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The entire development team has significant experience in Chapter 40B. The attorneys 

representing Neck Farm, LLC are Christopher J. Alphen and Paul J. Haverty of Blatman,

Bobrowski, Haverty & Silverstein, LLC (“BBHS”). BBHS is among the leading land use law

firms and Chapter 40B experts in the state. The firm has represented both developers and

municipalities in the Chapter 40B process.  

Josephe D. Peznola, P.E. is the engineer for the Project. Mr. Peznola is the Director of 

Engineering and Branch Manager of Hancock Associates. Mr. Peznola has extensive experience 

in multi-family developments. Mr. Peznola has significant experience working on affordable

projects under Chapter 40B. Mr. Peznola has been involved in numerous affordable housing 

projects, representing developers as well as consulting for local Boards.  

The Applicant has retained Maugel DeStefano Architects to act as the Project’s architect.

The team at Maugel DeStefano Architects are extremely familiar with Comprehensive Permit

requirements and the area of the Site.  

The description of the Development Team is attached hereto in “Section 2”. The

Applicant respectfully requests that all notices from the Board in connection with this 

Application be sent to Paul J. Haverty and Christopher J. Alphen, Blatman, Bobrowski, Haverty 

& Silverstein, LLC, 9 Damonmill Sq., Concord, MA 01742, or electronically to 

paul@bbhslaw.net and chris@bbhslaw.net.   

2.0  Limited Dividend Organization 

The Applicant, Neck Farm LLC, will conform to the limited dividend requirements of 

Chapter 40B.  

The Regulatory Agreement stipulates that the developer's profit, which shall be payable 

to Developer or to the partners, shareholders or other owners of Developer or the Project, shall
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be limited to a total development profit of no greater than ten percent (10%) of Owner’s Equity, 

as determined by the cost certification report audited by MassHousing. The profit margin will be 

analyzed by MassHousing under its cost certification procedures and a copy of the report will be 

filed with the Town of Lancaster. 

3.0  Project Subsidy 

The Applicant has received a Project Eligibility Letter from MassHousing.  A copy of the 

Project Eligibility Letter is attached hereto in “Section 7”.  The Project Eligibility Letter issued 

by MassHousing satisfies the jurisdictional subsidy requirements established under the Act and 

the regulations promulgated thereunder.   

The Project Eligibility Letter issued by MassHousing contains the findings required by 

760 CMR 56.04(4), including the finding that the Applicant controls the Site pursuant to 760 

CMR 56.04(4)(g).  Pursuant to 760 CMR 56.04(6), the determinations made by the Subsidizing 

Agency are conclusive, and any challenge to such determination may be made “solely upon the 

grounds that there has been a substantial change affecting the project eligibility requirements set 

forth at 760 CMR 56.04(1).” 

The Applicant has notified the Subsidizing Agency of the submittal of this application.  A 

copy of the notice to the MassHousing is attached hereto in “Section 9”.

4.0 Site Control 

The Applicant controls the Property within the meaning of the Act. The Property is

controlled by the Applicant. The property-owning entity and the Applicant are controlled by the 

same persons. A copy of the applicable Deed is attached hereto in “Section 10”.  

5.0 The Property 
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The Property is located on Neck Road and Center Bridge Road. The Property has an 

Assessor’s Parcel Id. Of 34-0-42.  

The Property is a vacant 24,743 square foot parcel. The Property was previously 

improved with a single or two-family dwelling which became inhabitable and demolished. The

Property has access to Route 2 and Route 495. The Property is near public and commercial

services.

An existing conditions plan, aerial photographs of the surrounding area and town plans 

are attached hereto in “Section 4”.  Such materials, along with the existing conditions narrative 

contained herein, fulfill the requirement for an existing conditions summary contained in 760 

CMR 56.05(2)(b).   

Proposed design features and floor plans and exterior elevations for the proposed 

structures are shown on a set of plans, prepared by Maugel DeStafano Architects are attached

hereto in “Section 5” (the “Architectural Plans”) (collectively, the Site Development Plans and

the Architectural Plans are referred to as the “Project Plans”).  The Architectural Plans submitted 

herewith fulfill the requirement for submitting preliminary, scaled architectural plans contained 

in 760 CMR 56.05(2)©.  The Project Plans are filed with this Application and are made a part 

hereof by reference.  Under the Act, plans filed with a Comprehensive Permit Application may 

be preliminary plans, and the Applicant reserves the right to revise the Project Plans prior to final 

approval of the Project. 

6.0 Project Description 

The Project will contain three small multi-family buildings. One building will contain 

seven (7) units and the two other buildings will contain two (2) units each. The Project will 
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consist of four (4) one-bedroom units, five (5) two-bedroom units and two (2) three-bedroom 

units. A tabulation of proposed buildings type and size is attached hereto in “Section 6”. 

The overall design approach for the Project was to create appropriate and contextual 

buildings that fit its rural New England setting.  The Project is conceptualized as a simple 

farmhouse and a detached barn, complementing nearby residential and historic properties. First 

floor units in the larger structure will offer accessibility.    

Individual building components are designed to a human scale and use conventional local 

materials, such as clapboard siding and divided-lite windows.  Welcoming porches and finished 

carpentry details are among the features that blend in with the character of neighboring homes 

and civic buildings.     

The layout of the buildings provides space for landscaping and plantings between the 

structures, with generous pathways connecting building entrances and public sidewalks. The 

driveway and resident parking spaces are designed to minimize visibility from public ways, 

allow easy access for residents and accommodate maneuvering for emergency vehicles.    

Most units will be one and one-half (1.5) stories in scale, although some units will have 

the option of walkout basements to the rear based on site grades.  All units will be similar in 

scale and character.  

7.0  Existing Site and Surrounding Site Area Conditions (See 760 CMR 56.05(2)(b)) 

The Property is located in a rural section of Lancaster surrounded primarily by single-

family residential homes. The existing residential fabric is fairly low density, featuring homes on 

large lots.  These homes come in a variety of sizes but are typically in the range of one to two 

stories.  

8.0 Proposed Landscaping/Buffers 
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Portions of the property will be undisturbed to provide a natural buffer between the public 

way and the abutting neighbors. The Applicant met with the Lancaster Affordable Trust 

to discuss the Project. At the meeting, the Trust and some Lancaster’s citizens expressed 

concerns regarding the setback of the principal building to Neck Road. In response, the 

Applicant revised the site plan to move the principal building further away from Neck Road. As 

shown on the Site Plan, the side/front setback is 10 feet, with the 25-foot landscaped strip 

between the Property boundary and Neck Road, the principal building will be located 

approximately 35 feet from the road. 

9.0 Project Impacts 

A. Municipal Services

Wastewater System 

The Project will be served by public sewer. The Applicant is currently working with the 

Lancaster Sewer District Commission and Weston & Sampson to determine the mechanism to 

connect the Project.   

Stormwater  

The stormwater management system for the Project is designed in conformance with the 

Massachusetts Department of Environmental Protection’s Stormwater Management Standards.  

No adverse impact on the municipal stormwater drainage system will be generated by the 

Project. A stormwater report from Hancock Associates is provided in Section 13.  

Public Safety 

Impacts on public safety would be associated with adequate access to and from the Site.  

Public safety vehicle access to and from the site will be from Center Bridge Road and Neck 

Farm Road, public ways.  Police and Fire apparatus will have full access to the side and front and 

rear of each of the dwelling units. The Project will have no adverse impact upon public safety.  
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Utilities 

Utilities, including water, electric and cable television, will be extended to the Site from

Center Bridge Road, as shown on the Site Development Plans.  No adverse impacts relative to 

public services or utilities to abutting properties or to the Town in general are anticipated. 

