON MARKET DATA - If 1 lot
351 Belknap Road

Subject

Sale 1

Sale 2

3 Thompson
St Wayland

12 Maynard
Rd Sudbury

Sale 4

Sale 5

160 Edgell Rd
Framingham

52B Nixon Rd
Framingham

$360,000

$265,000

$526,740

$400,000

$225,000

0

0

0

0

0

Adjusted Price

$360,000

$265,000

$526,740

$400,000

$225,000

Sale Date

9/7/2018

2/28/2018

2/1/2016

2/29/2016

12/2/2016

3.00%

5.00%

15.00%

15.00%

12.00%

$370,800

$278,250

$605,751

$460,000

$252,000

261,360

254,800

176,748

242,645

169,616

46,931

1

1

1

3

3

0%

0%

-60%

-60%

Very Good

Excellent

Good

Very Good

Average-

-5%

20%

43,560

30,000

40,000

8,000

20,000

5%

5%

Average-

Average

Average

-10%

-10%

Sale Price
Adjustment

Comparison
Adjusted Price
Land Area
Comparison
Number of Units (Lots)

Comparison
Minimum Lot SF
Comparison
Environment
(wetlands,buffers)
Comparison
Net Adjustments
Adjusted Value

17 Pleasant St
Framingham

10%

Comparison
Location

Sale 3

Average-

Average-

Average-

50%
1
Very Good

35%
43,560

-5.00%

30.00%

-55.00%

-30.00%

40.00%

$352,260

$361,725

$272,588

$322,000

$352,800

Average Sale Price: $332,893; Excluding Sale 3: $327,143
Low-High range: 29.4%; Excluding Sales 3 & 4: 2.7%
Greatest weight: Sale 1
Subject value as one lot $350,000

Adjustments are discussed on the following page. A location map for Sales 1 through 5 and
pages containing more detailed information about them are found in the addenda of this report.
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EXPLANATION OF ADJUSTMENTS
The two grids differ only in one adjustment line: Number of Units (Lots). The purpose is to
adjust the number of lots to equal sale of the subject as two hypothetical building lots or as a
single lot. Sales 3 and 4 each had been sold already subdivided into 3 building lots. They were
adjusted downward 30% on the first grid to indicate the subject’s value as two hypothetical
building lots, and downward 60% on the second grid to indicate the subject’s value as one
building lot. Sales 1, 2 and 5 had been sold as single-family house lots. They were adjusted
upward 30% on the first grid to indicate the subject’s value as two hypothetical building lots. No
adjustment was necessary to Sales 1, 2 and 5 in the second grid to indicate the subject’s value as
one building lot.
Sale 1 is very similar to the Subject property. The lot size is similar. Like the Subject, this lot is
bordered by a stream, contains a pond, backs up to the Hultman Aqueduct, and requires a long
driveway accessed from an abutting side street. Initially the owners had anticipated the
possibility of 3 building lots. After investing at least $10,000 in feasibility and environmental
studies, they sold the lot to build one single family home. In addition to adjustment for number of
lots as explained above, Sale 1 was adjusted upward 3% for appreciation since the sale date and
downward 5% for its superior location in neighboring Wayland.
Sale 2 is a lot that was subdivided from a larger parcel before it was sold. The 4-acre lot
contained wetlands and other development constraints. A conservation restriction was placed on
3.62 acres of the property. Lot constraints are continuing to delay completing the spec house
currently under construction. In addition to adjustment for number of lots as explained above,
Sale 2 was adjusted upward 5% for appreciation since the sale date and upward 20% for its
inferior neighborhood location compared with the subject’s in neighboring Sudbury.
Sale 3 was subdivided and sold with and subject to approvals for three lots. The lots totaled 5.57
acres but varied in size from 12,937 square feet to 4.56 acres with wetlands. Access required a
common driveway. The property is approximately 1.6 miles southeast of the Subject property. In
addition to adjustment for number of lots as explained above, Sale 3 was adjusted upward 15%
for appreciation since the sale date and upward 5% for its denser zoning.
Sale 4 was a 3-lot subdivision of a 169,916 square foot parcel. Each lot was more than one acre
and less than 1.4 acres. The property is about 1.9 miles east of the subject. Edgell Road has
heavy traffic in front of the lots. The location is across the road from significant traffic turning
into and from Central Street. Congestion interferes with moving in and out of the driveways. In
addition to adjustment for number of lots as explained above, Sale 4 was adjusted upward 15%
for appreciation since the sale date, upward 35% for traffic, upward 5% for denser zoning, and
downward 10% for absence of wetland issues.
Sale 5 is a 1.07-acre lot, much smaller than the Subject and could not be developed as more than
one lot. It is presented because of its location in northeast Framingham in the same zoning
district as the subject. In addition to adjustment for number of lots as explained above, Sale 5
was adjusted upward 12% for appreciation since the sale date and downward 10% for absence of
wetland issues. No weight is given to Sale 5.
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ANALYSIS
Of the above properties, the most like the Subject was Sale 1 which had almost the same description
as the subject property as far as size, access and wetland impediments to development including a
bordering stream and a pond. It even backed up to the Hultman Aqueduct as does the Subject. After
studies of the property by environmental experts, the seller narrowed expectations for capacity from
three down to two and finally down to one home before it was sold. The subject property needs
wetlands delineation and other analyses to determine its capacity. However, the subject property has
the advantage which Sale 1 did not have of existing developed areas. The existing pool, tennis courts
and bathhouse give reason for a potential buyer to be optimistic, although an offer would be
contingent upon approval of two lots in the hypothetical condition.
The other four sales all are supportive of the conclusion of value in the hypothetical condition that
the Subject could be developed with two single family house lots.
Sales 1, 2, and 5 are supportive of the Subject’s conclusion of value as a single-family lot. Sales
3 and 4, both three-lot subdivisions, were less supportive and not given weight. Adjusting down
from 3 lots to one is less reliable than three down to two. Although supportive, Sale 5 was not
given weight because of its need for a large adjustment for its non-comparable size. Sale of the
Subject for a single home is consistent with both Sales 1 and 2, the two most recent sales. Both
were sold to construct a single-family home. Both had wetlands and other challenging issues.
Sale 1, again, is the most like the Subject lot in size, configuration, and features and given the
greatest weight.
Sale of the Subject to develop two hypothetical lots for $450,000 suggests a buyer would expect to
build two homes to sell for $1,350,000, or $675,000 each. With that expectation, construction cost at
$270 per square foot would support an average of two 2,500 square foot homes. This is consistent
with a reasonable estimate of the Subject’s hypothetical capacity and a realistic sale price that fits
within the recent market sales we found of newly constructed homes. Likewise, it would be
consistent to build a somewhat larger more expensive home if only one home were to be built.

