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Application for Chapter 408 lrroject Eligibility/Site Approval
for MassHousing-Finarnced and New England Fund ("NEF") Rental Projects

P/eose be sure to onswer ALI guesfions. lndicote "NfA", "None" or "Slme" when necessary.

Section :lrl,G ENIR{L, I

Name of Proposed Project:

NFORMATION (a lso see Requiredr Attachments, listed, at €nd of: section,t )

Elirch Street Place

Municipality: Milford, MA 01757

Address of Site: Birch Street

Cross Street (if opplicoble): Bretween Stallbrook Road and lndustrial Road

Zip Code:

Tax Parcel l.D. Number(s) (MsplBtock/Lot): Map 46, Block 0, parcel 64 (408 lot to be created through subdivision of this lot)

Name of Proposed Devetopment Enrtity (typicolly o single purpose entity):88 CORP'

Entity Type: Limited Dividend Organization / Non-Profitl- Government Agency-
. lf the Proposed Development Entity is q Non-Profit, p/eose contact MossHousing regording additionql documentotion

thut must be submitted.

Has this entity already been formed? Yes / No-

Name of Applicant (typicotllt the Proposed Development Entity or its controlting entity or individus|' 88 CaRP '

Applicant's Web Address, if any: N/A

Does the Applicant have an identity of interest with any other member of the development team or other party to

the Proposed Project? Yesll No- lf yes, please explain; Land owner, Developer, General contraotor, Property Manager

Primary Contact lnformatiron (requin:d)

Name of Individual: Kevin L(lbisser

Relationship to Applicant' Pnesident

Name of Company (if any): B8 coRP'

Street Addrerr. 31 Whitewood Road

City/Town/Zip: Milford, MA Cr1757

Telephone (office snd ce//i and Email: tt08 478 6235 (Office),508 294 3177 (Cell), kevin@lobisserbuildingcorp.com

Secondary Contact Information (requi red)

Name of 1n6;u;6rr1. Edward Marchant

Relationship to Applicant' 408 Advisor

Name of Company (if ony): EHM/Real-Estate Advisor

Street Addrerr. 9 Rawson Road

City/Town/Zip: Brookline, Ma02445

617 739 2543 (Office), 617 429 8242 (Cell), emarchant@msn.com
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Additional Contact lnformation (optionol)

Name of lndividual:

Re lationship to Applicant:

Name of Company (if ony):

Street Address:

City/Town/Zip:

Telephon e (office ond ce// a n d Ema il :

Anticipated Construction

lf NEF Bank, Name of Bank:

MassHousingr- NEF Bank /Financing:
Fidelity Bank

Anticipated Permanent Financing: MassHousing NEF Bank /
lf NEF Bank, Name of 3rnL'.Fidelity Bank

Total Number of Units 162 - # Affordable Units

Age Restricted? Yes/No No 
- lf Yes, 55+ or 62+?

41 # Market Rate Units 121

Brief Project Description (150 wordr; or less):

Birch Street Place (the "Projrect")is a proposed 162-unit, mixed-income, multifamily development in Milford, MA.
The Project will be located on a 20.95 acre site which will be created through the subdivision of a larger land
parcel, There will be four Residential 13uildings, a single story Clubhouse/Pool Building, a single story
Maintenance/Bike Storage Bluilding, and four detached 8-Bay Parking Garages. Three of the residential buildings
(Buildings 1, 2, and 3) will ber 3 storiesi and one of the residential buildings (Building 4) will be a 3/4 split story
building with a 6-unit Walkoutt Level, Eiach residential building will have an elevator. The unit mix will include
64-1BR/1BA units, 78-2BRy2lBA units, and 20-3BR/2BA units. There will be a total of 324 parking spaces, including
the 32 garage spaces. 25o/o of the units (41 units) will be affordable to households at 80% of Median Family
Income, adjusted for household size.

Required Attachments Relating tror Section 1

1.1 Location Map

Provide a USGS or other form,of map clearly marked to show the site's location, and an approximate
property boundary.

"1.2 Tax Map

Provide a copy of munircipal tax tnap (assessor's plan) with subject parcels and parcel lD #'s clearly identified.

1.3 Directions

Provide detailed written directions to the site, noting the entrance to the site, relevant boundaries and any
prominent landmarks that can be used for identification purposes.

408 Rentol Site Approvol Applicotion
Mov 2016

4



Application for Chapter 40B Project Eligibility/Site Approval
for MassHousing-Financed and New England Fund ("NEF") Rental Projects

Section,2: EXISTING CON DITIONS / SITE lN FORMATION (also see Required at:end of Section 2)

ln order to issue Site Approvol, MassHousing must ftnd (as required by 760 CMR 56.04 (4)) thot the site is generolly
appropriote for residentiol dev'elopment.

Name of Proposed Project: Birch Street Place

Total Site Area 20.95

Wetland Area (per MA DEP) 4.11

Flood/Hazard Area (per FEMA) 0.00

Endanqered Species Habitat (per MESA) 0.00

Conservation/Article 97 Land 0.00

Protected Agricultural l.and (i.e, E0 193) 0.00

Other Non-Buildable (Describe) 0.00

Total Non-Buildable Area *;11t

Total Buildable Site Aria tl0:84

Buildable Area Calcu lations

Current use of the site and prior use if known:

land.

Sq. Feet/Acres [enter "0" if applicable-do not teove btonk)

The property is vacant. There has not been any prior use of the

ls the site located entirely within one municipality?

lf not, in what other municipality is the site located?

{ No-

How much land is in each municipality? (the Existing Conditions Plon must show the municipalboundary lines)

Current zoning classification and principal permitted ,t.t. Highway Industrial (lB). Principal permitted uses

include Institutional, Business, Commercial and Industrial uses. A Table of Use Regulations is included in Tab 2.5.

Previous Development Effarrts

Please list (on the following poge) any previous applications pertaining to construction on or development of the site,

including (i)type of application (comprehensive permit, subdivision, special permit, etc.);(ii)application filing date ; (iii)

date of denial, approval or withdrawal. Also indicate the current Applicant's role, if any, in the previous applications.

Note thot, pursuont to 760 l:MR 56.0.3 (l), o decision of o Zoning Boord of Appeols to deny o Comprehensive Permit, or

(if the Stotutory Minimo del'ined ot 760 CMR 56.03 (3) (b or c) hove been sotisfied) gront o Comprehensive Permit with

conditions, sholl be upheld if o reloted opplicotion hos previously been received, os set forth in 760 CMR 56.03 (7).

408 Rentol Site Approvol Applicotion
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To the best of your knowledge, has this site ever been rejected for project eligibility/site approval by another subsidizing

agency or authority? No 

-
Existinq Utilities and Infrastructure Yes/No Description

Wastewater- private wastewater treatment No

Wastewater - publ ic sevrrer Yes 8 inch public aravity sewer line in Birch Street at subject site

Storm Sewer No Storm Drainage will be provided on site

Water-public water Yes I inch public water main in Birch Street at subject site

Water-private well No

Natural Gas Yes 6 inch high pressure gas main in Birch Street at subject site

Electricity Yes Utility poles with overhead electric servioe along Birch Street

Roadway Access to Site Yes 240Ieet of frontage along Birch Street

Sidewalk Access to Site No There wlll be internal side walks and a Bus Shelter at the foot of Birch Street

0ther Verizon lelophone and cable servico through overhead lines along Birch Street

Describe surrounding land use(s) Residential uses to the north and west, Industrial and commercial

uses to the south and east. Additional information on surrounding land uses is provided at Tab 2.1 and Tab 3,3.

4AB Rental Site Approvol Applicotion
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Surroundlng La;d U;d hnrinities ,. Distancejfrom site r , Available by Publia"Transportation?

Shoppinq Facilities 0.6 mlles (including Sup6r Stop & Shop) Walkable

Schools 1.5-2.0 miles No

Government 0ffices 1.0 miles No

Multi-Familv Housinq Adjacent Walkable

Publ ic Safetv Facil ities Adjacent (Fire Station) -2.0 miles Walkable/No

Office/lndustrial Uses Adjacent Walkable

Conservation Land Adjacent Walkable

Recreational Faci lities 0.3 miles Walkable

Houses of Worship 1.0 miles No

Other 0.5 miles (Restaurants) Walkable



List any public transportation near the Site, including type of transportation and distance from the site:

The MBTA corridor is the Franklin Line providing daily commuter service between Forge Park in Franklin and
South Station in Boston. The nearest MBTA stop is in Franklin at the Forge Park station. This stop is
approximately five miles frorn the proposed entrance to Birch Street Place.