A. Construction Impacts

Anticipated impacts of the Project associated with the construction process include 

erosion and sedimentation, noise, dust and debris control.  Although these impacts will be 

temporary in nature, mitigation controls will be in place to avoid and minimize any impacts.  

Such controls include the following: 

i. Construction sequencing, best management practices for erosion control,

equipment and vehicle management, material storage and use, waste disposal and

spill prevention and response.

ii. A daily inspection of the site conditions, as needed, to control dust during

construction and to provide watering, as needed.

B. Historical and Archeological Impacts

The Applicant is unaware of any historical or archeological impacts that will result from 

the Project. The Property is located within the Center Village Historic District.  

C. Environmental Impacts

The Applicant does not expect the Project to result in any adverse environmental impacts 

to the Site and the development will comply with state regulatory standards. The Site is not 

within 100 feet of any wetland resource areas.  
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D. Traffic Impacts

The Applicant does not anticipate any significant traffic impacts from the Project to the 

surrounding roadway system. The additional traffic generated by the newly constructed units 

will have nominal impact on Center Bridge Road and Neck Farm Road. As indicated in the PEL, 

the Applicant will prepare a traffic study. The Applicant anticipates meeting with the Board to 

determine the scope of a traffic study, considering the size of the Project.  

10.0  Request for Zoning Waivers 

The subject property is zoned Residential. Certain elements of the proposed development 

do not comply with the current underlying zoning. Consequently, an exception of use is required 

to enable the proposed multi-family residential project at the density to be constructed. Other 

exceptions to the Town of Lancaster’s Zoning Bylaws and other local land use regulations are 

specifically detailed in this application. If any specific exceptions have not been listed in this 

application, the applicant, upon notification of such an oversight, shall promptly amend the list 

of exceptions included herein. The Waiver Request List is attached hereto in “Section 11”. 

11.0  G. L. c. 40B and Local Housing Needs 

The Act provides in relevant part that all communities are required to have a minimum of 

ten percent (10%) of their housing stock dedicated to low and moderate income housing.  See

G. L. c. 40B, § 20, and 760 CMR 56.03(3)(a).  Based upon most recent applicable data available,

subsidized housing in Lancaster for low to moderate income purposes is 5.04 %, which is well

below the 10% requirement.  See Executive Office of Housing and Livable Communities

(EOHLC) Subsidized Housing Inventory as of June 29, 2023, attached hereto in “Section 12”.
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Because the Town is below the required 10% threshold, there exists a legal presumption that the 

regional need for affordable housing  outweighs any local concerns.  In such case, the 

municipality must approve the Comprehensive Permit or approve it with conditions, unless the 

project will fail to comply with federal or state health or safety concerns.

As set forth in the MassHousing’s Site Approval Letter, three (3) of the dwelling units 

shall be affordable units. The affordable units will be marketed and rented to eligible households 

whose annual income may not exceed 80% of area median income, adjusted for household size,

as determined by the U.S. Department of Housing and Urban Development (the “Affordable 

Units”).  Subject to approval by EOHLC, all eleven (11) of the units shall be eligible to be 

included in the Town’s Subsidized Housing Inventory (“SHI”), as maintained by EOHLC. 

 The affordable units will initially be made available based on a selection plan, on terms 

acceptable to the Subsidizing Agency, in accordance with applicable fair housing laws.  

12.0  Filing with Other Boards 

The Applicant has not filed any other applications with any other boards. The Applicant 

will file with the Conservation Commission once the site plan has been approved by the Board. 

13.0  Additional Information

The Applicant has provided additional information / documents to this Application as

described in the Table of Contents attached hereto.  

The Applicant reserves the right to provide, and anticipates providing, additional 

information to the Board of Appeals during the course of the hearing process. 

14.0  Phasing 

The Applicant does not currently plan to phase the Project.  The Applicant reserves the 

right to propose phasing, if necessary. 
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15.0 Finding of Fact

The applicant requests that the Board of Appeals make the following findings of fact in 

connection with the action of the Board on this application:

1. Neck Farm, LLC, a limited dividend organization within the meaning of General Laws,
Chapter 40B, is eligible to receive a subsidy under a state or federal affordable housing
program after a Comprehensive Permit has been granted.

2. The applicant has shown evidence of its site control to qualify it as a recipient of a
Comprehensive Permit for this site.

3. MassHousing, as the Program Administrator of the New England Fund Program, will be
the subsidizing agency within the meaning of the regulations of 40B (760 CMR 56.04)
and within the meaning of the procedural regulations of the Housing Appeals Committee
(760 CMR 56.07).

4. The number of low or moderate income housing units in the town of Lancaster
constitutes less than ten percent (10%) as reported in the latest decennial census of the
Town and reported by EOHLC.

5. The development as proposed in the application is consistent with local needs within the
meaning of General Laws, Chapter 40B, Section 20.

The Applicant respectfully requests the Board of Appeals, after complying with the procedural 

requirements as provided by law, to issue to the applicant a Comprehensive Permit for the 

development. 

16.0 Summary

This Application proposes an attractive, well-designed affordable housing development 

that will address a long-standing and serious shortage of rental housing for households earning less

than eighty percent (80%) of Area Median Income. The Site design and existing conditions afford
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Comprehensive Permit Application
Last Revised:  May 2020 Page 5 

FORM B (Comprehensive Permit)

REQUESTS FOR FINDINGS OF FACT IN 
SUPPORT OF PETITION FOR COMPREHENSIVE PERMIT 

Applicant hereby requests that the Board, upon public hearing and after review of the evidence submitted, 
grant the Applicant a Comprehensive Permit in accordance with the provisions of G. L. c. 40B and make 
the following findings in support of the application: 

1. The Applicant, ______________________________________________ whose address is
_________________________________________________, is the (owner, lessee, optionee) of
certain land situated at __________________________________________ in the Town of Lancaster
and more particularly described in a deed recorded with the Worcester District Registry of Deeds, Book
__________, Page __________.

If Applicant is not the owner, complete the following:

The owner of said land is _________________________________________________________, whose 
address is ____________________________________________________________________________. 

2. Said land is situated in a district classified under the Lancaster Zoning By-Law as
_________________________________________________________________________________.