Conclusion: The fair market value of the subject property effective February 20, 2019 is:
Hypothetically as two building lots:
FOUR HUNDRED FIFTY THOUSAND DOLLARS
($450,000.00)
As a single building lot:
THREE HUNDRED FIFTY THOUSAND DOLLARS
($350,000)
For this appraisal the subject is assumed to be environmentally clean. Contamination, if found,
would negatively impact the subject’s value.
This appraisal made use of Hypothetical Conditions and Extraordinary Assumptions which if
found to be false could alter the value conclusions.
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RECONCILIATION AND OPINION OF MARKET VALUE
The Subject Property’s highest and best use can only be hypothesized considering all that is
unconfirmed about the impact of wetlands on the extent of possible development. Relying on
reports from the Framingham Planning Board and Conservation Commission, included as
Appendix A and B of this report, I determined that the most probable highest and best use of the
Subject would be either to build a single family home on the property or to subdivide it into two
single family house lots which would bring a higher sale price. The more valuable option of two
lots is hypothetical since only one lot presently exists.
Lacking conclusive data, I determined a value of the properties two ways:
(1) Under the Hypothetical Condition that developing two residential house lots is possible.
(2) Selling the lot for construction of one single family home.
Using the market data approach, sales and the participants in these sales provided the basis for
concluding the fair market value of the Subject under (1) and (2). The market data approach is
recognized as the most applicable for analyzing the fair market value of parcels of land.
Based on the above analysis my opinion of the fair market value of the property, rounded, as of
February 20, 2019 is:
Hypothetically as two building lots:
FOUR HUNDRED FIFTY THOUSAND DOLLARS
($450,000.00)
As a single building lot:
THREE HUNDRED FIFTY THOUSAND DOLLARS
($350,000)

For this appraisal the subject is assumed to be environmentally clean. Contamination, if found,
would negatively impact the subject’s value.
This appraisal made use of Hypothetical Conditions and Extraordinary Assumptions which if
found to be false could alter the value conclusions.
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CERTIFICATE OF APPRAISER

I, Ellen McDonald, hereby certify: That on 2/9/19 and 2/20/2109 I personally made a field
inspection of the property herein appraised. I have also personally made a field inspection
and/or utilized aerial photos of the comparable sales relied upon in making said appraisal.
The property being appraised, and the comparable sales relied upon in making this appraisal
were as represented in the appraisal.
That to the best of my knowledge and belief the statements contained in the appraisal herein
set forth are true, and the information upon which the opinions expressed therein are based is
correct; subject to the limiting conditions therein set forth which include Hypothetical
Conditions and Extraordinary Assumptions.
That I understand that such appraisal may be used in connection with acquisition of the
subject property by the Town of Framingham, Massachusetts.
That to the best of my knowledge and belief the statements contained in the appraisal herein
set forth are true, and the information upon which the opinions expressed therein are based is
correct, subject to the limiting conditions therein set forth.
That such appraisal has been made in conformity with appropriate laws, regulations, and
policies and procedures.
That neither my employment nor my compensation for making this appraisal and report are
in any way contingent upon the values reported herein.
That no one provided significant professional assistance and support.
That this appraisal was completed in accordance with the Code of Professional Ethics and
Standards of Professional Practice of the Appraisal Institute and of the Massachusetts Board
of Real Estate Appraisers.
That I am up-to-date in the Standards and Ethics education requirements of the Appraisal
Institute and the Massachusetts Board of Real Estate Appraisers.
That I have no direct or indirect present or contemplated future personal interest in such
property or in any benefit from the acquisition of such property appraised.
That my opinion of the fair market value of the Subject property as of the Twentieth day of
February 2019 if purchased hypothetically as two single family home lots is $450,000.00; if
purchased as one single family house lot is $350,000 and that the conclusions set forth in
this appraisal are based upon my independent appraisal and the exercise of my professional
judgment.

Date_____February 28, 2019________

Signature
Ellen McDonald, Appraiser

#3895
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ADDENDA
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CONTINGENT AND LIMITING CONDITIONS
The certification of the Appraiser appearing in this appraisal report is subject to the following
conditions and to such other specific and limiting conditions as are set forth by the Appraiser in
the report.
1. The term fair market value, as herein used is defined as shown in the text of the appraisal
report.
2. The date of value to which the opinions expressed in this report apply is set forth in the
letter of transmittal. The appraiser assumes no responsibility for economic or physical
factors occurring at some later date which may affect the opinion herein stated.
3. No opinion is intended to be expressed for legal matter or that would require specialized
investigation or knowledge beyond that ordinarily employed by real estate appraisers,
although such matters may be discussed in the report.
4. No opinion as to title is rendered. Data on ownership and the legal description were
obtained from sources generally considered reliable. Title is assumed to be marketable
and free and clear of all liens and encumbrances, easements, and restrictions except those
specifically discussed in the report.
5. Any sketch in this report is included for illustration only to assist the reader in visualizing
the property, and the Appraiser assumes no responsibility for its accuracy. Except as
specifically stated, data relative to size and area were taken from sources considered
reliable, and no encroachment of real property improvements is assumed to exist. The
Appraiser has made no survey of the property.
6. The Appraiser is not required to give testimony or appear in court because of having
made this appraisal, with reference to the property in question, unless arrangements have
been previously made here fore.
7. In the case of eminent domain proceedings, if the date of value used herein is the date of
trial, the appraiser reserves the right to consider and evaluate additional data that becomes
available between the date of this report and the date of trial and to make any adjustments
to the value opinions that may be required.
8. Any distribution of the total valuation in this report between land and improvements
applies only under the existing program of utilization. Any separate valuations for land
and building must not be used in conjunction with any other appraisal and are invalid if
so used.
9. No opinion is expressed as to the value of subsurface oil, gas, or mineral rights and it is
assumed that the property is not subject to surface entry for the exploration or removal of
such materials except as is expressly stated.
10. The Appraiser assumes that there are no hidden or unapparent conditions of the property,
subsoil or structures that would render it more or less valuable. The Appraiser assumes
no responsibility for such conditions or for engineering that might be required to discover
such factors.
11. The appraiser is not qualified to detect hazardous waste and/or toxic materials. Any
comment by the appraiser that might suggest the possibility of the presence or absence of
such substances should not be taken as confirmation of the presence or absence of
hazardous waste and/or toxic materials. Such determination would require investigation
by a qualified expert in the field of environmental assessment. The presence of
substances such as asbestos, other contaminants or other potentially hazardous materials
in or on either the land or improvements, if any, may affect the value of the property.
The appraiser’s value estimate is predicated on the assumption that there is no such
material in or on the land or the improvements, if any, on the subject property that would
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cause a loss in value unless otherwise specifically stated in this report. No responsibility
is assumed for any environmental conditions, or for any expertise or engineering
knowledge required to discover them. The appraiser’s descriptions and comments on this
issue are the result of the routine observations made during the appraisal process.
12. Information, estimates and opinions furnished to the Appraiser and contained in this
report were obtained from sources considered reliable and believed to be true and correct.
However, no responsibility for accuracy of such items furnished the Appraiser can be
assumed by the Appraiser.
13. Disclosure by the Appraiser of the contents of this appraisal report is subject to review in
accordance with the by-laws and regulations of the professional appraisal organizations
of which the Appraiser is a member.
14. The contract to make this appraisal is exclusively with the client, and is prepared for the
client’s internal use only. The appraiser expressly disclaims any responsibility,
representation or warranties concerning this appraisal to anyone but the client. No
responsibility, representation, or warranties pursuant to this appraisal contract are
assignable by the client to any other party without the prior express written permission of
the appraiser. Neither all nor part of the contents of this report, or copy thereof
(conclusions as to property value, the identity of the Appraiser, professional designations,
reference to any professional appraisal organizations, or the firm with which he is
connected) shall be used for any purpose by anyone but the client or its assigns without
the previous written consent of the Appraiser; nor shall it be conveyed by anyone to the
public through advertising, public relations, news, sales or other media, without the
written consent and approval of the Appraiser.
15. On all appraisals where the subject requires repairs or alterations, the appraisal report and
value conclusion are contingent upon completion of such in a workmanlike manner.
16. This assignment was undertaken for the client specified herein. The Appraiser does not
recognize or assume any duty to persons other than that client in the formulation of this
report and its conclusions. The client may make such reasonable use of this report as is
consistent with the function of the report, but any third or other party into whose
possession the report may come should not assume that its rationales or conclusions will
serve any other client or function. The report may only be reproduced by the client in its
entirety and only for the client’s use.
17. This appraisal is based upon the condition of the national economy, the purchasing power
of the dollar and financing rates prevailing as of the effective date of appraisal. Values
stated herein are expressed in U.S. Dollars.
18. No specific evaluation for compliance with the American Disabilities Act was
undertaken; as such analysis is beyond the scope of the assignment and expertise of the
appraisers. Should compliance with the ADA be an issue, the value conclusion may
require revision.
19. In order to complete this assignment the appraiser may have found it was necessary to
value the property under a hypothetical condition and to utilize extraordinary
assumptions. Under the Definitions in USPAP, a hypothetical condition is “that
which is contrary to what exists but is supposed for the purpose of analysis.” An
extraordinary assumption is “an assumption, directly related to a specific
assignment, which, if found to be false, could alter the appraiser’s opinions or
conclusions.” Hypothetical conditions and extraordinary assumptions are articulated
as “Special Conditions” following the “Purpose and Scope of the Appraisal.”
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SUBJECT LOCATION MAP