Site Characteristics and Developmernt Constraints

P/eose onswer "Yes", "No" or "Unknown" to the following questions, lf the qnswer is "Yes" pleose identify on Existing

Conditions Plon os required for Attochment 2.1 ond provide odditionol informotion ond documentotion os qn

attochment as instructed for Attochrnent 2.4, "Documentotion Regording Site ChoracteristicsfConstroints."

Are there any easements, riglhts of way or other restrictions of record affecting the development of the site? 
X9

ls there any evidence of hazardous, flammable or explosive material on the site? NO

ls the site, or any portion thereof, located within

Does the site include areas dr:signated by Natural

Are there documented state-desiqnated wetlands

a designated flood hazard ar.r? NO

Heritage as endangered species habitat? NO

on the ,.,a, 
Yes (ORAD has been issued by Conservation Commission)

No

listed on the National Register or Historic Places? NO

gnated as a local, state or national landmark? NO

Are there documented vernal pools on the site?

ls the site within a local or sllate Historic District or

Has the site or any building(ril on the :;lte been desi

Are there existing buildings and structures on site? No

Does the site include documr:nted archeological resources? 
NO

Doesthesiteinc|udeanyknownsigni1Ficantareasof|edgeor,t..p,|op.,?Y"

408 Rentol Site Approvol Applicotion
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Required Attachments Relating to Section 2

2.1 Existing Conditions Plan

Please provide a detailed Existing Conditions Plan showing the entire site, prepared, signed and

stamped by a Registered Engineer or Land Surveyor. Plans should be prepared at a scale of 1"=100'

or 1"=200' and shoulrJ include the followino information:

a. Reduced scale locus map

b. Surveyed property boundaries

c. Topography

d. Wetland boundaries (if applicable)

e. Existing utilities (subsurlace and above ground)

f, Natural features including bodies of water, rock outcroppings
g. Existing easements and/or rights of way on the property

h. Existing buildings and structures, including walls, fences, wells

i. Existing vegetated areas

j. Existing Site errtries and egresses

Please provide one (1)set o1'fullsize (i30"x40") plans along with one (1)set of 11x17 reproductions and one (1)electronic set of
plans. Please note that Mass,Housing cannot accept USB flash drives.

2.2 Aerial Photographs

Please provide one or nnore aerial photograph(s) of the site (such as those available online)showing the

immediate surroundingt area if available. Site boundaries and existing site entrance and access points

must be clearly marked.

2.3 Site/Context Photog rerphs

Please provide photographs of the site and surrounding physical and neighborhood context, including
nearby buildings, significant natural features and land uses. Please identify the subject and location of
all photographs.

2.4 Docu mentation Regard in g Site Cha racteristics/Constra i nts

Please provide documentation of site characteristics and constraints as directed including available

narratives, summaries and relevant documentation including:

Flood Insurance llate Map (FIRM) showing site boundaries

Wetlands delineation
Historic District l!omination(s)

2.5 By-Right Site Plan (if ovoiloble,l

MassHousing will commission, at your expense, an "as-is" appraisal of the site in accordance with
the Guidelines, Section B (1), Therefore, if there is a conceptual development plan which would be

permitted under current zoning and which you would like the appraiser to take into consideration,
or if permits have bee n issued for alternative development proposals for the site, please provide two
(2) copies of a "by-right" site plan showing the highest and best use of the site under current zoning,
and copies of any existing permits. These will assist the appraiser in determining the "as is" value of
the site without any consideration being given to its potential for development under Chapter 40B.
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Application for Ghapter 408 Project Eligibility/Site Approval
for MassHousing-Financed and New England Fund ("NEF") Rental Projects

SCction 8,r

ln order to issue Site Approval, MossHousing must find (os required by 760 CMR 56.04 (q)) thot the proposed project oppeors
generolly eligible under the requirements of the housing subsidy program ond thot the conceptuol projeat design is generolly
oppropriote for the site.

Name of Proposed Project: Birch Street Place

Project Iype (mork both if opplicoble/: New Construction

Total Number of Dwelling U;its' 162

Total Number of Affordable Units: {-
Number of 500/o AMI Affordable Units:-
Number of 800/o AMI Affordable Units: 41

Number of Market Rate Units: 121

Unit Mix: Affordable Units

Rehabilitation 

- 

Both{

Unit Type .,Studio ,1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

Number of Units 16 20 5

Number of Bathrooms 1 2 2

Square Feet/Unit 712 972 1265

Unit Mix: Market Rate

Unit Type '.' l 3 Bedroom 4 Bedroom

Number of Units 48 58 15

Number of Bathrooms 1 2 2

Square Feet/Unit 712 972,1151 1265

Percentage of Units with 3 or More Bedrooms*: 12.3%

r Note thot the Jonuary 17, 2014 lnteragency Agreement Regarding Housing Opportunities for Fomilies with Children requires thot
ot /eosf 100/o of the units in the Project must have three (3) or more bedrooms. Evidence of complionce with this requirement must
be provided at Finol Approvol.

Number of Handicapped Accessible Units:- Market Rate: 

- 

Affordable:

Gross Density (units per acre); 7'73

Net Density (units per buildable acre); 9'62

408 Rentol Site Approvol Applicotion
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Residential Build nformation

lfpnitructiq
tR"6ha$ilitSti

N'u?nOer i

bf'Stqiies
'rleight 

i

..,. . it. ,. ,'l

Numb'er Bldgs.
of thii,type

Building 1 and 3 (Mrultifamily) Construction 3 47 feet 54,846 2

Building 2 (Multifamily) Construction 3 47'feet 38,971 1

Building 4 (Multifamily) Construction 3t4 47159 feet 51,998 1

Non-Residential Building lnformation

Constructiorr. or
Rehabilitatipn

Number:
of Stories:

GFA Number Bldgs.
of this type

Clubhouse/Pool 13uilding Construction 1 30 feet 3,874 1

Maintenance/Bike Storage Building Construction 1 17 feet 2,520 1

8-Bay Garage Building Construction 1 20 feet 8,400 4

Will all features and amenities available to market unit residents also be available to affordable unit residents?

lf not, explain the differences.

All apartment finishes and equipment and all amenities available to market unit residents will be available to
affordable unit residents, Gerrage parking and storage areas will be available to all residents for an additional fee.
Surface parking (not including the 32-garage spaces) is being provided at a ratio of 1.80 space$ per residential
unit.

Parking

Total Parking Spaces Provided: 324

Ratio of Parking Spaces to Hlousing Units' 2'00

Lot Coverage (Estimqte the percentoge of the site used for the following)

Buildings: B'41

Parking and Paved Areas: 119'I

Usable 0pen Space: 52'82

Unusable 0pen Space: 19'62

Lot Coverage ' 27 '57

Does project fit definition 01="Large Project" (as defined in 760 CMR 56.03 (O))? Yes/No No

408 Rentol Site Approvol Applicotion
May 2016
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Required Attachments Relating to Section 3

3.1 Preliminary 511s lsryout Planr(s)

Please provide prelirninary site layout plans of the entire Site prepared, signed and stamped by a registered

architect or engineerr. Plans should be prepared at a scale of l"=100'or 1" =200', and should show

. Proposed site grading

. Existing lot linr:s

. Easements (existing and proposed)

. Access to a pulllic way must be identified

. Required setbacks

. Proposed site circulation (entrances/egresses, roadways, driveways, parking areas, walk

ways, paths, trails)
. Building and structure footprints (label)

. Utilities (existing and proposed)

. 0pen space areas

. Schematic landscaping and screening

. Wetland and other restricted area boundaries and buffer zones

Please provide one (1) set of full size (30"x40") plans along with one ('l) set of 'l'1"x17" reproductions and one (1) electronic set

of plans. Please note that lVlassHousing cannot accept USB flash drives.

3.2 Graph ic Representations of Project/Prel imina ry Architectu ral Pla ns

. Typical floor plans

. Unit plans showing dirnensions, bedrooms, bathrooms and overall unit layout

. Exterior elevations, sections, perspectives and illustrative rendering.

3.3 Narrative Description of Design Approach

Provide a narrative description of the approach to building massing, style, and exterior materials; site

layout, and the relationship of the project to adjacent properties, rights of way and existing develop-

ment patterns. The handbook called Approach to Chapter 408 Design Reviews prepared by the Cecil

Group in January 2011 may be helpful in demonstrating the nature of the discussion that MassHous-

ing seeks in this narrative.