3. Presently located on the premises is:  ___________________________________________________
__________________________________________________________________________________
__________________________________________________________________________________

4. The Applicant desires to use said premises as follows:  ______________________________________
__________________________________________________________________________________
__________________________________________________________________________________

5. Applicant is qualified to apply for a comprehensive permit in that:  (attach extra sheets if necessary)

(A) Applicant is a (public agency, non-profit organization, limited dividend organization) in the following
particulars:______________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________

(B) The specific project has been determined to be eligible for funding under a low and/or moderate
income housing program and has received site approval from a qualifying subsidizing agency as
follows: ________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
______________________________________________________________________________
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DAVID J. SINGLETON
CERTIFIED PUBLIC ACCOUNTANT 

66 West Street  -  Leominster, Massachusetts  01453 
Office (978) 840-6920 Fax (978) 840-6970

------------
 

 
RESUME 

 
Former home builder, Tewksbury, Leominster and Meredith NH 
 (6 residential homes built) 
 
University of Lowell – Civil Engineering Major  (incomplete) 
 
Salem State University – Bachelor of Science Business Administration 
 
Bentley College – Master in Taxation 
 
Certified Public Accountant licensed in Massachusetts (35 years) 
 
Co-Owner of Several Commercial Properties in Leominster, Boylston, Billerica and Worcester 
 Boylston – 4 unit commercial strip, 8,000 sq ft 
 Worcester – 2 commercial units, 10,000 sq ft 
 Billerica – 2 unit commercial condo, 17,600 sq ft  
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JOHN CHERUBINI
29 Sandy Ridge Rd
Sterling Ma. 01564

978-337-7758
john@progressivecapitalfunding.com 

EDUCATION:  Fitchburg State University 1997 

Double Major:  Business Marketing 

Business Management 

EXPERIENCE: Owner of Progressive Payroll Service, Inc.   *Established in 2011 

Over 200 businesses/clients  

Owner of Progressive Capital Funding, LLC *Established in 2021 

Funded over $13,000,000 

Owner of Multiple Real Estate Entities: 

81 Shrewsbury St, LLC located in Boylston Ma – 8,000sqft Retail 

71 Pullman St, LLC located in Worcester Ma– 10,000sqft Retail/Flex space 

DSJC, Inc – located in Billerica Ma – 17,600sqft Flex space 

129 Sterling Rd. Lancaster Ma – 2 Family Residential 

80-82 Pearl St. Clinton Ma – 4 Unit Bldg Residential

200 Walnut St. Clinton Ma – 3 Unit Bldg Residential 
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architectural design and project management experience. He has 

designed over 30 million square feet of commercial and residential 

space throughout New England. Brent’s service-oriented approach 

and mission to enrich people lives has been the foundation of the 

and campuses is a passion for Brent. His expertise includes the 

strategic master planning and design of large scale mixed-use 

multifamily complexes, retail developments, and MBTA stations.   The 

Burlington and the XChange Bedford. 

Registered Architect: MA #5554

Registered Architect: RI #3140

Registered Architect: NH #00029

Registered Architect: CT #9440

Boston Society of Architects

American Institute of Architects

American Society of Architectural 

Perspectivists

NCARB

YMCA Basketball Coach

Melrose Planning Board

Melrose Open Space Committee

Loaves and Fishes

Habitat for Humanity

Boston Architectural College, Thesis 

Advisor

Fidelity Bank Corporator

Concord Business Partnership

Roger Williams College, Guest Critic

Bachelor of Architecture, Boston 

Architectural Center

Bachelor of Science,  Bowling Green 

State University
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Registered Architect: MA #20717

National Council of Architects 

Registration Board: #87486

American Institute of Architects

Boston Society of Architects

National Trust Historic Preservation

Historic New England

IFMA Boston Award of Excellence for 

World Academy School

Glassman Design Award, Boston 

Architectural Center

Bachelor of Architecture,  Boston 

Architectural College

Groton Community School Trustee 

Groton Historic Districts Commission 

Chairman: 1998-2015

Design Review Committee, Groton 

Chairman: 2012-2015

Station Ave Overlay Committee Member: 

Groton Sign Bylaw Committee

Youth Group Co-leader FRS Carlisle

With  more than 30 years of planning and architectural design 

has particular expertise in master planning, strategic planning, facility 

design, feasibility analysis, consensus-building, and multidisciplinary 

team coordination. His work ranges from the design of individual 

buildings to the planning and urban design for campuses, cities, 

neighborhoods, and transportation.

• Salisbury Affordable Housing, Salisbury, MA

Maugel’s design concepts for two affordable housing projects 

were selected by the Town of Salisbury and the Affordable Housing 

Trust for 41-units at 29 Elm Street and 19 Maple Street. The projects 

feature additions and alterations to the Spalding School Building 

and two new buildings to be built on the Elm Street site. The 

residences include studios and one, two and three-bedroom units. 

• Old High School Commons, Acton, MA

Maugel transformed the former two-story Acton High School, 

located at Massachusetts Avenue and Charter Road in Acton into 15 

affordable apartments. The historic building is nominated for listing 

on the National Register of Historic Buildings.

• Five Chimneys, Concord, MA

Five Chimneys is a unique mixed-use building located in Concord. 

thoughtfully designed to put living spaces within the roof structure, 

thereby reducing the apparent height of the building. Maugel 

designed many scale elements, such as columns and dormers, to 

• Blake Block, Bedford, MA

This mixed-use project on Bedford’s historic Main Street 

has been designed to appear as several distinct buildings 

constructed at different periods through time. Restaurants and 

abundant parking behind the new structure. The seven second 
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window lines, balconies, and cathedral ceilings.

• Oakridge Burlington, Burlington, MA

Maugel Architects designed this townhouse 

community in the central business district of 

Burlington as part of the mixed-use overlay 

zoning for the Route 3A corridor. The units feature 

federal style detailing and individual private entry 

ways, enclosed parking garages, bay windows, 

and cathedral ceilings. 

• Hatter’s Point, Amesbury, MA

condominium complex located in a historic brick 

mill on the Merrimack River. Multiple buildings 

totaling over 120,000 SF were transformed into 

living units for active adults over 55 years of age. 

• World Academy School, Nashua, NH  

Dan’s design of the World Academy School won 

major design objectives was to create a sense 

of connection, transparency, and community 

between the students, faculty, and administration. 

To accomplishes this, Dan designed an open 

central core in the middle school which 

transformed a main thoroughfare from a 

traditional locker-lined hallway to an open, light-

• Nashawtuc Country Club, Concord, MA

Dan led the master planning and feasibility study 

to determine options for improving, relocating, 

or redeveloping the club’s 40,000 SF clubhouse 

building. The goal of the plan was to provide 

enhanced casual dining, and expanded family-

centered amenities.  

• Thoreau Club, Concord, MA. 

Situated on a 50-acre wooded site, the club offers 

in a rural Concord setting.  Maugel designed three 

buildings and provided comprehensive planning 

associated with multiple swimming and tennis 

functions, seasonal air supported dome structures, 

center addition. 

• Concord Country Club, Concord, MA. 

Dan conducted the campus planning to 

circulation at this private golf, tennis, and 

swimming club.  The plan led to the design and 

comprehensive permitting, interfacing with the 

club’s golf course architect, the coordination of site 

utilities, and a new waste-water treatment facility.

• St. Anne’s in-the-Fields, Lincoln, MA. 

Dan designed a three-phased building project 

and site design for Saint Anne’s. The scope 

involved the construction of a 15,000 SF parish 

hall/administrative wing  and the renovation and 

expansion of the ca. 1870 Sanctuary.  By reorienting 

the space and creating of a new entry core  the 

design achieves accessibility to all building areas 

and welcome members and visitors. 
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Registered Architect:  

MA #20053, NH #03887

National Council of Architects 

Registration Board: #38496

Leadership in Energy and Environmental 

Design Accredited Professional, 2008

Clean Room Design-Build  

Short Course

American Institute of Architects

Boston Society of Architects

Bachelor of Architecture, Wentworth 

Institute of Technology

Marks’s expertise includes master planning and programming, 

building design and detailing, code analysis, and project support 

through construction. 

• Project Manager/Designer, Residential Housing

Mark was responsible for schematic design, design development, 

programming, construction documents, construction 

administration, and estimating in the area of residential 

architecture and multi-family housing. He is knowledgeable 

in wood frame construction and code requirements relating 

independent building and shared communities.