SUBJECT ASSESSOR’S PARCEL
351 Belknap Rd

Map 66, Block 89, Lot 6217
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ZONING MAP
Subject Zone R-4
351 Belknap Road

Zoning Classifications

42

CITY/TOWN:
PARCELNOS.:

Framingham
066-89-6217-000

REFERENCE.:
351 Belknap Road
.
OWNER:
Framingham Swimming Pool Association, Inc. .

FLOOD ZONE MAP
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Land Sale No. 1
3 Thompson Street
Wayland, MA
Location
Zoning
Grantor
Grantee
Date
Legal Reference
Sales price
Land Area
Number of units
Unit Price
Sales History
Comments

3 Thompson Street, Wayland
R-30
Thomas J. Toomey
Rice Road Development, LLC
September 7, 2018
Book 71588, Page 86
$360,000
5.85 acres, 254,800 square feet
One lot (see comments)
Per Acre $61,538.46
Per Lot $360,000
There were no sales within a three-year period
The seller hoped to sell the property for a conservation cluster
development of 3 lots, asking $949,900. The price was
reduced to $749,999 assuming 2 lots would be possible. Site
development analysis report, wetlands biologist report, natural
resource delineation report, and pool and intermittent stream
surveys confirmed considerable environmental impact. The
property is bordered by Snake Brook on one side and contains
a pond. It backs up to the Hultman Aqueduct. Access to the
building site requires a long driveway. Rice Road is
designated as a scenic road. Sale was to construct a singlefamily home.

Abandoned concept plan for two homes
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Land Sale #No.1
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Land Sale No. 2
12 Maynard Road
Sudbury, MA
Location
Zoning
Grantor
Grantee
Date
Legal Reference
Sales price
Land Area
Number of units
Unit Price
Sales History

12 Maynard Road, Sudbury
Res A (40,000 SF)
4 Maynard Rd Sudbury LLC
Shkben Development, LLC
February 28, 2018
Book 70677, Page 107
$265,000
4.06 acres, 176,748 square feet
One Lot
Per Acre $65,270.94
Per Lot $265,000
4 Maynard Road containing three parcels of land containing
approximately 5.6 acres was purchased by 4 Maynard Rd Sudbury
LLC from the estate of Frances N. Hoagland on January 20, 2015
for $330,000 (Book 64815, Page 40). The buyer obtained
$649,980 financing and renovated the existing home. See
Comments.

Comments
On March 20, 2017 a 1.52-acre parcel identified as Lot 1 on Plan 903 of 2016 was sold
along with the existing completely renovated 2,200 square foot 3-bedroom, 2.5 bath
home for $640,000 (Book 69028, Page 364). Lot 1 retained the address of 4 Maynard
Road. 12 Maynard Road was identified as Lot 2 on said plan. A letter of intent was
issued through the Conservation Commission and a water permit and septic design
system were obtained for a 4-bedroom home on12 Maynard Road. On April 11, 2018 a
conservation restriction on 3.62 acres of the property was granted to the Town of
Sudbury (Book 70857, Page 29). A new home is under construction on speculation on the
developable area but is delayed because of what was described as a complicated, quirky lot.
The lot has a stream and wetlands and is partly in a flood zone.

12 Maynard Road is the largest area of what was formerly 4 Maynard Rd.
A 1.5 acre lot was created surrounding the existing house in the south corner near the street.
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Land Sale #2

Lot 2 is 12 Maynard Road
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Land Sale #2

12 Maynard Rd Building Site

12 Maynard Rd Entire Site
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Land Sale No. 3
17-25 Pleasant Street
Framingham, MA
Location
Zoning
Grantor
Grantee
Date
Legal Reference
Sales price
Land Area
Number of units
Unit Price
Sales History
Comments

17-25 Pleasant Street
R-1
William A Depietri, Trustee of the Pleasant Street Trust
Integral Builders, Inc.
February 1, 2016
Book 66754, Page 218
$526,740
5.57 acres, 242,645 square feet
Three lots
Per Acre $94,567.32
Per Lot $175,580
There were no sales within a three-year period
The lots were subdivided from 29 Pleasant Street and sold with
approvals. The three lots are strung behind one another in a
narrow line, accessed by a common driveway. The rear lot is
largest, containing 4.56 acres much of which is wetland. All
lots are subject to orders of condition. The rear lot is required
to have residential sprinklers for fire safety because of the
long, narrow driveway access. The homes all sold in 2017. 17
Pleasant Street sold October 12, 2017 for $570,000 including a
2,434 square foot, 4-bedroom, 2.5 bath home on a 12,937
square foot lot. 21 Pleasant Street sold for $596,220 on March
21, 2017 including a 2,583 square foot, 4-bedroom, 2.5 bath
home on a 30,756 square foot lot. 25 Pleasant Street sold for
$614,650 on September 18, 2017 including 2,434 square foot
home identical to 17 Pleasant Street, on a 4.56-acre lot.