3.4 Tabular Zoning Analysis

Zoning analysis in tabular form comparing existing zoning requirements to the waivers that you will
request from the Zoning Board of Appeals for the proposed project, showing required and proposed

dimensional requirements including lot area, frontage, front, side and rear setbacks, maximum building

coverage, maximum lot coverage, height, number of stories, maximum gross floor area ratio, units per

acre, units per buildable acre,; number of parking spaces per unit/square foot and total number of parking

spaces (proposed and requireri).

3.5 Completed Sustainable Development Principles Evaluation Assessment Form (see uttoched form)

408 Rentol Site Approval Applicotion
Mov 2016

11



Application for Chapter 40B Project Eligibility/Site Approval
for MassHousing-Finarnced and New England Fund ("NEF") Rental Projects

l.rr:
t:::::

ln order to issue Site Approvol, MossHousing must find (os required by 760 CRM 56.04 (4I thot the Applicont controls fhe sife,

Name of Proposed Project: Elirch Street Place

Describe current ownership s;tatus gfuhe entire site as sh (attach additionalsheets as

necessary if the site is comprised of multiple parcels governed by multiple deeds or agreements):

0wned (or ground leased) by Development Entity or Applicant

Under Purchase and Sarle Aqreement y'

Under Option Agreement

Note: The Grontee/Buyer on eoch document must be either the Applicont or the Proposed Development Entity, or you must
ottoch on explonotion showing direct control of the Grantee/Buyer by the Applicont or the Propased Development Entity.

Gra ntor/Seller: Corner Brook l.-LC

Grantee/Buyer' 88 coRP'

Grantee/Buyer is (check one):

Applicant / Developme nt Entity 

- 
Managing General Partner of Development Entity-

General Partner of Developmr:nt Entity- Other (exploin)

Are the Parties Related? Yes

For Deeds or Ground Leases

Date(s) of Deed(s) or Ground Lease(s):

Purchase Price:

For Purchase and Sale Agreements or Option Agreements

Date of Agreement: December 1,2017

Expiration Prr.' August 3' 2018

lf an extension has been granted, date of extension:

lf an extension has been granted, new expiration date:

Purchase Price' $250'ooo

Will any easements or rights of way over other properties be required in order to develop the site as proposed?

Yes- No /

lf Yes, please describe current status of easement:

Owned (or ground leased) by Developnrent Entity or Applicant

Under Purchase and Sale Aqreement

Under 0ption Agreement

12 408 R en ta I Si te Or r r"*, Or,i,:;t;,;Z



Note; Ihe Grontee/Buyer on eoch document must be either the Applicont or the Proposed Development Entity, or you must
ottach an explonotion showing direct control of the 0rsntee/Buyer by the Applicont or the Proposed Davelopment Entity.

Grantor/Selle r:

Grantee/Buyer:

Are the Parties Related?

For Easements

Date(s) of Easement(s) :

Purchase Price:

For Easement Purchase and Sale Agreements or Easement Option Agreements

Date of Agreement:

Expiration Date:

lf an extension has been granted, date of extension:

lf an extension has been granted, new expiration date:

Purchase Price:

Required Attachments Relating to Section 4

4.1 Evidence of Site Control (required)

Copies of all applicable, fully executed documents (deed, ground lease, purchase and sale agreement,

option agreement, land disposition agreement, agreements to purchase easements) showing evidence of
site control, including any required easements, along with copies of all amendments and extensions. Copies

of all plans referenced in documents must be included.

408 Rentol Slte Approvol Applicotion
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Application for Chapler 408 Project Eligibility/Site Approval
for MassHousing-Financed and New England Fund ("NEF") Rental Projects

ln order to tssue Site Approvol, MassHousing must find (os required by 760 CMB 56.04 (4)) thot on initiol pro forms hqs been
reviewed ond that the Proposed Project appeors finonciolly feosible ond consistent with the Chopter 408 Guidelines, ond thqt
the Proposed Project is fundoble under the applicoble progrom.

Name of Proposed Project: Blrch Street Place

Description Source ,r ,, ,Budgeter
Private Equity Owner's Cash Equity 6,983,352.00

Private Equity Tax Credit Equity 0.00

Private Equity Developer Fee Contributed or Loaned 280,000.00

Private Equity Developer Overhead Contributed or Loaned 3,436,093.00

Other Private Equity 0.00

Public/Soft Debt 0,00

Subordinate Debt 0.00

Permanent Debt 25,899,573.00

Permanent Debt 0,00

Construction Debt
for intormotionol purposes onlY not to be
included in Sources totol 25,899,573,00

Additional Source [p/eose identify) 0,00

Add itional Sou rce fp/eos e id entify) 0.00

Total Sources $ 36,599,018,00

f nitiaf Capital Budget (pleose enter "0" when no such source or use is onticipoted)

Sources

Pre-Permit Land Value, Reasonable Carrying Costs

Item Budgeted

Site Acquisition: pre-permit land value (to be determined by MossHousing
commissioned opproiso[) plus reasonable carrying costs.

408 Rental Site Approvol Applicotion
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Uses (Costs)

Item

Acquisition Cost (Actual,f

Actual Acouisition Cost: LanrC

Actual Acquisition Cost: Buildings

Subtotal Acq u isition Costs

Construction Costs-Buildling Structural
Costs (Hard Costs)

Building Structure Costs

Hard Cost Contingency

Subtotal - Building Structural Costs (Hard Costs)

Construction Costs-Site Work (Hard Costs)

Earth Work

Utilities: 0n Site

Utilities: Off-Site

Roads and Walks

Site lmorovement

Lawns and Planting

Geotechnical Condition

Environmental Remediation

De molition

Unusual Site Conditions/Other Site Work

Subtotal -Site Work (Hard Crcsts)

Construction Costs-General Conditions,
Builders Overhead and Profit (Hard Costs)

General Conditions

Builder's 0verhead

Builder's Profit

Subtotal - General Conditions Builders
0verhead and Profit (Hard Corsts)

General Development Costs (Soft Costs)

Appraisal and Marketing Study
(not 40B "os is" opproisol)

Marketing and lnitial Rent Up
(include model units, if ony)

Real Estate faxes (during construction)

Utility Usage (during construction)

I nsu ra nce (d u ri ng con struction,l

Secu rity (d u ri ng construction)

Inspecting Engineer

euo$eiio

280,000.00

280,000.00

20,881,150.00

1,044,058.00

21,925,208.00

1,800,000.00

400,000.00

150,000.00

400,000.00

75,000,00

220,000.00

158,250.00

120,000.00

3,323,250.00

1,514,907.00

504.969.00

1,514,907.00

3,534,783.00

23,000.00

162,000.00

60,000.00

16,000.00

1 10,000.00

2,000.00

408 Rentol Site Approvol Applicotion
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1",,,=',.',,,,,!i,,n,;,t,",+,lBudgete.d

(Soft Costs) - ContinuedGeneral Development Costs

Fees to Others

Construction Loan Interest

Fees to Construction Lender

Fees to Permanent Lender

Arch itectu re/Eng ineeri ng

Survey, Permits, etc,

Clerk of the Works

Construction Manager

Bo nd Pre m i u m s (Poym en t/Pe rl'o rm o n ce/ Li e n Bo n d )
Environmenta I Engineer
Lega I

Iitle (including title insurance) and Recording

Accounting and Cost Certification (incl.40B)

Relocation

40B Site Approval Processing Fee

408 Technical Assistance/Mediation Fund Fee

408 Land Appraisal Cost fos-is volue/

408 Final Approval Processinrg Fee

40B Subsidizing Agency Cost Certification
Examination Fee

408 Monitoring Agent Fees

MIP

Credit Enhancement

Letter of Credit Fees

Other Financing Fees: Tax Crerdit Allocation Fee

F,F&E

Lottery Agent

Other Development (Soft ) Costs

Subtotal - General Developnrent Costs (Soft Costs)

Developer Fee and Overhead

Developer Fee

Developer Overhead

Subtotal - Develoner Fee and Overheacl

Capitalized Reserves

Development Reserves

Initial Rent-Up Reserves

0perating Reserves

Net Worth Account

0ther Capitalized Reserves

Subtotal - Capitalized Reserves

20,000.00

1,294,979.00

129,498.00

64,749.00

610,000.00

850,000.00

14,000.00

30,000.00

38,849.00

35,000.00

2,500.00

10,600.00

4,000.00

2,500.00

5,000.00

7,500,00

0.00

0.00

3,000.00

Other Financing Fees

Development Consultant

Other Consu lta nts (describej

0ther Consu lta nts (describei

Syndication Costs

Soft Cost Contingency

50,000.00

165,000.00

30,000.00

187,509.00

0.00

3,937,684.00

I ,718,046.00

1,718,047.00

3,436,093.00

162,000.00

16 408 Rental Site Approval Applicotion
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Summary of Subtotals