• Lynn YMCA, Lynn, MA

Mark was the lead architect for the new 70,000 SF Lynn YMCA 

located in Lynn. The new facility features a community wing that 

includes a wellness clinic, an instructional kitchen, and community 

gathering spaces. Exercise venues feature a state-of-the-art 

wellness center, gymnasium, indoor track, and aquatics center.

• Grist Mill Apartments, Chelmsford, MA

design a mix of unit sizes appropriately scaled to the neighborhood. 

To complement the historical context of the community, the 

building features a mansard roof and traditional detailing in cornice 

mouldings, window trim, and dormers.  A mix of underground and 

surface parking was also designed to provide ample parking for 138 

vehicles.

• Project Manager/Designer, Health Care Facilities 

Mark designed and assisted in the project management of a series 

of highly specialized adult day care facilities for Boston University 

and East Boston Neighborhood Health Center in the greater Boston 

area. Other projects included the expansion of the rehab and adult 

day care services for Cape Cod Hospital, a 45-bed Alzheimer Suite 

for the German Center for Extended Care, and a state-of-the-art 

sports therapy and rehab facility in Salem.
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Registered Architect:  MA #951043

American Institute of Architects

Boston Society of Architects

National Council Architectural 

Registration Board (NCARB)

Master of Architecture,  Boston 

Architectural College

Bachelor of Architectural Engineering 

Tech, Wentworth Institute of Technology

Jeremy has led teams on a broad range of project types and sizes 

and has a long track record of helping clients formulate strategy 

multifamily housing sector and is experienced with 3D/4D modeling, 

experienced presenter to town forums and historical committees.

• 274 Franklin Street, Worcester, MA

A GoVenture Capital and The Michaels Organization joint 

venture,  the Franklin Street scope includes 421 residential units of 

approximately 431,000 SF residential with a wrap design of a four-

story precast parking structure with 360 parking spaces. 

• Lake Point Village Senior Housing, Lakeville, MA

to the elegance of a bygone era often seen in large New England 

lake houses and turn of the century homes in the Hamptons. The 

spacious two bedrooms units feature a den, smart technologies, 

sustainable materials and panoramic views of Lakeville ponds.

• Village at Bedford Woods, Bedford, MA

Four distinct housing types were designed to create a village-style 

aesthetic for the 26-unit Bedford Woods townhome development. 

Located on Albion Road, the three building development was 

distinct character while preserving continuity throughout the 

project. 

• Cedar Crossing, Walpole MA

This 300 unit apartment development in Walpole is designed 

around wetlands to create three neighborhoods with distinct 

apartment complex with a clubhouse; the second is a townhouse 

community; and the third neighborhood will feature single family 

homes. 
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R E S U M E  C O N T I N U E D

• Northgate Meadows, Sterling, MA

Northgate Meadows is a 72-unit multi-residential 

housing development located on Research Drive 

in Sterling. The 106,000 SF podium-style building 

features four stories of residential living with one 

and two bedroom affordable and market rate 

units. Rentable storage units and plenty of open 

parking located beneath the building provides 

ample space for vehicles and a dog grooming 

station.

• 222 Brooks Street, Worcester, MA

Brooks Street is a 145,000 SF apartment complex 

highlight of the project. Creative building code 

solutions, along with innovative structural and 

mechanical design make this building product 

extremely cost effective during escalated material 

costs in the Covid-era. The building features 

four-stories of residential living with an open 

parking garage below.  Sited in an area with a 

mix of commercial and single-family homes, the 

design features modern industrial forms and 

materials and a residential scale to blend into the 

surrounding context. Tenant amenities include 

professional workspaces, storage areas and a 

• Genesis Healthcare, Dracut, Massachusetts. 

Jeremy is the lead architect for Genesis 

Healthcare’s new four-story, 80,000 SF skilled 

rehabilitation facility in Dracut. 
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“As developers, we rely on thoughtful design and accurate construction 

their design skills are exceptional, their real value to us is their knowledge of 

how to design great looking buildings while respecting our budgetary con-

Lou Russo, President, LD Russo Development

multiple iterations because of ongoing permitting. We have relied heavily 

producing outstanding work. Their team is an integral part of our design 

Maugel team."

David Hale, Partner, Omni Properties

“Maugel performed design and construction monitoring tasks above 

expectations including review of contractor's performance, monitoring the 

construction budget, and addressing unknown conditions that often arise in 

rehabilitation work. Maugel also served as Common Ground's architect on two 

other projects: Old High School Commons, a conversion of an historic Town 

of Acton school building into affordable housing, and Residences at Kelley's 

Corner, a new construction,  31 unit affordable rental housing for seniors also 

in Acton.”

Steve Joncas. Dir RE Development, Common Ground Development Corp.
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198 Ayer Road

Harvard, MA 01451

p  978 456 3500   e  lou@ldrusso.com

6 Lyberty Way, Suite 203

Westford, MA 01886

p  978 369 4884   e  jamaral@omniproperties.com

21 George Street, Suite 304

Lowell, MA 01852

p  978 452 3956   e  s.joncas@att.net

28



  

M A U G E L . C O M 

29



JOSEPH D. PEZNOLA, P.E.
DIRECTOR OF ENGINEERING

Joseph Peznola is the Director of Engineering and also Branch Manager 
of the Marlborough, MA office of Hancock Associates. Mr. Peznola is 
a Registered Professional Engineer in Massachusetts and New 
Hampshire, with over 28 years of experience in land development. His 
experience includes technical quality control and assurance for the 
engineering department, strategic planning, and business development 
and project management.

Education: Bachelor of Science, Civil Engineering, 1987, University of Lowell, MA

Registrations: Registered Professional Civil Engineer, MA #38117
  Registered Professional Civil Engineer, NH, #10270
  Certified Soil Evaluator, MA
  Certified Septic System Inspector, MA
  Licensed Septic Designer, NH #1706
  
Affiliations: Vice Chairman, Town of Hudson Board of Appeals, and member 1994-2014

Member Public Policy Committee Home Builders Association of Massachusetts
Member Massachusetts Dept. of Environmental Protection Stakeholder Groups

Stormwater Management
Groundwater Discharge Permit Regulation Revisions
Revisions to Sewer Design Flows

Citizen Member, Lowell Master Planning Committee
Member, Assabet River Consortium
CHAPA 40B Training Subcommittee Member 2003-2014/Co-Chair 2010-2014

Additional Relative Experience: 
Presented at conferences and seminars on engineering, housing and business 
Organize Citizens Housing and Planning Association Bi-Annual Conferences
Trainer for Citizen Planner Training Collaborative

REPRESENTATIVE PROJECTS

Affordable Housing/Multi-Family Projects:

Gorham Street Apartments Coalition for a Better Acre Lowell, MA
The CBA-sponsored initiative involves new construction of 24 units on the vacant property at 305 
Gorham Street, providing working families with quality housing that will be professionally managed. 
Project Manager providing surveying and civil engineering services from concept to construction for 
CBA.

The Coolidge at Sudbury B’nai B’rith Housing Sudbury, MA 
The Coolidge, a new 64-unit housing complex in Sudbury that aims to serve active seniors and adults 
aged 55 and over, according to B'nai B'rith Housing. Project Manager providing conceptual design, 
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JOSEPH D. PEZNOLA, P.E.
DIRECTOR OF ENGINEERING

permitting, construction document development and construction oversight for this high profile project in 
the heart of Sudbury.

Unity Place Coalition for a Better Acre, Lowell, MA
Project Manager for 23-unit affordable housing redevelopment project. Provided site design and 
permitting support through Planning board and Zoning Board of Appeals. 