29 Pleasant Street (house on left) now has its own lot.
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Land Sale No.3
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Land Sale No. 3
Home Sales in 2017
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Land Sale No. 4
160 Edgell Road
Framingham, MA
Location
Zoning
Grantor
Grantee
Date
Legal Reference
Sales price
Land Area
Number of units
Unit Price
Sales History
Kachroo
Comments

160 Edgell Road
R-3
Gaytri Kachroo
Starr Construction Inc
February 25, 2016
Book
$400,000
3.89 acres, 169,616 square feet
Three lots
Per Acre $102,828
Per Lot $133,333
Johnson Family Ventures, LLC sold the property to Gaytri
November 5, 2015 for $375,000, Book 66343, Page 34
The lots are in Framingham Center opposite turnoff to Central
Street. The 2015 sale was to a woman who had negotiated
first right of refusal and caused a long delay. The 2016 sale
was conditional upon three lots being possible. The identical
2,410 square foot, 4-bedroom, 2.5 bath homes sold in 2016.
156 Edgell Road sold December 6, 2016 for $599,900 on a
1.37-acre lot. 158 Edgell Road sold November 30, 2016 for
$599,900 on a 1.37-acre lot. 160 Edgell Road sold for
$618,683 on December 6, 2016 on a 1.17-acre lot

156, 158, 160 Edgell Rd (bottom lot to top)
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Land Sale No. 4

Plan 678 of 2001
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LAND SALE NO. 5
52B Nixon Road Framingham, MA
Location
Zoning
Grantor
Grantee
Date
Legal Reference
Sales price
Land Area
Number of units
Unit Price
Sales History

Comments

52B Nixon Road
R-4
Harold Wilion
Vin Gately
December 2, 2016
Book 68522, Page 348
$225,000
46,931 square feet
One lot
Per Acre $208,839
Per Lot $225,000
This lot was foreclosed and auctioned for $201,000, recorded
January 7, 2016, Book 66643, Page 568. A 2nd abutting lot 52C
Nixon
Road was retained by the bank and sold to the same buyer as this
lot for $195,000, Book 68522, Page 345. The two sales were
independent of each other.
This lot is subject to a common driveway, access and utility
easement shared with abutting 52C Nixon Road purchased by
the same buyer. This lot sale was a market sale but the sale of
abutting bank owned Lot 52C was not. Lot 52C depended on
the common driveway. Lot 52B did not. The buyer of both
lots is a builder. The broker is on the bank board and was
involved with both 52B and 52C lot sales. Both lots and
homes have sold. 52B Nixon Road sold for $809,500
including a 3,712 square foot, 4-bedroom 2.5 bath home on
May 18, 2018. 52C Nixon Road sold for $885,000 including a
3,128 square foot, 4-bedroom 2.5 bath home on February 27,
2018.
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52B Nixon Road
LAND SALE NO. 5

Plan 230 of 2011
52B Nixon Rd is Lot 2
Buyer also bought 52C Nixon Rd, Lot 3

62

QUALIFICATIONS OF THE APPRAISER
ELLEN MCDONALD
25 Farm Road; Sherborn, MA 01770; (508) 395-5819
APPRAISAL
CERTIFICATION

Certified General Real Estate Appraiser
Commonwealth of Massachusetts #3895

APPRAISAL
EXPERIENCE

Commercial Real Estate
Independent Fee Appraiser 1991-present
Preparing narrative appraisal reports and market research analyses in
Middlesex, Essex, Suffolk, Norfolk, Bristol, Plymouth, and Worcester
counties for mortgage financing, foreclosure proceedings, divorce
proceedings, public domain proceedings, estate settlement, private
marketing and acquisition.
Independent fee appraising for:
Simmons Associates, 1991-1995
Boston Market Analysts, 1994-1995
Somerset Appraisal Consultants, 1995-1996
Mass Highway (DOT) – Present
The Appraisers Collaborative – Present
Casey & Dennis – Present

TYPES OF
PROPERTIES
APPRAISED

Multi-family, residential income properties, apartment buildings,
residential and commercial subdivisions, office properties, retail
properties, industrial and warehouse properties, automotive properties,
commercial and industrial condominiums, miscellaneous commercial
properties including automobile dealerships, trailer parks, restaurants, inns,
and theaters; appraisal reviews

TYPES OF
MARKET
RESEARCH

Market Feasibility, Highest and Best Use, Municipal Impact,
Market Niche, Residential Development, Retail Development,
Elderly Development, Golf Course Development

PREVIOUS
EXPERIENCE

Research Director, SMC, Franklin, MA
(Market Research in Real Estate) 1986-1990

EDUCATION

Bachelor of Arts in Psychology
University of Pennsylvania, Philadelphia, 1967

APPRAISAL
EDUCATION

Appraisal Institute
Course 110, Appraisal Principals
Course 120, Appraisal Procedures
Course 310, Basic Income Capitalization
Course 320, General Applications
Course 410, Standards of Professional Practice
Course 430, Standards of Professional Practice
Course 510, Advanced Income Capitalization
National USPAP Update Course – through most recent
Online Appraising from Blueprints and Specifications
Online Appraisal of Nursing Facilities
Online Marshall & Swift Commercial Cost Training
Online Eminent Domain and Condemnation
Massachusetts Board of Real Estate appraisers (MBREA)
Appraising Easements
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QUALIFICATIONS OF THE APPRAISER
ELLEN MCDONALD
EDUCATION
(CONTINUED)

Harvard Graduate School of Design
Market Feasibility for Real Estate Development
Fundamentals of Real Estate Investment Analysis
Real Estate and Appraisal Related seminars (partial list):
Use of GIS in Real Estate Appraisal
Commercial Problem Solving
IRR Rate Extraction Seminar
Internet in Real Estate Appraisal
Contemporary Issues in Lending - Commercial
Commercial Real Estate Trends in the Marketplace
Commercial Real Estate Market Trends - New England
The Money Crunch - Its Cause and Effect
Real Estate Counseling
Valuing Contaminated Properties
Discounted Cash Flow or Direct Capitalization?
Mock Trial
Anatomy of a Retail Project
The Abatement Process
Teamwork in Eminent Domain
Appraiser’s Environmental Awareness Seminar
Attacking & Defending an Appraisal in Litigation
Appraisers Expo 00,01,02,04,05,06,07,08,09,10,11,12,13,14,15,16,17,18
Commercial Program
Appraisers, Assessors, Attorneys and the Appellate Process
Case Studies in Commercial Highest and Best Use
How Wetlands&Contamination Affect Use, Development&Value of Land
Appraisal Scope of Work: Burden or Blessing – telephone briefing
Office Building Valuation: Contemporary Perspective
Appraising Distressed Commercial RE – AI – 11/12/2008; 6/2/09
Real Estate Appraisal and Right of Way – AI and IRWA – 2010
2010 New England Economic & Federal Agency Conference
Investment Market Outlook seminars: Views of Top Industry Analysts
and Participants 2003,2005, 2006, 2007, 2008,
2009,2010,2011,2013,2015
State of the Industry Costar Webinars – Industrial, Office,
Multifamily, Retail 09,10,11,12,13,14,15,16,17,18

CONTINUING
EDUCATION
STATUS

Ms. McDonald is in compliance with the Continuing
Education programs of the Appraisal Institute
and Massachusetts Board of Real Estate Appraisers

PRESENTATIONS

Eminent Domain Appraisal Seminar – IRWA, AI, MBREA & MassDOT – 2018
various for MBREA Marketing & Membership Committee

PROFESSIONAL
AFFILIATIONS

Appraisal Institute, Practicing Affiliate Member
Massachusetts Board of Real Estate Appraisers,
State Licensed Member, MRA Candidate
Trustee, Massachusetts Board of Real Estate Appraisers 2007-2013
Chair, Marketing & Membership MBREA 2007-2009; current member

LITIGATION

Qualified Expert Witness:
Superior Court, Middlesex County, Cambridge, MA; Probate Court,
Norfolk County, Dedham, MA; Superior Court, Suffolk County, Boston,
MA; Superior Court, Barnstable County, Barnstable, MA
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APPENDIX A

REVIEW OF 351 BELKNAP ROAD
Prepared by Amanda Loomis, Planning Board Administrator
January 14, 2019
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APPENDIX B

WETLAND JURISDICTIONS AND ACTIVITY RESTRICTIONS
FOR 351 BELKNAP ROAD

Memorandum from:
Clayton Hutchinson, Communications and Land Stewardship Coordination
Conservation & Open Space Division
City of Framingham
January 15, 2019
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Attachment 1