Item

Acquisition: Land

Acquisition: Building

Building Structural Costs (Hard Costs) 21'925'208'00

Site Work (Hard Costs)

General Conditions, Builder's Overhead,
Profit (Hard Costs)

Developer Fee and Overhead

3.323.250.00

Capitalized Reserves

Total Development Costs (TDC)

Summary

Total Sources

Total Uses (TDC)

:- Brldgeted

280.000.00
0.00

3.534.783.00

3.436.093.00
General Development Costs (Soft Costs) 3,937,684.00

162.000.00

36,599,018.00

36,599,018,00

36,599,018.00

Projected Developer Fee and Overhead*: $3,436,093

Maximum Allowable Developer Fee and Overhead*: $3,436,093

Projected Developer Fee and 0verhead equals l-9ff/o of Maximum Allowable Fee and Overhead

* Note in porticulor the provisions of Section lV.B.S.q of the Guidelines, which detoil the tosks (i) for which o developer moy or
moy not receive compensation beyond the Moximum Allowoble Developer Fee und )verheod ond (ii) fhe cosfs of which must,
if the tosks were performed by third porfies, be included within the Mqximum Allowoble Developer Fee qnd )verheqd.

** P/eose consult the most recent DHCD auolified Allocqtion PIsn (QAP) to determine how to colculote the Maximum
Allowoble Developer Fee ond }verheod. lf you hove questions regording this colculotion, please contoct MossHousing.

408 Rentol Site Approvol Application
May 2016
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Initial Unit/Rent Schedule

l,$o*1*'-' 
,

3 Sedrgpm *r',8$roorn
.

Number of Units 16 20 5

Number Square Feet 712 972 1265

Monthly Rent $1 146 $1364 $1572

Utility Allowance See Exhibit A $129 $1 66 $1 96

1 Bedibom z gedfobm 3 6edr0om 4 Bedroom

Number of Units

Number Square Feet

Monthly Rent

Utility Allowance

Describe utility allowance assumptions futilities to be paid by tenonts):

Studio: 1 Bedroom 2 BCdroom r 3 Bedroom 4 Bedroom

Number of Units 48 28t30 15

Number Souare Feet 712 972t1151 1265

Monthly Rent s1 625 $19001$222s $2375

408 Rental Site Approvol Applicotion
Mov 2016
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lnitial Rental 0perating Pro-Forma (for yeor one of operotions)

Item Amount

Permanent Debt Assumptions

Loan Amount Lender: $25,899,573

Annual Rate 4.75o/o

Term 10

Amortization 25

Lender Required Debt Servicr: Coverage Ratio 1.25

Gross Rental lncome $3,444,612

0ther lncome (utilities, porking) $133,188

Less Voconcy (Market Units) 5o/o (voconcy rote) $140,145

Less Vsconcy (Affordoble Units) 5o/o (vocancy rqte) $32,086

Gross Effective lncome $3,405,569
Less Operoti nq fxpenses Per lJnit: $7,350 $1 ,190,700

Net 0perating Income $2,214,869
Less Permonent Loon Debt Service $1,771,896

Cash Flow $442,973

Debt Service Coveraqe 1.25

Describe ,,other incom.,. Garage Spaces ($32,640) / Pet Fees ($33,048) / Storage Fees ($67,500)

Rental Operating Expense Assumption

Item Notes Amount

Assumed Maximum 0perating Expenses Calculated bosed on Net 1peroting
Income, DebfService ond required Debt
Service Coveroge listed above,

$1,190,700

Assumed Maximum 0perating Expense/Unit* Number of Units: 162 Units /$7,350/Unit

* MossHousing moy request further detoil regording projected operoting expenses if such expenses oppeor higher or lower
tho n ma rket co m pa ro b les.

408 Rentot Site Approvat Ar#!tr;,;X19



Required Attachments Relating to Section 5

5.1 New England Fund Lender Letter of lnterest
Please attach a Letter of Interest from a current Federal Horne Loan Bank of Boston (FHLEB) member bank

regarding financing for the proposed development.

N1TE: Binding Construction ond Permonent Finoncing Commitments (or evidence of closed loons) will be required ot the time
you opply for Finol Approvol from MossHousing.

5.2 Market Rental Comparable s (required)

Please provide a listing of market rents being achieved in properties comparable to the proposed project.

5.3 Market Study fif requesfed,l

MassHousing may require a market study for projects located in areas where the need or demand for the
type of housing being proposed cannot be clearly demonstrated.

408 Bentol Site Approvol Applicotion
Mav 2016
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Application for Chapter 40B Project Eligibility/Site Approval
tor MassHousing-Financed and New England Fund ("NEF") Rental Projects

Section 6: APPLICANT INFORMATION,AND

ln order to issue Site Approvol MossHousing must find (os required by 760 CRM 56.04 (il tnot the applicont is either o
non-profit public ogency or nould be eligible to opply os o Limited Dividend )rganizotion ond meets the generol eligibility
stondords of the progrom.

Birch Street PlaceName of Proposed Project:

Development Team

Developer/Applica nt: 88 CORP'

Development Consultant (if any): Edward MarchanUEHM Real Estate Advisor

Attorney: John Smolak / Smolak & Vaughn LLP

4r.1,,11..1. F. Paul Frederick AIA / HPA Design, Inc.

6on1rr.1o' Lobisser Buildittg Corp. (or related entity)

Lottery Agent: Maureen O'l{agan / MCO Housing Services

Management Agent . Applicant (or related entity)

Other (Specify;. Civil Engineer: Mark Allen, P.E. / Allen Engineering, LLC: Traffic Engineer: Ronald Muller, P.E. / Ron Muller & Associates

Other (specify): Landscape Architect: Matthew Mrva, RLA / Bohler Engineering

Role of Applicant in Currernt Proposal

Development Task r Developer/Appiidntl Development Consultant
(identify) ,

Architecture and Engineering HPA Deslgn/Allen Engineering/Bohler Engineering

Local Permittinq Developer EHM/Real Estate Advisor / Smolak & Vauohn LLP

Financing Package Developer EHM/Real Estate Advisor

Construction Management Developer

0ther

Applicant's Ownership Entity Information

Please identify for each of (i) the Applicant and, if different (ii), the Proposed Development Entity, the following
(collectively with the Applicant and the Proposed Development Entity, the 'Applicant Entities"): the Managing

Entities, Principals, Controlling Entities and Affiliates of each.

Note: For the purposes hereof, "Monaging Entities" sholl include oll persons ond entities (e.9. noturol persons,

corporotions, portnerships, limited liability companies, etc., including beneficiories of nominee trusts) who ore monogers of
limited liobility componies, generol portners of limited portnerships, monaging general portners of Iimited liobility partnerships,

directors ond officers of corporotions, t/ustees of trusts, snd other similor persons qnd entities which hove the power to

manoge ond control the octivi'ties of the Applicont and/or Proposed Developnen*4ati.ty+

408 Rentol Site Approvol Applicotion
Mov 2016
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"Principol or Controlling Entities" sholl include oll persons snd entities (e.9. notural persons, corporotions, portnerships, limited

liobility companies, etc., including beneficiories of nominee trusts) thot sholl hove the right to:

(i) opprove the ferrns ond conditions of ony proposed purchose, sole or mortgoge;

(ii) opprove the oppointment of o praperty monlger; ond/or

(iii) opprove monogerioldeclsions other thon s decision to liquidote, file for bonkruptcy, or incur udditionolrndebfedness.

Such rights moy be exercisoble either (i) directly os o resu/t of such person's or entity's role within the Applicont or the Proposed

Development Entity or the Munoging Entities of either or (ii) indirectly through other entities thot ore included within the

orgonizationul structure of the Applicant ond/or Proposed Development Entity ond the Monaging Entities of either.

ln considering on opplicotion, MassHousing will presume thot thereis of /eosf one Principol or Cantrolling Entity of the Applicont

ond of the Proposed Developntent Entityr. Any person or persons who hove purchosed sn interest for foir morket vqlue in the

Applicont ond/or Proposed Development Entity solely for investment purposes sholl not be deemed a Principol or Controlllng Entity.

"Affiliotes" sholl include all entities thot are reloted to the subject orgonizotion by reason of common control, finonciol

interdependence or other meons.