Welcome Home Veterans Northeast Outreach Center and CBA Haverhill, MA
Project Manager for three new buildings with a total of 27 units with preference for units being given to 
veterans. CBA partnered with the Veterans Northeast Outreach Center, which will provide services to the 
veterans who fill the units. Hancock provided surveying and civil engineering services from permitting 
through completion of construction. 

89 Oxbow – Building Initiatives Wayland MA 
Project Manager for this 16-unit affordable housing project proposed through a private public partnership 
between the town and the developer for the reuse of a former military site. Provided low impact 
development drainage system and recirculating sand filter/pressure dosed septic system design.

Till Housing, Westborough, MA 
Project Manager for a group home for this non-profit organization. Project included permitting through 
Conservation Commission and Zoning Board. Provided construction support and oversight as well.

Graniteville Woods, Westford, MA 
Project Manager for this 164 unit residential development on 180 acres in Westford’s historic Graniteville 
section of town. The project is being permitted under Massachusetts General Laws Chapter 40B. Hancock 
is providing full engineering and surveying support of the project. 

Robin Hill Meadows Chelmsford, MA
Project Manager for 16 units Chapter 40B single-family home development on four acres. The project 
was permitted as a Local Initiative Petition under M.G.L Chapter 40B. The project involved wetlands, a 
major power company easement, and a home on the state’s historic registry. 

Wyndbrook at Tyngsboro, Tyngsboro, MA 
Project Manager for this 80-unit age restricted affordable housing project. The project involves the 
construction of individual home sites with the 25-acre property. Successfully defended the project through 
an appeal by DEP of the local conservation commission’s approval. Hancock’s services consisted of 
survey, floodplain study, site design, landscape design, retaining wall design, environmental permitting 
all in addition to full support of the Chapter 40B permitting. The development is slated for completion of 
phases 1 and 2 in the spring of 2007. 

Princeton Commons, North Chelmsford, MA
Project Manager for this 120-unit Chapter 40B apartment community. Provided site and landscape design 
for this high profile development. Acted as lead presenter before the Zoning Board of Appeals. 

Seven Hills Foundation – Various Sites
Provided surveying and civil engineering services for multiple group home projects throughout 
Massachusetts.
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Site Development: 

Vanguard at Waterfront Square, Revere MA
The Vanguard at Waterfront Square will comprise of two elevator buildings with a total of 144,443
square feet including a clubhouse complex. An outdoor pool will offer unobstructed ocean views. The 
project calls for 194 apartments, with an average of 725 SF. The Vanguard will be the first project to be 
developed as part of the Waterfront Square TOD (transit-oriented development) master plan. The master 
development plan includes approximately 900 residences, offices, hotels and retail stores and restaurants.  
In addition, over 5 acres of public plazas and open space is being planned as well as access to the Revere 
Beach oceanfront via the Markey Pedestrian Bridge. The project is located immediately adjacent to the 
Wonderland MBTA (Massachusetts Bay Transit Authority) Subway station (Blue Line), which provides 
rail service to downtown Boston and Logan Airport (4.2 miles). Hancock provided surveying, civil 
engineer, wetland science and permitting support services for the Vanguard. Hancock is providing the 
same services to Master Developer of Waterfront Square Eurovest, as well as one of the other site 
developers Upton + Upton Partners. 

New England Studios at Devens, Devens, MA
Opened in the Fall of 2013, New England Studios is a state-of-the-art, soundproof building providing four 
contiguous 18,000 square foot stages, which can be used individually or joined to total 72,000 square feet for 
feature film and television production. The development also includes 4,000 square feet of sound stage 
support space, a 30,000 square foot 3 story production support building with dressing rooms, a 20,000 square 
foot mill building to house production construction facilities, mechanical effects, grip and lighting and set 
storage. Hancock provided surveying and civil engineering support and was the permitting consultant for the 
project.

Cornerstone Square Westford, MA
Project Manager for 240,000 square foot Lifestyle Retail Center on 30 acres in the heart of Westford’s 
commercial district. Hancock is providing full engineering survey and environmental services for this 
ambitious project. The project includes a private wastewater treatment facility with groundwater 
discharge of the treated effluent.

Marlborough Savings Bank, Marlborough, MA 
Project Manager for a 15,000 square foot for the bank’s new corporate office and main branch to be 
located in downtown Marlborough. The project involved permitting support through City Council and 
Site Plan Review Committee.

GLCAC-Headstart, Methuen, MA
Project Manager for a 10,000 square foot school and child care facility on one acre of city owned land. 
The project involves redevelopment of the parcel with the new two story building parking lot and 
playground.  

Devens Commons, Devens, MA
Project Manager for 266,000 square foot mixed-use downtown Devens development currently under 
construction. Provided engineering and surveying services, prepared perimeter survey plan, developed 
construction documents and performed a construction layout for this large high profile project. The 
project includes a hotel, conference center, and 72,000 square feet of office space, 20,000 square feet of 
retail space, a grocery store, convenience store, gasoline service station and a car wash.
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Peer Review of 40B Housing Projects:

Endicott Village, Boxford, MA
Johnson Farm, Sudbury, MA 
Steven’s Corner, North Andover MA
Merrimack Condominiums, North Andover, MA
Orchard Village, North Andover MA 
815 Main Street, Wareham, MA
The Retreat at Union Pond, Wareham MA
Bartlett Pond, Wareham, MA
Lafayette Tides, Marblehead, MA
The Residence at Highrock Village, Westwood, MA
Linwood Estates, Northbridge, MA 
Afra Terrace, West Boylston, MA
Autumnwood and Annie’s Pasture, Sandwich, MA 
Annie’s Pasture, Sandwich, MA 
Whitney Estates, Berlin, MA 
Various 40B projects, Hudson, MA 

Residential Subdivisions:

Wyndbrook at Dover, Dover NH 
Project Manager for 72 lot cluster subdivision. Provided full site design and permitting support through 
City of Dover and NH Department of Environmental Services (DES).

Great Woods, Dracut, MA 
Project Manager for the Open Space Residential Subdivision that consists of 57 residential home sites on 
70 acres. The project includes 3,100 feet of roadway. Provided preliminary subdivision design, Open 
Space Special Permit and a definitive subdivision design. 

The Villages at Meadow Wood, Chelmsford, MA   
Project Manager for this 71 unit detached condominium project on 25 acres. The units are currently 
selling for $400,000, are age restricted and have no affordability component. Provided surveying and civil 
engineering services. 

Wyndbrook at Dover, Dover, NH 
Project Manager for this 55+ Residential Development that consisted of 70 units. Provided conceptual 
design services and sewer design services.

Talbot Estates, Chelmsford MA 
Project Manager for this ten lot Open Space Development. Provided surveying and civil engineering 
services.

Forest Edge, Dracut, MA
Project Manager for 27 lot residential subdivision. Provided survey support, civil design and permitting 
for this cluster subdivision. 
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Paul J. Haverty, Esq. 

Blatman, Bobrowski, & Haverty, LLC 

9 Damonmill Square, Suite 4A4, Concord, MA 01742 

paul@bbhlaw.net

Blatman, Bobrowski & Haverty, LLC, Concord, MA 

Partner, January 1, 2017 to Present 

My practice is focused on representing private developers in the development process, with a continued 
strong focus on permitting, particularly permitting pursuant to G. L. c. 40B, §§ 20-23.  I am also Town 
Counsel for the Town of Chelmsford, have acted as Special Town Counsel for numerous municipalities,  
and have represented many other municipalities on Chapter 40B applications as a consultant pursuant to 
the MHP Technical Assistance Program.   