~!~`Y

rR~4~t1,~~~.~
Belknap Pool &Tennis C~~# ~~~,

s ~~~~

~ Framiaglazm Swimmiag Pool Associatic~

~'z4 ~ ~: t t

Date: 11/i~/2o20

Mayor &City Council c/o the Framingham City Clerk,
The Framingham Swimming Pool Association, Inc. is the listed owner of the property at 351
Belknap Rd. Framingham, MA oi~ol [Parcel ID: 66-8g-621].
Per §g of Chapter 61B of Mass Laws, this letter is to inform the City of Framingham and the
requisite departments and agencies therein of our intention to sell the above mentioned realestate.
Attached hereto, per the above regulations are the following:
Notice of Intent to Sell
Statement of proposed use of the property
City Assessor map (exhibit 1.)
Signed Purchase and Sale agreement (exhibit 2.)
Distribution List for Notice
The association and our realtors understand that the City of Framingham has certain rights
regarding the sale of the above parcel.
We and the proposed buyer are hopeful for a prompt answer from the City regarding their
rights.
The association and our representatives will continue to supply whatever cooperation and
information the City requests to facilitate this process.
W

st regards and stay safe,

Robert Gool
President
Framingham Swimming Pool Association, Inc.
PO box #2184
Framingham, MA oi~o1
robertgooltz@gmail.com

--SPA

Belknap Pool &Tennis Club
351 Belknap Rd Framingham, MA 01701

Belknap Pool 8~ Tennis Club
Framingham Swimming Pool Association, Inc.
Statement of Intent to Sell
Date: 11/1/2020

To whom it may concern,
The Framingham Swimming Pool Association, Inc. (FSPA) is the listed owner of the property at
351 Belknap Rd. Framingham, MA ol~oi [Parcel ID: 66-8g-621] assessors map attached
(exhibit #i.)
It is the intention of the FSPA to sell said property to the proposed buyer, Mr. Peter E Prunty of
184 North Main St, Natick MA o1~6o per the terms and conditions of the attached signed
Purchase and Sale Agreement. (exhibit #2)
The association and our representatives will continue to supply whatever cooperation and
information the City requests to facilitate the process to acquire a waiver from the City
permitting the above sale.
W~r-me t regards and stay safe,
%.
Robert Gooltz
President
Framingham Swimming Pool Association, Inc.
PO Box #2184
Framingham, MA oi~o1
robertgooltz Cad email.com
i.5o8.8o8.i544