1. Applicant

Name of Applicant: 88 colRP'

EntityType (limited liability company, limited partnership, limited liability partnership, corporation, trust, etc.):
Corporation

State in which registered/formed: !A

List alf Managing Entities o1f Applicant (you must list at leqst oneJ:

Kevin Lobisser, President and Director

David Pyne, Vice President and Director

List all Principals and Contnrlling Entities of Applicant and [unless the Manoging Entity is on individual)its Managing

Entities (use odditionsl poges; os neces:;ory):

List all Affiliates of Applicant and its Managing Entities (use odditionol pages os necessory/:

4QB Rentql Site Approvol Applicotion
Mov 2016
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2. Proposed Development Entity

Name of Proposed Development Entity: 88 CORP'

Entity Type (limited liobility componv limited portnership, limited liobility portnerchip, corporotion, trust, etc.):

Corporation

State in which registered/formed: MA

List al! Managing Entities of Proposed Developme nt Entity (you must list ot leost one):

Kevin Lobisser, President and Director
David Pyne, Vice President and Director

List al! Principals and Controlling Entities of Proposed Development Entity and (unless the MonoginE Entity is un individuol)

its Managing Entities (use odditionol poges os necessory/:

List alf Affif iates of Proposed Development Entity and its Managing Entities (use odditionol poges os necessory):

4AB Bentsl Site Approvol Applicotion
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Certifi cation and Acknowledgment
I hereby certify on behalf of the Applicant, under poins ond penalties of perjury, that the information provided above for each of

the Applicant Entities is, to the best of my knowledge, true and complete ; and that each of the following questions has been an-

swered correctly to the best of my knowl,edge and belief:

(Pleqse attoch o written explonotion for qll of the following questions thot ore onswered with o "Yes'! Explonotions should be

ottoched to this Section 6.1

ls there pending litigation with respect to any of the Applicant Entities? Yes 

- 
trJo-rl-

Are there any outstanding liens or judgments against any properties owned by any of the Applicant Entities? Yes- lito /

Have any of the Applicant Entities failed to comply with provisions of Massachusetts law related to taxes, reporting

of employees and contracllors, or wit.hholding of child support? Yes- No /

Have any of the Applicant Entities ever been the subject of a felony indictment or conviction? Yes- No /

During the last 10 years, have any of the Applicant Entities ever been a defendant in a lawsuit involving fraud, gross

negligence, misrepresentation, dishonesty, breach of fiduciary responsibility or bankruptcy? Yes- No /

Have any of the Applicant Entities failed to carry out obligations in connection with a Comprehensive Permit issued

pursuant to M.G.L. c. 40B and any regulations or guidelines promulgated thereunder (whether or not MassHousing is or was

the Subsidizing Agency/Project Administrator) including, but not limited to, completion of a cost examination and return

of any excess profits or distributions? Yes -- No y'

Have any of the Applicant Entities ever been charged with a violation of state or fede ral fair housing requirements?

Yes- t'lo /

Are any of the Applicant Entities not current on all existingrobligations to the Commonwealth of Massachusetts, and any

agency, authority or instrrument the reof? Yes- No Y

I further certify that the information set forth in this application (including attachments) is true, accurate and complete as of the

date hereof to the best of my/our knowledge, information and belief. I further understand that MassHousing is relying on this in-

formation in processing the rec;uest for Site Approval in connection with the above-referenced project; and

I hereby acknowledge our commitment and obligation to comply with requirements for cost examination and limitations on

profits and distributions, all as found at 760 CMR 56.04(8) and will be more particularly set forth in a Regulatory Agreement by

and between the Applicant ancl MassHousing.

I hereby acknowledge that will be required to provide financial surety by means of bond, cash escrow and a surety escrow agree-

ment or lette r of credit with the agreement that it may be called upon or use d in the everrt that the Developer fails e ither to (i)

complete and submit the examined Cost Certification as required by 760 CMR 56.04(8) and the Regulatory Agreement, or (ii) pay

over to the Subsidizing Agency or the Municipality any funds in excess of the limitations on profits and distributions from capital

sources as required by 760 CMtl 56.04(8) and asset forth in the RegulatoryAgreement.

408 Rentol Site Approvol Applicotion
Mov 2016
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I further certify that we have met with a representative of the 408 Department at MassHousing and understand the require-

ments for a)completing this application and b)the procedures if and when Site Approval is granted, including the require-

ment for (i) the use of the standard MassHousing Regulatory Agreement, (ii) submission to MassHousing, of a cost

certification examined in accordance with AICPA attestation standards by ninety days of project completion (and prior to
permanent loan closing if MassHousing is the permanent lender), of an audited cost certification by an approved certified
public accountant and (iii) the posting of surety for completion of the cost certification as a condition of Final Approval by
MassHousing ter 408,

Signature:

5sr.' Kevin . Lobisser

1111s' President, 88 CORP.

psls' 12l1112017

25 408 Rentol Site Approvol Applicotion
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Required Attachments Relating to Section 6

6.1 Development Team Qualifications

Please attach resumes for principal team members and list of all relevant project experience for 1) the

team as a whole and 2) individual team membe rs. Particular attention should be given to demonstrating

experience with (i) projects of a similar scale and cornplexity of site conditions, (ii) permitting an affordable

housing development, (iii) design, and (iv) financing. The development team should demonstrate the ability

to perform as proposed and to complete the Project in a competent and timely manner, including the

ability to pursue and carry out permitting, financing, marketing, design and construction.

6.2 Applicant Entity 408 Experience

Please identify every Chapter 408 project in which the Applicant or a member of the project team has or had an

interest. For each such project, state whether the construction has been completed and whether cost examination has

been submitted.

6.3 Applicant's Certifi cation

Please attach any additional sheets and any written explanations for questions answered with

"yes" as required for Ce rtification.

408 Rentol Silte Approvol Applicotion
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Application for Chapter 408 Project Eligibility/Site Approval
for MassHousing-Financed and New England Fund ("NEF") Rental Projects

t3irch Street PlaceName of Proposed Project:

Notice

Date(s) of meetings, if any, with municipal officials prior to submission of
application to MassHousing:

Date copy of complete application sent to chief elected office of municipality ' 12113117

Date notice of application sent to DHCD:

Fees [o// fees should be submitted to MossHousing)

12t13t17

MassHousing Application Processing Fee ($2500) Payable to MassHousing: $2,500

Chapter 408 Technical Assistance/Mediation Fee Payable to Massachusetts HousinE Partnership:

a. Base Fee:
(Limited Dividend Sponsor $2500, Non-Profit or Public Agency Sponsor $1,000) $2'500

b. Unit Fee (oll projects) $50 per Unit:

Total TA/Mediation Fee {8ose Fee plus llnit Fee):

$8,100

$10,600

Land Appraisal Cost

You will be required to poy for an "os-is" market volue appraisol of the Site fo be commissioned by MossHousing.

MossHousing will contoct you' once o quote has been received for the cost of the opproisol.

gse Letlerof gup@d trom 8OS in Tab 7

408 Rentol Site Approval Applicotion
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Required Attachments Relating to Section 7

7.1 Narrative describing any prior correspondence and/or meetings with municipal officials

7,2 Evidence(suchasacertifiedmail receipt) thatacopyofthecomplete applicationpackagewassentto
the chief elected official of municipality (may be submitted after the application is submitted to
MassHousing)

7.3 Copy of notice of application se nt to DHCD

7.4 Check made out to MassHousing for Processing Fee ($2500)

7.5 Check made payable to Massachusetts Housing Partnership for Technical Assistance/Mediation Fee

7.6 W-9 (Taxpayer ldentification Number)

408 Rentol Site Approvol Applicotion
Mov 2016

28



Application Checklist

The documentation listed below must, where applicable, accompany each application. For detailed descriptions of

these required documents, please see the relevant sections of the application form.