Blatman, Bobrowski, Mead & Talerman, LLC, Newburyport, MA 

Senior Associate, April 2015 to December, 2016 

My practice was focused upon representation of municipal clients, with a strong focus on permitting, 
including the comprehensive permit process.  I also continued to represent developers seeking local 
permits, including comprehensive permit applications.   

Regnante, Sterio & Osborne LLP, Wakefield, MA 

Associate, September 2002 – March 2015 

My practice consisted of representing clients seeking comprehensive permits pursuant to G. L. c. 40B, §§ 
20-23.  I represented developers in all facets of the comprehensive permit development process, including 
the project eligibility stage, representation before the local zoning board of appeals, representation at the 
Housing Appeals Committee, and subsequent litigation in the trial courts and appeals courts.  I also 
represented some municipal clients while at this firm.  

Land Court Division of the Trial Courts, Boston, MA 

Law Clerk, September 2001 to August, 2002. 

As law clerk for the Hon. Karyn F. Scheier, I participated in trials and motion sessions, assisted with the 
drafting of decisions, and conducted legal research on land use appeals. 

PUBLICATIONS 

Compelling Reasons Why the Legislature Should Resist the Call to Repeal Chapter 40B, 88 Mass L. Rev. 
77. 

Massachusetts Housing Appeals Committee Reporter – Case Commentary (2009-2015) (developer 
commentary) and 2019 to present (municipal commentary). 

EDUCATION 

Suffolk University Law School – JD, magna cum laude, 2001 

Salem State College – BA summa cum laude, 1998  
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RECENT 40B DEVELOPMENTS 

31 Hunting Lane, LLC – 24 unit homeownership development in Sherborn.  Currently in permitting. 

41 North Main Street, LLC – 60-unit rental development in Sherborn.  Currently in permitting. 

Crescent Builders, Inc. – 96-unit rental development and 60-unit home ownership development in 
Lancaster.  Approved, currently under appeal. 

Pennrose, LLC – 93-unit rental development in Wareham.  Approved. 

253 Reservoir, LLC – 60-unit rental development in Norton.  Currently in permitting. 

Arlington Land Realty, LLC – 219 unit rental development in Arlington.  Acted as MHP Consultant.  
Currently in permitting. 

Indian Ridge Realty Trust – 24-unit home ownership development in Holliston.  Acted as MHP 
Consultant. Approved. 

30 Town Farm Road, LLC – 24-unit home ownership development in Ipswich. Acted as MHP 
Consultant.  Approved. 
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SITE CHARACTERISTICS/CONSTRAINTS 

FEMA STATEMENT 
As shown on the attached FEMA Firmette attached the site is not located in a Special Flood Hazard Area or any 
other area. The FEMA FIRM Panel is Map Number 25027C0458E, dated July 4, 2011.  

WETLAND STATEMENT 
The site does not contain any wetlands on the premises or within 100’ of the property

HISTORIC STATEMENT 
The property is located within Center Village Historic District, said district was Nationally registered on 
9/15/1977. 
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SECTION 6

TABULATION OF PROPOSED BUILDINGS
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August 21, 2023 

Neck Farm, LLC 
66 West Street 
Leominster, MA 01453 
Attention: John Cherubini 
 
Re: Neck Farm Estates, Lancaster 

Project Eligibility/Site Approval  
MassHousing ID No. 1182 

 
 
Dear Mr. Cherubini: 
 
This letter is in response to your application as “Applicant” for a determination of Project Eligibility 
(“Site Approval”) pursuant to Massachusetts General Laws Chapter 40B (“Chapter 40B”), 760 CMR 
56.00 (the “Regulations”) and the Comprehensive Permit Guidelines issued by the Executive Office of 
Housing and Livable Communities (“EOHLC 
”) (the “Guidelines” and, collectively with Chapter 40B and the Regulations, the “Comprehensive 
Permit Rules”), under the New England Fund (“NEF”) Program (“the Program”) of the Federal Home 
Loan Bank of Boston (“FHLBank Boston”). 
 
Neck Farm, LLC submitted an application with MassHousing pursuant to Chapter 40B. You have 
proposed to build eleven (11) units of rental housing (the “Project”) on approximately 0.56 acres of 
land located at 13 Neck Road (the “Site”) in Lancaster (the “Municipality”). 
 
In accordance with the Comprehensive Permit Rules, this letter is intended to be a written determination 
of Project Eligibility by MassHousing acting as Subsidizing Agency under the Guidelines, including 
Part V thereof, “Housing Programs In Which Funding Is Provided By Other Than A State Agency.”  
 
MassHousing has performed an on-site inspection of the Site, which local boards and officials were 
invited to attend, and has reviewed the pertinent information for the Project submitted by the Applicant, 
the Municipality and others in accordance with the Comprehensive Permit Rules.  
 
Municipal Comments  
Pursuant to the Regulations, the Town of Lancaster was given a thirty (30) day period in which to 
review the Site Approval application and submit comments to MassHousing.  The Lancaster Town 
Administrator submitted a letter expressing several concerns raised by local officials and members of 
the community.  
 
The comments identified the following areas of concern: 
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 The Municipality requests that the Applicant provide a comprehensive traffic study to review 
impacts to area roadways. Road capacity, sight lines, snow conditions and other safety issues 
should be considered. Dangerous intersections already exist where Neck Road and Main Street 
(Route 70). Improved configurations and signalization may be needed at these locations.  

 
 The Municipality expressed concern about potential drainage and stormwater management 

impacts on abutting properties.  
 
Community Comments 
In addition to comments from Municipal staff and officials, MassHousing received several letters from 
area residents and other interested parties, expressing various concerns for the proposed Project. While 
letters from the community largely echoed the concerns identified by Municipal officials, the letters 
received are summarized below: 
 

 Area residents are concerned that the size and scale of the proposed Project is not in keeping 
with the modest nature of surrounding neighborhood residences of mostly single-family homes. 

 
 Area residents are concerned about increased traffic and pedestrian safety, echoing the 

Municipality’s comments regarding the concerns of public safety impacts due to the anticipated 
increase of traffic congestion on nearby roads. 

 
MassHousing carefully considered the Municipality’s concerns and, to the extent appropriate within 
the context of the Site Approval process, has offered responses in the following “Recommendations” 
section of this letter.  
 
MassHousing Determination and Recommendation 
MassHousing staff has determined that the Project appears generally eligible under the requirements of 
the Program, subject to final review of eligibility and to Final Approval.1 As a result of our review, we 
have made the findings as required pursuant to 760 CMR 56.04(1) and (4). Each such finding, with 
supporting reasoning, is set forth in further detail on Attachment 1 hereto. It is important to note that 
Comprehensive Permit Rules limit MassHousing to these specific findings in order to determine Project 
Eligibility. If, as here, MassHousing issues a determination of Project Eligibility, the Applicant may 
apply to the Zoning Board of Appeals (“ZBA”) for a comprehensive permit. At that time local boards, 
officials and members of the public are provided the opportunity to further review the Project to ensure 
compliance with applicable state and local standards and regulations. 
 