~'-SPA

~~~ p6r 5.v~uR Y.rol A..wL~:u~, lu

Cc.
Mayor and Citv Council in care of the City Cierk
City of Framingham —Office of the City Solicitor
Christopher Petrini —City Solicitor
Petrini &Associates, P.0
Planning Board via Department of Planning and Community Development
Conservation Commission via Conservation &Open Space Division
State Forester via Commissioner of the Department of Conservation and Recreation

Belknap Pool &Tennis Club
351 Belknap Rd Framingham, MA 01701

Belknap Pool 8~ Tennis Club
~ Framingham Swimming Pool Association, Inc.
Proposed Use Statement
Date: 11~1~~2020

To whom it may concern,
The Framingham Swimming Pool Association, Inc. (FSPA) is the listed owner of the property at
351 Belknap Rd. Framingham, MA o1~01 [Parcel ID: 66-89-621] assessors map attached
(exhibit #1.)
As stated in the included Statement of Intent to Sell, it is the intention of the FSPA to sell said
property to the proposed buyer, Mr. Peter E Prunty of 184 North Main St, Natick MA o1~6o per
the terms and conditions of the attached signed Purchase and Sale Agreement. (exhibit #2)
As stated in the Addendum of the above-mentioned purchase and sale agreement, the proposed
use of the property is as Single-Family Residential Lots/dwellings as permitted by zoning bylaws.
The association and our representatives will continue to supply whatever cooperation and
information the City requests to facilitate the process to acquire a waiver from the City
permitting the above sale.
W~rfi~est re ards and stay safe,
~/
Robert Goof
President
Framingham Swimming Pool Association, Inc.
PO Box #284
Framingham, MA ol~ol
robertgooltz(a~gmail.com
1.508.808.1544

--r-.-SPA
~~:

Manor and City Council in care of the City Clerk
City of Framingham —Office of the City Solicitor
Planning Board via Department of Planning and Community Development
Conservation Commission via Conservation &Open Space Division
State Forester via Commissioner of the Department of Conservation and Recreation

Belknap Pool &Tennis Club
351 Belknap Rd Framingham, MA 01701

Exhibit 1.
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Exhibit 2.
Authentisipn ID: B1EA2254~9E0-4A2E-9F3f8•A75E6C6802f0

STANDARD FURM PURCHASE ~ SALE AGREEMENT
From the Office of: Congress Realtors 164 Narth Main Street
Natick Ma 01780 3Q8-653-7326
1, PARTIES
ANA MAILING
ADDRESSES
(fill r'n)
2, DESCRIPTION
(fill in and include
title reference)

day of _
ist _
October __
, 2020
This
Framingham Swimming P OI Ass4a, lnc, a Mas~aChusetts Corporation
351 Belknap Road, Framingham, Ma 0174'1
hereinafter called the SELLER, agrees to SELL and
Peter E Prunty
184 North Main Street, Natick, Ma 01760
hereinafter called the BUYER or PURCHASER, agrees to BUY, upon the terms hereinafter set
forth, the following described premises:
3S1 Belknap Road, Framingham, MA 41701
a certain parcel of land and buildings thereon, said parcel of land contains 261,360 square feet

more or less, said building contains 4 rooms, for a more complete description see
Middlesex Registry of Deeds 6oak 9376 Page 451
3. BUILDINGS,
STRUCTURES,
IMPROVEMENTS,
FIXTURES
(fit! in or de/efe)

Included ~n the sale as a part of said premises are the buildings, structures, and improvements
now thereon, and the fixtures belonging to the SELLER and used in connection therewith
including, if any, aU wall-to-wall carpeting, drapery rods, automatic garage door openers,
venetian blinds, window shades, screens, screen doors, storm windows and doors, awnings,
shutters, furnaces, heaters, heating equipment, stoves, ranges, oil and gas burners and fixtures
appurtenant thereto, hot water heaters, plumbing and bathroom fixtures, gart~age disposers,
electric and other lighting fixtures, mantels, qutside television antennas, fences, gates, trees,
shrubs, plants and, ONLY IF BU1LT IN,
,
in "as is" condition
but excluding

4. TITLE DEED
(fil! in)
'Include here by specific
reference any restrictions.
easements, rights and
obligations in parry walls not
included in (b), lasses,
municipal and other liens, other
encumbrances, and make
provision fo protect SELLER
against BUYER's breach of
SELLER's covenants in leases.
where necessary.

Said premises are to be conveyed by a good and sufficient quitclaim deed running to the
BUYER, or to the nominee designated by the BUYER by written notice to the SELLER at least
seven _ 7
days before the deed is to be delivered as herein provided, and said deed shall
convey a good and clear record and maricetabfe title thereto, free from encumbrances, except
a. Provisions of existing building and zoning laws;
b. Existing rights and obligations in party walls which are not the subject of written
agreement;
c. Such taxes for the then current year as are not due and payable on the date of the
delivery of such deed;
d. Any liens for municipal betterments assessed after the date of this agreement;
e. Easements, restrictions and reservations of record, if any, so long as the same do not
prohibit or materially interfere with the current use of said premises;
'f. as a single family residential parcel of land

5. PLANS

1f said deed refers to a plan necessary to be recorded therewith the SELLER shall deliver such
plan with the deed in form adequate for recording or registration,

6. PURCHASE PRICE
(fill in) space is allowed to spekl

The agreed purchase price for said premises is $ 315,000.00
Three Nundred Fifteen Thousand

out the amounts if desired

dollars, of which
$

1,000.00 have been paid as a deposit this day and

~
$

14,750.OQ
299,250.00 are to be paid at the time of delivery of the deed in cash, or by certified,
cashier's check(s).

~

315,~QO.QO TOTAL

O 1979-2005 GREATER 80STON REAL ESTATE BOARD AU rights reserved.
Form ID: FiA700 FtEV/PQ 08!13
Conxresa Realtors. 164 V Main St ti agck 1t:~ OI76{1
Phone: (50li1653-7 26
\~nc~ ~e lrrry
Praouccrd with zipFarm~k; by ZiDLugix 18070 Fln~~ M:le Road.. Fraser. M~ch~an 48026 b8lbSC3~l.Qfll?S.i~O

'a~-~~
~.v-... .
fax'

FrnmingAam

Authentisign ID 81EAY254.49ED~4A2E-9BEB•A'tE6C6B01F0

7. REGiSTEREO TITLE

En addition to the foregoing, if the title to said premises is registered, said deed shall be in form
sufficient to entitle the BUYER to a Certificate of Title of said premises, and the SELLER shall
deliver with said deed all instruments, ii any, necessary to enable the BUYER to obtain such
Cent+ficate of Title.

8. TIME FOR
PERFORMANCE;
DELIVERY OF DEED
(fill in)

Such deed is tv be delivered at ___
o'clock ( ~ am ;y pm) on the
, at the see addendum

_day of

Registry of Deeds, unless otherwise agreed upon in writing. It is agreed that time is of the
essence of this agreement.

9. POSSESSION and
CONDITION of RREMISES
(attach a list of
exceptions, if any)

Full possession of said premises free of dll tenants and occupants, except as herein provided,
is tc~ be delivered ai the time of the delivery of the deed, said premises to be then (a) in the
same condition as they now are, reasonable use and wear thereof excepted, and (b) not in
violation of said building and zoning laws, and (c) in compliance with the provisions of any
instrument referred to in clause 4 hereof. The BUYER shall be entitled personally to enter said
premises prior to the delivery of the deed in order to determine whether the condition thereof
complies with the terms of this clause.

10. EXTENSION TO
PERFECT TITLE
OR MAKE PREMISES
CONFORM
(Change period of time rf
desired).

If the SELLER shall be unable to give title or to make conveyance, or to deliver possession ~f
the premises, all as herein stipulated, or if at the time of the delivery of the deed the premises
do not conform with the provisions hereof, then any payments made under this agreement shall
be forthwith refunded and a!I other obligations of the parties hereto shall cease, and this
agreement shall be void without recourse to the parties hereto, unless the SELLER elects to
use reasonable efforts to remove any defects in title, or to deliver possession as provided
Herein, or to make the said premises conform to the provisions hereof, as the case may be, in
which event
the time for performance hereof shall be extended
for a period of thirty
30 days. provided that reasonable efforts shall not require an
expenditure by seller in excess of X2,500.
If at the expiration of the extended time the SELLER shall have failed so to remove any defects
in title, deliver possession, or make the premises conform, as the case may be, all as herein
agreed, or if at any time during the period of this agreement or any extension thereof, the holder
of a mortgage on said premises shall refuse to permit the insurance proceeds, if any, to be used
for such purposes, then any payments made under this agreement shall be forthwith refunded
and all other obligations of the parties hereto shall cease and this agreement shall be void
without recourse to the parties hereto.

11. FAILURE TO PERFECT
TITLE OR MAKE
PREMISES CONFORM, etc.

12. BUYER's
ELECTION TO
ACCEPT TITLE

The BUYER shall have the election, at either the original or any extended time for performance,