* 
Applications missing any ol'the documents indicated by an asterisk will not be processed by MassHousing until

MassHousing receives the nrissing itr:m(s).

il * Completed application form, and certification under pains and penalties of perjury (one (t)signed original)
accompanied by one (1) electronic copy of the complete application package

n * Location Map

f] Tax Map

n * Directions to the Proposed Site

n . Existing Conditions Plan

n Aerial Photographs

tr Site/Context Photographs

n * Documentation Regarding Site Characteristics/Constraints

n . By Right Site Plan, if applicable

n * Preliminary Site Layout Plan(s,)

n * Graphic Representations of Project/Preliminary Architectural Plans

n * Narrative Description of Design Approach

n * Tabular Zoning Analysis

n Sustainable Develop'ment Principles Evaluation Assessment Form

n * Evidence of site control (documents ond ony plons referenced therein)

n Land Disposition Agreement, if applicable

n * NEF Lender Letter of Interest

n Market Rental Comparables

tr Market Study, if required by MassHousing

n * Development Team Oualifications

n Applicant's Certification (ony required additionotsheets/

n Narrative describing prior contact (if qny) with municipal officials

E * Evidence that a cop'y of the application package has been received by the chief elected official in the
municipality (moy fttllow after initiol submission of opplicotion pockoge, buf sife visit will not be scheduled

nor request for municipol comments msde until such evidence is received by MassHousing)

n Copy of notification letter to DHCD

n * 
Fees payable to Mas,sHousing and Massachusetts Housing Partnership (once qn opproiser hus been se/ecfed
by MossHousing ond on opproiisol fee quoted, an additional non-refundqble oppraisol fee will be required).

408 Rental Site Approval Application
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DIRECTIONS TO SITE 

The subject site is located off of Birch Street (between Stallbrook Road and Industrial 
Road) in Milford, MA.  As shown on the Preliminary Engineering plans, a new road 
located immediately south of Birchler’s Automotive will provide access to the 
development.  

The best place to meet for the MassHousing site inspection would be at the corner of 
Birch Street and Industrial Road. 

Directions to the site are attached.  



 

EXISTING SITE CONDITIONS 

Existing Conditions Plan 

An Existing Conditions Plan has been included as Sheet 2 in Tab 3.1, Preliminary Site Layout Plans.  

Location and Boundaries 

The “Birch Street Place” apartment project site will be located on a proposed 20.95± acre parcel of land, 

as shown on the attached Preliminary Land Plan, on the west side of Birch Street in Milford, MA. The 

future lot will be roughly bounded by Birch Street to the east; a condominium development to the 

north; vacant industrial land to the south; and residential homes to the west. The site has approximately 

240 linear feet of frontage along Birch Street.  

Existing Road Network and Access 

Birch Street is a town-owned roadway providing one lane of travel in each direction.  The 30 foot wide 

paved travel way is striped at its center with a double yellow line.  The roadway is curbed with sloped 

asphalt berms.  The road is posted for 30 mph and serves approximately 6,380 vehicles per day.  The 

primary site access for “Birch Street Place” is proposed to align perpendicularly with Birch Street just 

south of the abutting Birchler’s Automotive access point.  Sight lines along Birch Street at the driveway 

curb cut are clear and extend more than 500’ in each direction of travel.  There is an existing traffic light 

on Birch Street at the intersection of Medway Road (Route 109) approximately 2,000 feet from the 

proposed entrance to “Birch Street Place”.   

Existing Transportation Resources 

The MBTA corridor is the Franklin Line providing daily commuter service between Forge Park in Franklin 

and South Station, Boston.  The nearest MBTA stop is in Franklin at the Forge Park station. This stop is 

approximately five miles from the proposed entrance to “Birch Street Place.” 

Existing Zoning and Adjacent Land Uses 

The site is currently zoned for Highway Industrial uses (IB).  Use and Intensity Regulations have been 

included at Tab 2.5.  A Single Family Residential (RB) zone is to the north of the property while a Rural 

Residential (RC) zone abuts the property to the west.   

The closest residential homes (the condominium development known as Birch Hill Condominiums) are 

located along Stallbrook Road.  These homes, on average, are approximately 250-300 feet away from 

the closest proposed apartment building (Building 3).  There is a natural wooded buffer between these 

homes and the proposed project.  The developer intends to maintain as much of this buffer as possible 

and also supplement the existing buffer with new evergreen trees in areas with less existing screening.  

This wooded area is also a raised natural berm between the existing condominiums and the proposed 

development.   



Physical Site Characteristics: Topography and Resource Areas   

The future project site parcel is an approximately 20.95± acre tract of land characterized by moderately 

dense woods, undulating moderate slopes and several depressions which are flagged as wetland areas.  

Elevations across the site vary from elevation 256 at the existing curb cut on Birch Street to elevation 

320 nearest the northerly property line.  The buildings are situated at higher elevations of the site and 

should offer attractive views for the residents.  There are several areas of bordering vegetated wetlands 

within the parcel boundary; however, no area on the site is within a 100-year flood boundary or 

floodway as presently mapped by FEMA.  An ORAD has been issued by the Milford Conservation 

Commission. 

Availability of Existing Utilities 

Water – An 8” water main extends up Birch Street at the subject site. 

Sewer – There is an 8” municipal gravity sewer within Birch Street.  Milford has a waste water treatment 

plant on Maple Street which is approximately 4 miles from the site. 

Natural Gas –There is a 6” high pressure gas main in Birch Street.   

Electric – Utility poles with overhead wires provide electric service along Birch Street.   

Telephone and Cable – Verizon provides service through overhead wires along Birch Street. 
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NARRATIVE DESCRIPTION OF DESIGN APPROACH 
Paul Frederick AIA 

 
 
For the sake of this narrative and unless otherwise noted, when referring to distances from 
other buildings roadways, and properties surrounding the site, these distances will be taken 
from the apartment complex Clubhouse. This Clubhouse has been located in the center of the 
four apartment buildings which form a rectangle approximately 320’ x 500’ (with the long 
access running north and south). All four apartment buildings lie completely within this 
rectangle. I will refer to the center of the Clubhouse as the center of the “Quad”.  

 
The site is a 20.95± acre, wooded lot surrounded by both developed and undeveloped land 
(including some wetland areas). The developed land immediately surrounding the site varies 
greatly relative to lot size and coverage, building use, building area, scale, massing and 
architectural style.  

 
Although the site is zoned Industrial Highway (IB), due to the size, shape and location of the 
property, the site provides a significant separation distance between the varying uses 
surrounding it and is naturally suited for a transitional type “buffer” use.  

 
The following describes the distances and uses for the surrounding sites: 
 
a. To the North approximately 520’ (to the closest building to the “Quad”) is Birch Hills. It is a 

multiple building townhouse condominium community consisting of approximately 60 
townhouses. Each building contains 4 living units and 4 attached garages. These buildings 
are 2 story, wood framed, New England style architecture. They have gabled roofs, porches, 
overhangs, divided lite, double hung windows and façade modulation. The site has a 
number of small, shed type buildings that contain centrally located mailboxes and appear to 
act as cover for a school bus stop. 

 
b. To the Northwest approximately 900’ (to the closest building to the “Quad”) is the 

neighborhood community on Ari’s Way. It is a multiple building townhouse condominium 
community also. Each building contains 2 or 3 living units with attached garages. The 
buildings are 2 story, wood framed New England style architecture. They have, gabled roofs, 
entry overhangs, double hung windows and façade modulation. 

 
c. Just beyond Ari’s Way is a skilled nursing facility building. It is a single story, 50,000+/- SF 

brick building with parking and drive lanes on all four sides of the building.  
 

d. Directly to the West approximately 1000’ is an undeveloped narrow strip of land which is 
part of the Ari’s Way project. The strip partially contains a utility easement running in the 
north-south direction. 



 
e. To the Southwest and approximately 850’ to the property line there is the single family 

residential neighborhood of Silva Street. Silva Street is entered off of Central Street which is 
at the opposite end from the project property line. 
 

f. Just to the East of the Silva Street neighborhood and 1000’ directly South of the project site, 
lies a 2 story, commercial office building. This building is accessed off of Industrial Road, is 
approximately 45,000 SF per floor, has a flat roof and exterior stucco and ribbon windows 
with on grade parking of approximately 90,000+/- SF in area. 
 

g. Southeast of the site approximately 1,300’ away (on the opposite side of Industrial Road) is 
a very large, warehouse building.  This building is on approximately 30 acres of land and has 
a first floor footprint area of approximately 345,000+/- SF with 2 second floor office areas of 
about 65,000+/- SF. It has a flat roof estimated at about 35’ to 40’ above grade. The exterior 
façade appears to be a mix of stucco, concrete and/or metal panels with minimal window 
openings on the Industrial Road side, none on the North side and 26 or so loading dock 
doors on the South side. 
 

h. On the Southeast side of the lot approximately 1,200’ away (which is the end of Industrial 
Road) down Industrial Road to the intersection of Birch Street there are four, single story 
commercial/ industrial buildings on the far side (Southeast side) Industrial Road. They range 
in size from 7,100+/- SF to 22,000+/- SF. These buildings are mainly pre-engineered, metal 
wall and roof type structures used as storage and light commercial/industrial use. 
 

i. To the East, approximately 550’ away (to the closest point from the “Quad”) is a commercial 
use (Birchler’s Automotive) single story, 17,500+/- SF, building. It consists of a mix of 
conventionally framed (flat roofed) and pre-engineered (low sloped roof) buildings attached 
together.  
 

j. To the Northeast approximately 750’ away (to the rear) is Milford Fire Station 2. It is a 2 
story, 12,700+/- SF per floor, brick and wood clad fire station with multiple pitched roofs. A 
Burn Tower is located to the rear of this site. 
 

k. From this referenced fire station up to the beginning of Birch Street (at the intersection of 
Route 109 (aka Medway Road) there a few single family homes on the far side (Northeast 
side) and a 90 room, 69,000+/- SF, 2 story assisted living facility (Cornerstone at Milford 
Assisted Living) at the corner of Birch and Route 109 on the Southwest side. These 
structures are typical New England style architecture consisting of double hung windows, 
gable roofs and modulated facades. 