Based on MassHousing’s site and design review, and considering feedback received from the 
Municipality, the following issues should be addressed in the application to the ZBA, and the Applicant 
should be prepared to explore them more fully during the public hearing process: 
 

 Development of this Site will require compliance with all state and federal environmental laws, 
regulations and standards applicable to existing conditions and to the proposed use related to 
building construction, stormwater management, wastewater collection and treatment, and 

 
1 MassHousing has relied on the Applicant to provide truthful and complete information with respect to this approval. If at any

point prior to the issuance of a comprehensive permit MassHousing determines that the Applicant has failed to disclose any 
information pertinent to the findings set forth in 760 CMR 56.04 or information requested in the Certification and Acknowledgment 
of the Application, MassHousing retains the right to rescind this Site Approval letter. 
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hazardous waste safety. The Applicant should expect that the Municipality will require 
evidence of such compliance prior to the issuance of a building permit for the Project.  

 The Applicant should be prepared to provide a detailed traffic study assessing potential impacts 
of the Project on area roadways, including traffic volumes, crash rates, and the safety and level 
of service (LOS) of area intersections, and identifying appropriate traffic mitigation in 
compliance with all applicable state and local requirements governing site design. 

 
 The traffic study or other professional site design process should address proposed on-site 

circulation and parking to ensure compliance with public safety standards and good design 
practice relative to drive-aisle widths, turning radii and sight distances along the Site drive and 
the parking areas through which it passes. The Applicant should be prepared to address 
concerns about provisions for safe pedestrian access and pedestrian/vehicular separation within 
the Site.  

 
 A landscape plan should be provided to address Municipal comments concerning open space 

elements, including a detailed planting plan as well as paving, lighting and signage details.  
 

 The Applicant is encouraged to work with its design team to address concerns related to 
pedestrian circulation, open space elements and providing safe connections to existing 
sidewalks and streets.  
 

MassHousing has also reviewed the application for compliance within the requirements of 760 CMR 
56.04(2) relative to Application requirements and has determined that the material provided by the 
Applicant is sufficient to show compliance. 
 
This Site Approval is expressly limited to the development of no more than eleven (11) rental units 
under the terms of the Program, of which not less than three (3) of such units shall be restricted as 
affordable for low- or moderate-income persons or families as required under the terms of the 
Guidelines. It is not a commitment or guarantee of financing and does not constitute a site plan or 
building design approval. Should you consider, prior to obtaining a comprehensive permit, the use of 
any other housing subsidy program, the construction of additional units or a reduction in the size of the 
Site, you may be required to submit a new Site Approval application for review by MassHousing. 
Should you consider a change in tenure type or a change in building type or height, you may be required 
to submit a new site approval application for review by MassHousing.  
 
For guidance on the comprehensive permit review process, you are advised to consult the Guidelines. 
Further, we urge you to review carefully with legal counsel the M.G.L. c.40B Comprehensive Permit 
Regulations at 760 CMR 56.00. 
 
This approval will be effective for a period of two (2) years from the date of this letter.  Should the 
Applicant not apply for a comprehensive permit within this period this letter shall be considered to be 
expired and no longer in effect unless MassHousing extends the effective period of this letter in writing. 
In addition, the Applicant is required to notify MassHousing at the following times throughout this two-
year period: (1) when the Applicant applies to the local ZBA for a Comprehensive Permit, (2) when the 
ZBA issues a decision and (3) if applicable, when any appeals are filed.  
 
Should a comprehensive permit be issued, please note that prior to (i) commencement of construction 
of the Project or (ii) issuance of a building permit, the Applicant is required to submit to MassHousing 
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Attachment 1 
 

760 CMR 56.04  Project Eligibility: Other Responsibilities of Subsidizing Agency  
Section (4) Findings and Determinations  
 

Neck Farm Estates, Project #1182 
 
MassHousing hereby makes the following findings, based upon its review of the application, and taking 
into account information received during the site visit and from written comments:  
 
(a) that the proposed Project appears generally eligible under the requirements of the housing 
subsidy program, subject to final approval under 760 CMR 56.04(7);  

 
The Project is eligible under the NEF housing subsidy program and at least 25% of the units will be 
available to households earning at or below 80% of the Area Median Income, adjusted for household 
size, as published by the U.S. Department of Housing and Urban Development (“HUD”). The most 
recent HUD income limits indicate that 80% of the current median income for a four-person household 
in Lancaster is $94,650. Proposed rent levels of $1,476 for a one-bedroom affordable unit; $1,743 for a 
two-bedroom affordable unit and $1,991 for a three-bedroom unit accurately reflect current affordable 
rent levels for the Eastern Worcester HMFA under the NEF Program.  
  
The Applicant submitted a letter of financial interest from Clinton Savings Bank, a member bank of the 
FHLBank Boston under the NEF Program.  

 
(b) that the site of the proposed Project is generally appropriate for residential development, taking 
into consideration information provided by the Municipality or other parties regarding municipal 
actions previously taken to meet affordable housing needs, such as inclusionary zoning, multifamily 
districts adopted under c.40A, and overlay districts adopted under c.40R, (such finding, with 
supporting reasoning, to be set forth in reasonable detail);  
 
Based on a site inspection by MassHousing staff, internal discussions, and a thorough review of the 
application, MassHousing finds that the Site is suitable for residential use and development and that 
such use would be compatible with surrounding uses and would address the local need for housing. 
 
Section IV-A (3) (a) of the Guidelines provide guidance to Subsidizing Agencies for evaluating a 
municipality’s actions intended to meet affordable housing needs. MassHousing carefully reviewed the 
information provided by the Municipality describing previous municipal actions intended to provide 
affordable housing. Specific examples cited by the Municipality include: 
 

 Adopting an Inclusionary Zoning Bylaw to increase the creation of affordable units; 
 Forming the Lancaster Affordable Housing Trust; and 
 Completed a Housing Production Plan.  

 
MassHousing commends the Town’s progress towards creating a range of diverse housing options to 
meet its affordable housing needs. Lancaster does have an approved Housing Production Plan. 
According to EOHLC’s Chapter 40B Subsidized Housing Inventory, updated through August 1, 2023, 
Lancaster has 138 (SHI) units (5.04% of its housing inventory), which is 136 units below the statutory 
minima requirement of 10%.  
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(c) that the conceptual project design is generally appropriate for the site on which it is located, taking 
into consideration factors that may include proposed use, conceptual site plan and building massing, 
topography, environmental resources, and integration into existing development patterns (such 
finding, with supporting reasoning, to be set forth in reasonable detail);   

Relationship to Adjacent Building Typology (Including building massing, site arrangement, and 
architectural details): 
The overall design approach for Neck Farm is to create appropriate and contextual buildings, befitting 
its rural New England setting. The Applicant proposes two buildings, conceptualized as a simple 
farmhouse and a detached barn, complementing nearby residential and historic properties. Within the 
buildings will be a mix of dwelling unit types, including one-, two-, and three-bedroom flats, and two-
story townhouses. First-floor units in the larger structure will offer accessibility. Individual building 
components are designed to a human scale and use conventional local materials, such as clapboard 
siding and divided-lite windows. Welcoming porches and finish carpentry details are among the 
features that blend seamlessly with the character of neighboring homes and civic buildings. 
 
Relationship to adjacent streets/Integration into existing development patterns 
The existing neighborhood is bounded by Route 117 to the north, Nashua River to the east, South 
Lancaster to the south, and Nashua River to the west. The area is semi-rural in nature. Within the 
immediate area of the Site, transportation access helps define the character of its development. Major 
travel and commuter routes within the area of the Site include Route 117 and Main Street (Route 70). 
The property is about five miles west of I-495 and four miles east of I-190. The Shirley MBTA 
commuter rail station is located about eight miles to the north. The Site is located in an area with 
primarily residential land uses.  