to accept such title as the SELLER can deliver to the said premises in their then condition and
fo pay therefore the purchase price without deduction, in which case the SELLER shall convey
such title, except that in the event of such conveyance in accord with the provisions of this
clause, if the said premises shall have been damaged by fire or casualty insured against, then
the SELLER shall, unless the SELLER has previously restored the premises to their farmer
condition, either
a. pay over or assign to the BUYER, on delivery of the deed, all amounts recovered or
recoverable on account of such insurance, less any amounts reasonably expended by
the SELLER for any partial restoration, or
b. if a holder of a mortgage on said premises shall not permit the insurance proceeds or a
part thereof to be used to restore the said premises to their former condition or to be so
paid over or assigned, give to the BUYER a credit against the purchase price, on
delivery of the deed, equal to said amounts so recovered or recoverable and retained by
the holder of the said mortgage less any amounts reasonably expended by the SELLER
for any partial restoration.

13. ACCEPTANCE
OF DEED

The acceptance of a deed by the BUYER or his nominee, as the case may be, shall be deemed
to be a full performance and discharge of every agreement and obligation herein contained or
expressed, except such as are, by the terms hereof.. to be performed aRer the delivery of said
deed.

14. USE OF MONEY TO
CLEAR TITLE

To enable the SELLER to make conveyance as herein provided : the SELLER may, at the time
of delivery of the deed, use the purchase money or any portion thereof to clear the title of any or
all encumbrances or interests, provided that al! instruments so procured are recorded
simultaneously with the delivery of said deed, or within a reasonable time thereafter in
accordance with customary conveyancing practice

Produced wRn zipfams~~ by zipLogix 18070 fifteen Mile Road. Fraser, Michigan 4602&

r~ww npl,Qq~.com

FraroinRham

Authantisign f0: BtEA2254~3Eb~4A2E•98E8-A71E6C6B02FD

15. INSURANCE
'insert amount (list 8dditional
types ofinsurance and amounts
as agreed)

Until the delivery of the deed, the SELLER shall maintain insurance on said premises as foltows~
Type of Insut'AnCe
AmDu»t of Coverage
a. Fire 8~ Extended Coverage
t~ as currently insured
b.
`$
c.
`$

16. ADJUSTMENTS
(list operating expenses, if arty,
or t~tfach schedule)

,water and sewer use charges.
,and taxes for the then current
fiscal year, shall be apportioned and fuel v81ue shall be adjusted, as of the day of performance
of this agreement and the net amount thereof shall be added to or deducted from, as the case
may be, the purchase price payable by the BUYER at the time of delivery of the deed.
e+~~•

17. ADJUSTMENT OF
UNASSESSED AND

{f the amount of said taxes is not known at the time of the delivery of the deed, they shall be
apportioned on the basis of the taxes assessed for the preceding fiscal year, with a

ABATED TAXES

reapportionment as soon as the new tax rate and valuation can be ascertained; and, if the taxes
which are to be apportioned shall thereafter be reduced by abatement, the amount of such
abatement, less the reasonable cost of obtaining the same, shall be apportioned between the

parFies, provided that neither party shall be obligated to institute or prosecute proceedings for
an abatement unless othen+vise herein agreed.
18. BROKER's FEE
(~Il in fee with dollar amount or
percentage; a/so name of
Brokerage ~rm(sJ)

A Broker's fee for professional services of
is due from the SELLER to Congress Realtors

19. BROKERS) WARRANTY

The Brokers) named herein
Congress Realtors
warrants) that the Brokers) is (are) duly licensed as such by the Commonwealth of
Massachusetts.

(~1( rn name)

5 % of selling price

the Brokers) herein, but if the SELLER pursuant to the terms of clause 21 hereof retains the
deposits made hereunder by the BUYER, said Brokers) shall be entitled to receive from the
SELLER an amount equal to one-half the amount so retained or an amount equal to the
Broker's fee for professional se►vices according to this contract, whichever is the lesser.

20. DEPOSIT
(~11 in name)

All deposits made hereunder shalt be held in escrow by Congress Realtors'
as escrow agent subject to the terms of this agreement
and shall be duly accounted for at the time for performance of this agreement. In the event of
any disagreement between the parties, the escrow agent may retain all deposits made under
this agreement pending instructions mutually given in writing by the SELLER and the BUYER.
* in anon-interest bearing account

21. BUYER's DEFAULT;
DAMAGES

(f the BUYER shall fail to fulfill the BUYER's agreements herein, all deposits made hereunder
by the BUYER shall be retained by the SELLER as liquidated damages unless within thirty days
after the time for performance of this agreement or any extension hereof, the SELLER
otherwise notifies the BUYER in writing. and this shall be the seller's sole remedy in {aw
and equity

22. RELEASE 8Y
HUSBAND OR WIFE

The SELLER's spouse hereby agrees to join in said deed and to release and convey ail
statutory and other rights and interests in said premises.

23. BROKER AS PARTY

The Brokers) named herein joins) in this agreement and becomes) a party hereto, insofar as
any provisions of this agreement expressly app4y to the Braker(s), and to any amendments or
modifications of such provisions to which the Brokers) agrees} in writing.

24. LIABILITY Off'
TRUSTEE,
SHAREHOLDER
BENEFICIARY, etc.

If the SELLER or BUYER executes this agreement in a representative or fiduc+ary capacity, only
the principal or the estate represented shall bs bound, and neither the SELLER or BUYER so
executing, nor any shareholder or beneficiary of any trust, shall be personally liable for any
obligation, express or implied, hereunder.

25. WARRANTIES AND
REPRESENTAT{ONS
(fill in) if none, state "none"; if
any listed, indicate by whom
each warranty or representation
was made

The BUYER acknowledges that the BUYER has not been influenced to enter into this
transaction nor has BUYER relied upon any warranties or representations not set forth or
incorporated in this agreement. If any warranties or representations were relied upon, they are
set forth here or incorporated elsewhere in this agreement:
Alone

Produced w+t n zipFormb by z~plog~x 18070 F~l;een Mile Road. F~asec Michigan 48026
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27. CONSTRUCTION

This instrument, executed in multiple counterparts, is to be construed as a Massachusetts

OF AGREEMENT

contract, is to take effect as a sealed instrument, seas forth the entire contract between the
parties, is binding upon and ensures to the benefit of the parties hereto and their respective
heirs, devisees, executors, administrators, successors and assigns, and may be cancelled,
modified or amended only by a written instrument executed by both the SELLER and the
BUYER. If two or more persons are named herein as BUYER their obligations hereunder shall
be joint and several. The captions and marginal notes are used only as a matter of convenience
and are not to be considered a part of this agreement or to be used in determining the intent of
the parties to it.

28. LEAD PAINT LAW

The parties acknowledge that, under Massachusetts law, whenever a child or children under six
years of age resides in any res+dential premises in which any paint, plaster or other accessible
material contains dangerous levels of lead, the owner of said premises must remove or cover
said paint, plaster or other material so as to make it inaccessible to children under six years of
age.

29. SMOKE/CO DETECTORS

The S~E~ shall, at the time of the delivery of the deed, deliver a certificate from the fire
department of the city or town in which said premises are located stating that said premises
have been equipped with approved smoke and carbon monoxide detectors in conformity with
applicable law. In the event the premises are exempted from the statute governing installation
of co detectors, the~bhall
c~'
provide satisfactory evidence of such exemption.
compliance with this clause is the sole responsibility of the buyer
The initialed riders, if any, attached hereto, are incorporated herein by reference,
~8 THE CLOSING WILL BE 10 DAYS AFTER THE RECEIPT OF A B1B WAIVER FROM
THE CITY OF FRAMINGHAM OR THE EXPIRATION OF THE 120 DAY RIGHT OF FIRST
REFUSAL, WHCH EVER COMES FIRST .

30. ADDITIONAL PROVtSiONS

~-~—~-~--~ --• -~ ---- --

~---

BOTH BUYERS AND SELLERS ACKNOWLEDGE THAT THEY HAVE BEEN OFFERED
THE OPPORTUNITY TO SEEK AND CONFER WITH QUALIFIED LEGAL COUNSEL OF
HEIR CHOICE PRIOR TO SIGNING THIS AGREEMENT.

UYER ACKNOWLEDGES THAT HE HAS BEEN OFFERED THE OPPORTUNITY TO
~
~~~K~Qu
*~+~
~ ►~a~y~c'G°mma~"`~man~~cn~e~~
`:
SPECT THE PROPERTY AND HAVE SAME INSPECTED BY PROFESSIONAL HOME
~y can
~y ~ 3. z~z~
«- ~
1 SPECTORS OF HIS CHOICE PRIOR TO SIGNING THIS AGREEMENT.
~i
~~