 
 
 
 

 



In summary, there is a wide variety of building sizes, styles and uses surrounding the site. By 
using this site for a more dense residential use with mid-scale, three 3-story buildings and one 
3/4 split story building and including an attractive Clubhouse, all designed in a residential 
vernacular and sited in a “Quad” setting in the middle of the subject site, we believe that we 
have been able to design a project that acts as a perfect transition between the adjacent low 
density residential uses and the adjacent high intensity, industrial and commercial uses.  

 
 

 
 



Building Type

Number 

of 

Stories

Gross 

Square 

Feet        

(GSF)

Ground 

Coverage 

(Square 

Feet)

Multifamily Rental Housing                                             
Building 1 (45 Units) 3 54,846 18,282
Building 2 (33 Units) 3 38,971 12,990
Building 3 (45 Units) 3 54,846 18,282
Building 4 (39 Units) GSF Includes 
Resident Storage Area at Walkout Level. 3/4 Split 51,998 12,734

Clubhouse/Pool Building 1 3,874 3,874

Maintenance Bike Storage Building 1 2,520 2,520

Parking Garages (Four 8-Bay Garages) 1 8,400 8,400
215,455 77,082

Site Area (Acres) 20.959
Site Area (Square Feet) 912,988

Use

Ground 

Coverage 

(Square 

Feet)

% of Site 

Occupied

Proposed Buildings 77,082 8.4%

Surface Parking and Other Paved Surfaces 174,906 19.2%

Open Space 661,000 72.4%

TOTAL 912,988 100.0%

±

Note: All Gross Square Feet (GSF) estimates for proposed buildings are 
approximate and based upon Preliminary Plans.

Tabulation of Proposed Building

 Type, Size, Square Footage and Ground Coverage

                                            Summary of Site Coverage

±



SUSTAINABLE DEVELOPMENT CRITERIA SCORECARD

Project Name: Birch Street Place

Project Number:

Program Name: 40B Site Approval Application/Rental

gs1s. 12111t17

MassHousing encourages housing development that is consistent with sustainable development designs and green

building practices. Prior to completing this form, please refer to the Commonwealth's Sustainable Development Prin-
ciples (adopted May 2007) available at: Sustainable Development Princioles

DEVETOPER SELF-ASSESSM ENT

(for consitency with the Sustainable Development Principles)

Redevelop First

Check "X" below if opplicoble

lf Rehabilitotion:

-Rehabilitation/Redevelopment/lmprovementstoStructure tr
- Reha bil ita tion/Redevelopment/l m prove ments to I nfrastructu re f]

lf New Construction:

- Contributes to revitalization of town center or neighborhood

- Walkable to:
(a) transit
(b) downtown or village center
(c) school
(d) library
(e) retail, services or employment center

- Located in municipally-approved growth center

Explanation (Required)

4AB Rentol Sile Approvol Applicotion
May 2016
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Optional ' Demonstration of Municipal Support:

Check "X" below if opplicob'le
- Letter of Support from the Chief Elected 0fficial of the municipality. E
- Housing development involves municipal funding n
- Housing development involves land owned or donated by the municipality n
*)ther occeptoble evidence: Zoning norionce rssued by ZBA for project; Minutes from Boord of Selectmon meetinq
showing thot project wos oriscussed ond opproved efc.

Expla nation (Required)

Letter of Support from Town of Milford Board of Selectmen has been included at Tab 7. Higher density (7.73 units)
than adjacent residential uses. Resirlential uses in a commercial/industrial zone provide transition scale and
use to adjacent residential use, Project will utilize existing public water and sewer infrastructure in Birch Street.

Method 2: Development meets a minimum of five (S) of the Commonwealth's Susfoinoble Development Principles,
as shown in the next section be low.

lf the development involves strong municipal support (evidence of such support must be submitted as an attachment),
the development need only meet four (+) of the Susfoinoble Development Principles. However, one (t) of the Principles
met must be Protect Land and Ecosystems.

Please explain at the end of each category how the development follows the relevant Sustoinoble Development
Principle(s)and explain hour the development demonstrates each of the checked "X" statements listed under the
Sustoinoble Development Principle(s).

(1) Concentrate Development and Mix Uses

Support the revitalization o1'city and town centers and neighborhoods by promoting development that is compact,
conserves land, protects historic resources, and integrates uses. Encourage remediation and reuse of existing sites,
structures, and infrastructure rather than new construction in undeveloped areas, Create pedestrian friendly districts and
neighborhoods that mix contmercial, civic, cultural, educational, and recreational activities with open spaces and homes,

Check "X" below if opplicoble

- Higher density than surrounding arr:a E
- Mixes uses or adds new uses to an existing neighborhood m
- lncludes multi-family hou:;ing E
- Utilizes existing water/sewer infrastructure B
- Compact and/or clustered so as to preserve undveloped land E
- Reuse existing sites, structures, or infrastructure n
- Pedestrian frie ndly n
- Other (discuss below) n

Expla nation (Required)

Letter of Support from Town of Milford Board of Selectmen has been included at Tab 7. Higher density (7.73 units)
than adjacent residential uses. Residential uses in a commercial/industrialzone provide transition scale and
use to adjacent residential use. Project will utilize existing public water and sewer infrastructure in Birch Street.

408 Rentul Site Approvol Application
Moy 2016
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(2) Advance Equity [t Make Efficient Decisions

Promote equitable sharing of the benefits and burdens of development. Provide technical and strategic support for in-
clusive community planningt and decision making to ensure social, economic, and environmentaljustice, Ensure that the
interests of future generations are not compromised by today's decisions.

Promote development in accordance with smart growth and environmental stewardship,

Check "X" below if opplicoble

- Concerted public participation effort (beyond the minimally required n
public hearings)

- Streamlined permitting process, such as 40B or 40R E
- Universal Design and/or visitability m
* Creates affordable housing in middle to upper income area andlor tr

meets regional ne ed

- Creates affordable housing in high poverty area LJ

- Promotes diversity and social equity and improves the neighborhood E
- lncludes environmental cleanup and/or neighborhood improvement n

in an Environmental Justir:e Communitv

- Other (discuss below) n

Expla nation (Required)

Chapter 408 will be used for the permitting process. All residential buildings will have an elevator and will comply
with all ADA/MB requiremr:nts. 41 of the 262 units will be Affordable Units as required under Chapter 408
Guidelines,

(3) Protect Land and Ecosystems
Protect and restore environrnentally sensitive lands, natural resources, agricultural lands, critical habitats, wetlands and
water resources, and cultural and hisloric landscapes, Increase the quantity, quality and accessibility of open spaces and
recreationa I opportu n ities.

Check "X" below if opplicoble

- Creation or preservation of open spiace or passive recreational facilities R
- Protection of sensitive lanrJ, includirrg prime agricultural land, n

critical habitats, and wetlands

- Environmental remediation or clean up n
- Responds to state or federal mandate (e.g,, clean drinking water, n

drainage, etc,)

- Eliminates or reduces neiglrborhood blight n
- Addresses public health and safety risk tr
-CulturalorHistoriclandscape/existingneighborhoodenhancement n
- Other (discuss below)

408 Rentql Site Approvol Applicotion
May 2016
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Explanation (Required)

Approximately 72o/o of the site will be Open Space.

(+) Use Natural Resources Wisely

Construct and promote developments, buildings, and infrastructure that conserve natural resources by reducing
waste and pollution through efficient use of land, energy, water and materials.