Density
The Applicant proposes to build eleven (11) rental units on approximately 0.5 acres of buildable land. 
The resulting density is 22 units per buildable acre, which is acceptable given the proposed housing 
type. 
 
Conceptual Site Plan 
Layout of the site provides space for landscape and plantings between the structures, with generous 
pathways connecting building entrances and public sidewalks. The driveway and resident parking 
spaces are designed to minimize visibility from public ways, allow easy access for residents and 
visitors, and accommodate maneuvering for emergency vehicles. Integrating sustainability into Neck 
Farm is a fundamental goal for the project. At a minimum, the development team would like to exceed 
code requirements for insulation values and mechanical equipment, install high-efficiency appliances, 
provide dual-flush toilets, specify native plantings, consider permeable paving, and make provisions 
for future solar power. 

Environmental Resources 
The property does not contain any area of critical concern or areas of estimated or priority habitat of 
rare species, wildlife or vernal pools.  

Topography    
The Site is generally level and at grade. The topographic features of the Site have been considered in 
relationship to the proposed development plans and do not constitute an impediment to development 
of the Site.   
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(d) that the proposed Project appears financially feasible within the housing market in which it will 
be situated (based on comparable rentals or sales figures);  

According to the appraisal report for the Site, Lancaster’s residential market appears stable and strong, 
with an overall upward trajectory in sales volume and prices in the last decade. MassHousing’s 
Appraisal and Marketing team (A&M) performed a Competitive Market Analysis and found that 
proposed market rents for each unit type fall within the range of adjusted comparable market rents. 
 
(e)  that an initial pro forma has been reviewed, including a land valuation determination consistent 
with the Secretariat’s Guidelines, and the Project appears financially feasible and consistent with the 
Secretariat’s Guidelines for Cost Examination and Limitations on Profits and Distributions (if 
applicable) on the basis of estimated development costs;  
 
MassHousing has commissioned an as “As-Is” appraisal which indicates a land valuation of $190,000. 
Based on a proposed investment of $2,599,570 in equity and permanent financing, the development pro 
forma appears to be financially feasible and within the limitations on profits and distributions. 
 
(f) that the Applicant is a public agency, a non-profit organization, or a Limited Dividend 
Organization, and it meets the general eligibility standards of the housing program; and 
 

MassHousing finds that the Applicant must be organized as a Limited Dividend Organization. 
MassHousing sees no reason this requirement could not be met given information reviewed to date. The 
Applicant meets the general eligibility standards of the NEF housing subsidy program and has executed 
an Acknowledgment of Obligations to restrict their profits in accordance with the applicable limited 
dividend provisions.  
 
(g) that the Applicant controls the site, based on evidence that the Applicant or a related entity owns 
the site or holds an option or contract to acquire such interest in the site, or has such other interest 
in the site as is deemed by the Subsidizing Agency to be sufficient to control the site.  
 
A related entity to the Applicant controls the entire .56-acre Site through a deed of ownership recorded 
with the Worcester South District Registry of Deeds in Book 61180 at page 106.  
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Community

2020 Census 
Year Round 

Housing Units

Total 
Development 

Units** SHI Units %
Abington 6,799 666 489 7.19%
Acton 9,151 1,517 737 8.05%
Acushnet 4,275 125 95 2.22%
Adams 4,299 324 324 7.54%
Agawam 12,313 620 558 4.53%
Alford 237 0 0 0.00%
Amesbury 7,808 841 663 8.49%
Amherst 10,684 1,467 1,252 11.72%
Andover 13,464 2,212 1,675 12.44%
Aquinnah 215 33 33 15.35%
Arlington 20,400 1,615 1,299 6.37%
Ashburnham 2,448 144 29 1.18%
Ashby 1,206 0 0 0.00%
Ashfield 800 20 19 2.38%
Ashland 7,456 1,021 419 5.62%
Athol 5,207 261 261 5.01%
Attleboro 19,049 1,166 1,166 6.12%
Auburn 6,979 366 366 5.24%
Avon 1,830 75 75 4.10%
Ayer 3,783 381 226 5.97%
Barnstable 21,915 1,816 1,485 6.78%
Barre 2,234 83 83 3.72%
Becket 950 1 1 0.11%
Bedford 5,424 1,243 989 18.23%
Belchertown 6,301 402 376 5.97%
Bellingham 6,732 983 755 11.22%
Belmont 10,839 785 673 6.21%
Berkley 2,352 158 40 1.70%
Berlin 1,307 320 204 15.61%
Bernardston 954 22 22 2.31%
Beverly 17,754 2,538 1,992 11.22%
Billerica 15,460 1,982 1,668 10.79%
Blackstone 3,864 165 123 3.18%
Blandford 543 0 0 0.00%
Bolton 1,967 409 298 15.15%
Boston 299,238 58,823 57,443 19.20%
Bourne 8,930 1,127 589 6.60%
Boxborough 2,343 323 266 11.35%
Boxford 2,796 85 44 1.57%

Executive Office of Housing and Livable Communities
Chapter 40B Subsidized Housing Inventory (SHI)

as of June 29, 2023*
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Holden 7,419 518 410 5.53%
Holland 1,149 0 0 0.00%
Holliston 5,544 520 253 4.56%
Holyoke 16,829 3,376 3,254 19.34%
Hopedale 2,384 115 115 4.82%
Hopkinton 6,597 843 725 10.99%
Hubbardston 1,737 49 49 2.82%
Hudson 8,455 1,054 896 10.60%
Hull 5,005 83 83 1.66%
Huntington 937 30 30 3.20%
Ipswich 6,215 800 589 9.48%
Kingston 5,251 358 235 4.48%
Lakeville 4,382 433 250 5.71%
Lancaster 2,736 224 138 5.04%
Lanesborough 1,371 28 28 2.04%
Lawrence 29,976 3,989 3,969 13.24%
Lee 2,796 176 176 6.29%
Leicester 4,338 176 176 4.06%
Lenox 2,642 178 172 6.51%
Leominster 18,687 1,407 1,370 7.33%
Leverett 806 2 2 0.25%
Lexington 12,252 1,551 1,320 10.77%
Leyden 323 0 0 0.00%
Lincoln 2,322 370 298 12.83%
Littleton 3,861 666 452 11.71%
Longmeadow 5,931 282 282 4.75%
Lowell 43,370 5,197 5,127 11.82%
Ludlow 8,720 290 290 3.33%
Lunenburg 4,702 386 386 8.21%
Lynn 36,699 4,307 4,307 11.74%
Lynnfield 4,734 632 562 11.87%
Malden 27,676 2,761 2,594 9.37%
Manchester 2,293 137 115 5.02%
Mansfield 9,266 1,218 965 10.41%
Marblehead 8,650 399 333 3.85%
Marion 2,263 201 159 7.03%
Marlborough 17,498 2,179 1,872 10.70%
Marshfield 10,594 1,024 821 7.75%
Mashpee 7,342 368 342 4.66%
Mattapoisett 2,884 68 68 2.36%
Maynard 4,730 610 425 8.99%
Medfield 4,432 474 393 8.87%
Medford 25,711 3,209 1,766 6.87%
Medway 4,819 838 548 11.37%
Melrose 12,580 1,511 967 7.69%
Mendon 2,215 77 40 1.81%
Merrimac 2,746 402 146 5.32%
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