~rf
n , /~
Continued... See Addendum Additional Provisions 1
4~., / ~.
OR RESID NTlAL PROPERTY CONSTRUCTED PRIDR TO 1978, BUYER MUST ALSO HAVE SIGNED LEAD PAINT
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ADDENDUM
PROPERTY: 351 Belknap Road, Framingham, MA 01701
1) Additional Provisions
THE BUYERS ACKNOWLEDGE THAT THEY HAVE BEEN OFFERED A HOME WARRANTY FROM
AMERICAN HOME SHIElD ANO HAVE REFUSED SAME.
TITLE 5 IS THE 50LE RESPONSIBILITY OF THE BUYER
THE PREMISES ARE CONVEYED "AS IS WHERE IS"
THIS AGREEMENT IS SUBJECT TO THE CITY OF FRAMINGHAM APPROVING AS MANY SINGLE
FAMILY RESIDENTIAL LOTS !DWELLINGS AS THE ZONING BY-LAWS WILL PERMIT.
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6elknap Pool &Tennis Club
--~, Framingham Swimming Pool Association, Inc.

Distribution List for Notice
Date: 11~1~~2020

The notice of intent to sell, the proposed use statement, the signed purchase and sale form and the
assessors map of the subject property are being deli~~ered to the below parties ~~ia USPS certified mail.
•

Mayor and City Council in care of the City Clerk
150 Concord Street
Room 105
Framingham, MA 01702

•

Christopher Petrini —City Solicitor
Petrini &Associates, P.0
372 Union Ave,
Framingham, MA 01702

•

Planning Board via Department of Planning and Community Development
150 Concord St
Room B2,
Framingham, MA 01702

•

Conservation Commission via Conservation &Open Space Division
150 Concord Street
Room 213
Framingham, MA 01702

•

State Forester via Commissioner of the Department of Conservation and Recreation
Jim Montgomery, Acting and Interim Commissioner
Forester: Guy Lachance (617)719-4460

251 Causeway St #goo,
Boston, MA 02114

Robert Gooltz
President
Framingham Swimming Pool Association, Inc.
PO Box #2184
Framingham, MA ol~01
robertgooltz a gmail.COI11
1.508.808.1544
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Belknap Pool &Tennis Club
351 Belknap Rd Framingham, MA 01701

Attachment 3

Attachment 4

TOWN OF FRAMINGHAM
Conservation & Open Space Division
150 Concord Street Rm. 213
Framingham, MA  01702
ConservationCommission@framinghamma.gov
T: 508-532-5460
F: 508-872-5616

MEMORANDUM
To: Interested Parties
From: Clayton Hutchinson, Communications and Land Stewardship Coordinator
Date: January 15, 2019
Subject: Wetland Jurisdictions and Activity Restrictions for 351 Belknap Rd

To whom it may concern,
The property located at 351 Belknap Road is within Areas Subject to Jurisdiction under the Massachusetts
Wetland Protection Act (WPA) and Framingham Wetlands Protection Bylaw (the bylaw). The WPA and
the bylaw protect various Resource Areas from activities that may fill, dredge, alter, or remove wetlands
or their associated resources. Resource Areas that exist on the property include:
 Perennial Stream and Bank – Birch Meadow Brook
 Riverfront Area – Extends 200ft from the bank of the stream channel
 Bordering Vegetated Wetland – including the associated 30-foot No Alteration Zone, 50-foot No
Build Zone, and 100-foot and 125-foot Buffer Zones
 Bordering Land Subject to Flooding – 100-year flood zone
The approximate Resource Area boundaries are displayed on the attached GIS maps titled 351 Belknap
Road – Approx. Wetland Jurisdictions (3) and 351 Belknap Road – FEMA 2014 Flood Map (2). Please
note that the boundaries depicted on the attached maps are estimated using aerial photography and may
differ from what is shown.
Any activity which may remove, fill, dredge, or alter these Areas Subject to Jurisdiction are restricted and
require formal review by the Conservation Commission. Common activities include paving or expanding
of driveways, grading of yard, cutting trees, construction of permanent structures, and dumping of leaves
or yard clippings. Please contact the Conservation Office prior to undertaking any new projects to
determine what type of filing may be required. Some minor activities may be exempt from the WPA and
bylaw. Additional information can be found in the attached trifold pamphlet titled A Guide to Wetlands
Protection Laws in Framingham.
Our office is available to answer any questions you may have or to discuss potential options for any
projects you wish to plan for the property. Our office can be reached at 508-532-5460 or by email at
conservationcommisison@framinghamma.gov.
Sincerely,
Clayton Hutchinson
Framingham Conservation and Open Space Division
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351 Belknap Road - FEMA 2014 Flood Map
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What Should I Do if I have a
Project in Mind?
1. Determine if your project will occur
within a wetland resource area or buffer
zone – see the graphic inside this flyer.
You may need to have a wetland
scientist or Conservation Commission
staff member help you determine this.
2. Visit the Conservation Office to review
your plans and application requirements.
3. Complete the required application
materials.
4. Attend a public hearing.
5. Receive your permit before starting
work

Town of Framingham
Conservation Commission
Room 213  Memorial Building
150 Concord Street
Framingham, MA  01702

A Guide to
Wetlands Protection Laws
in Framingham
Understand your responsibilities
when managing property!
Are you planning to:

Landscape ?
Build ?
Install a pool ?
Grade your land ?
Cut trees or shrubs ?

Violations
Examples of violations include the
unpermitted:
 Dumping of grass, leaves, brush, or
debris in a wetland or buffer zone
 Cutting of trees or shrubs within Riverfront Area, a wetland, or a buffer zone
 Building without a permit within
Riverfront Area, a wetland, or a buffer
zone

Penalties for Violating the Law
Under the Wetland Protection Act and
Framingham Wetlands Bylaw, the
Conservation Commission can require
illegally altered land to be restored to its
original condition, and can issue fines.

Phone: 508-532-5460
Email: ConservationCommission@
FraminghamMA.gov
Web: http://framinghamma.gov/137/
Conservation-Commission

Before you do,
know the bottom line:
Any such activity that will alter a
wetland or its buffer zone
must be permitted
by the Conservation Commission,
or fines and enforcement may occur.

Areas of Jurisdiction

Wetland Resource Areas and Buffer Zones

Mass. Wetlands Protection Act and
Regulations (310 CMR 10.00) protect:
 Wetlands (streams, ponds, rivers,
swamps, etc.)
 100-foot buffer zones
 Riverfront Area (land within 200 feet
of any perennial stream)
Framingham Wetland Bylaw and
Regulations provide greater protection than
state law. Together, they protect:
 Wetlands (streams, ponds, rivers,
swamps, etc.)
 125-foot buffer zones
 30-foot No Alteration Zones
 125-foot No-Alteration Zones
around all vernal pools and other
unique habitats

Regulated Activities
Activities that will alter wetlands or buffer
zones must be permitted by the Conservation Commission.
Regulated activities include:
 Dumping leaves, brush, grass
 Vegetation removal
 Building or construction
 Grading or excavating
 Installing a septic system
 Discharging stormwater
 Polluting wetlands or streams
For more detailed information, visit our website:
http://framinghamma.gov/137/ConservationCommission

Regulated Areas and Associated Permit Requirements
1. Stream (STRM): No activity is allowed without a permit and a waiver
2. Bordering Vegetated Wetland (BVW): No activity is allowed without a permit and a
waiver
3. 30-Foot No-Alteration Zone (30’ NAZ): No activity is allowed without a permit and a
waiver
4. 125-Foot Buffer Zone (125’ Buffer Zone): A permit is required for many activities
5. 200-Foot Riverfront Area (200’ Riverfront Area): A permit is required for many
activities
6. 50-Foot No Build Zone (NBZ): No structures are allowed without a permit and
waiver

TO:
FROM:
DATE:
RE:

Framingham Council
John A. Stefanini
31 December 2020
Agenda Item 7

MEMORANDUM
As is readily apparent to any observer, we need to dramatically improve communication between
Mayor Spicer, the Council, and Councilors. Our annual process for approving our municipal
budget is a prime example of these failings and its impact on residents. If we are to achieve fiscal
efficiencies, increase community engagement and awareness, and infuse more creativity into our
annual fiscal blueprint, then we should begin by creating predictable and transparent forums to
openly discuss our fiscal affairs. Therefore, I propose the following new rule:
Rule 13d. Budgetary Forums: The Council Chair shall, in accordance with its
investigative powers as provided by Article II of the Framingham Home Rule
Charter, work with the Administration to organize an agenda item for the full
council at the council meeting for each said month as follows:
1. March: Report of the Mayor and Administration officials, and state legislative
delegation on the current actuals and next fiscal year projections for all
municipal revenues, including data from the previous nine fiscal years;
2. April: Report from the Administration and city auditor on the efficacy and
efficiency of appropriations for the current and nine previous fiscal years by
department and by program, including but not limited to staffing levels for
each;
3. September: Report of the Administration on the condition, utility and need of
all municipal assets, real and personal, including a five-year plan for each;
and,
4. December: Report from the Administration on monthly Allotments for the
previous and current fiscal year, comparing the benchmarks set at the
beginning of each fiscal year with actual performance by department and by
program for each month.
The members of the school committee, library trustees, cemetery trustees, and
multiple-member bodies shall be invited to participate.