Check "X" below if opplicable

- Uses alternative technologies for water and/or wastewater treatment n
- Uses low impact development (LlD) or other innovative techniques n
- Other (discus below)

Expla nation (Required)

(5) Expand Housing Opportunities

Support the construction and rehabilitation of homes to meet the needs of people of all abilities, income levels and
household types. Build homes near jobs, transit, and where services are available, Foster the development of housing,
particularly multifamily and single-family homes, in a way that is compatible with a community's character and
vision and with providing new housing choices for people of all rneans.

Check "X" below if opplicable

- Includes rental units, including for low/mod households E
- Includes homeownership units, including for low/mod households n
- Includes housing options for special needs and disabled population EI
- Expands the term of affordability n
- Homes are near jobs, transit and other services A
- Other (discus below) !

Explanation (Required)

25o/o ol the units will be Affordable Units as required under Chapter 40B Guidelines. All units will have elevator
access. The Project is located close to areas with nearby job opportunities and also has quick access to Route
495 which provides convenient access to many additionaljob opportunities.

408 Rentol Slte Orrr*,Or,i,:;r;HZ33



(6) Provide Transportation Choice

Maintain and expand transportation options that maximize mobility, reduce congestion, conserve fueland improve air
quality. Prioritize rail, bus, broat, rapid and surface transit, shared-vehicle and shared-ride services, bicycling and walk-
ing. Invest strategically in existing and new passenger and freight transportation infrastructure that supports sound
economic development consistent with smart growth objectives.

Check "X" below if opplicoble

- Walkable to public transportation F
- Reduces dependence on private aul.omobiles (e.g., provides previously E

unavailable shared transportation, such as Zip Car or shuttle buses)

- Increased bike and ped access n
- For ruralareas, located in close proximity (i.e,, approximately one mile)to a I

transportation corridor that provides access to employment centers, retailf
commercial centers, civic or cultural destinations

- Other (discuss below) n

Expla nation (Required)

There are sufficient parking spaces to provide dedicated parking spaces 'for Zip Car or similar car sharing services.
The Applicant will be conta,cting Zip Car to see if it has interest in servicing the Project. As shown in the aerial photo
in Tab 2, the site is less thaLn 1 mile l'rom the Exit 19 access to Route 495. The site is approximately five miles from
the Franklin Forge Commuller Rail station in Franklin.

(7) lncrease Job and Business Opportunities

Attract businesses and jobs to locations near housing, infrastructure, and transportation options, Promote economic
development in industry clusters. Expand access to education, training and entrepreneurial opportunities, Support
growth oflocal businesses, including sustainable natural resource-based businesses, such as agriculture, forestry,
clean energy technology anrC fisherie:;.

Check "X" below if opplicob,le

- Permanent jobs tr
* Permanent jobs for low- or moderate-income persons [,
- Jobs near housing, service or transit A
- Housing near an employment center tr
- Expand access to education, traininrT or entrepreneurial opportunities ['
- Support local businesses m
- Support natural resource-trased businesses (i,e., farming, forestry or n

aq u acu ltu re

- Re-uses or recycles materials from a local or regional industry's waste stream n
- Support manufacture of resource-efficient materials, such as recycled or low- tr

toxicity materials

- Support businesses that utilize locally produced resources such as locally ni
harvested wood or agricultural products

- Other (discuss below) il.
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(6) Provide Transportation Choice

Maintain and expand transportation options that maximize mobility, reduce congestion, conserve fuel and improve air
quality. Prioritize rail, bus, boat, rapid and surface transit, shared-vehicle and shared-ride services, bicycling and walk-
ing. Invest strategically in e;risting and new passenger and freight transportation infrastructure that supports sound
economic development con:sistent with smart growth objectives.

Check "X" below if opplicoble

- Walkable to public transportation

- Reduces dependence on private automobiles (e.9., provides previously
unavailable shared transportation, :;uch as Zip Car or shuttle buses)

- Increased bike and ped access

- For ruralareas, located in close proximity (i,e., approximately one mile)to a

transportation corridor that provides access to employment centers, retaiU

commercial centers, civic ror cultural destinations

- Other (discuss below)

Explanation (Required)

(7) Increase Job and Business Opportunities

Attract businesses and jobs lLo locations near housing, infrastructure, and transportation options. Promote economic
development in industry clusters, Expand access to education, training and entrepreneurial opportunities, Support
growth of local businesses, including sustainable natural resource-based businesses, such as agriculture, forestry,
clean energy technology and fisheries.

Check "X" below if opplicoble

- Permanent jobs

- Permanent jobs for low- or moderate-income persons

- Jobs near housing, service or transit

- Housing near an employmrent center

- Expand access to education, traininq or entrepreneurial opportunities

- Support local businesses

- Support natural resource-based businesses (i.e., farming, forestry or
a q uacu ltu re

- Re-uses or recycles materials from a local or regional industry's waste stream

- Support manufacture of resource-efficient materials, such as recycled or low-
toxicity materials

- Support businesses that utilize locally produced resources such as locally
harvested wood or agricultural products

- Other (discuss below)

35 408 Rental Site Approvol Applicotion
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Explanation (Required)

The Project will provide permanent property management positions and numerous construction period jobs.
Residents of the Project will support the nearby retail and restaurant uses that are located within one mile of the
site. There are numerous job opportunities in Milford and the Route 495 corridor.

(8) Promote Clean Energy
Maximize energy efficiency and renewable energy opportunities, Support energy conservation strategies, local
clean power generation, distributed generation technologies, and innovative industries, Reduce greenhouse gas

emissions and consumption of fossil fuels.

Check "X" below if opplicob,le

- Energy Star or equivalent*
- Uses renewable energy source, recycled and/or non-/low-toxic

materials, exceeds the state energy code, is configured to optimize
solar access, andlor othe rrruise results in waste reduction and

conservation of resou rces

- Other (discuss below)

.All units are required by MassHousing to be Energy Star Efficient. Please include in your explanation a descrip-
tion of how the development will meet Energy Star criteria,

Explanation (Required)

The Project will comply with all applicable Energy Star requirements. High efficiency mechanical systems and low
flow plumbing fixtures will be utilized. Electric charging stations will be provided for electric vehicles.

(9) Plan Regionally
Support the development and implenrentation of local and regional, state and interstate plans that have broad
public support and are consistent with these principles. Foster development projects, land and water conserva-
tion, transportation and housing that have a regional or multi-community benefit, Consider the long term costs
and benefits to the Commonwealth,

Check "X" below if opplicobt'e

- Consistent with a municipally supported regional plan n
- Addresses barriers identified in a Regional Analysis of lmpediments

to Fair Housing E
- Measurable public benefit beyond the applicant community n
- Other (discuss below) n

Expla nation (Required)

Project has received Letter of Support from Milford Board of Selectmen.

For further informotion re:gording 408 opplicotions, pleose contoct Greg Wotson, Monoger, Comprehensive
Permit Progroms, ot (0t l) 854.1 BB0 or gwotson@mosshousing.com

36 408 RentolSite Approvot Ar,i!;r;n2
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MARKET RENTAL COMPARABLES 



DEVELOPMENT TEAM 

APPLICANT/DEVELOPER 

88 CORP. 

Kevin Lobisser, President 

David Pyne, Vice President 

 

DEVELOPMENT CONSULTANT 

Edward Marchant 

EHM/Real Estate Advisor 

ATTORNEY 

John Smolak 

Smolak & Vaughn LLP 

CIVIL ENGINEER 

Mark Allen, P.E. 

Allen Engineering, LLC 

ARCHITECT 

F. Paul Frederick, AIA 

HPA Design, Inc. 

LANDSCAPE ARCHITECT 

M.J. Mrva, R.L.A. 

Bohler Engineering 

TRAFFIC ENGINEER 

Ronald Müller, P.E. 

Ron Müller & Associates 

GENERAL CONTRACTOR 

Kevin Lobisser  

Lobisser Building Corp. (or related party) 

LOTTERY AGENT 

Maureen O’Hagan 

MCO Housing Services 

PROPERTY MANAGER 

88 CORP. (or related party) 

Additional information on Development Team members is attached.  



 
 

88 CORP. 
 KEVIN W. LOBISSER, PRESIDENT 

 
 
Kevin W. Lobisser, the President of 88 CORP., has planned, designed, 
permitted and developed over 550 residential single-family homes, 
condos and rental units since 1995. 

 
All of the projects are constructed through Lobisser Building Corp. for 
which Mr. Lobisser is the Owner and President.   Lobisser Building 
Corp. includes 22 talented and dedicated professionals which include 
Project Manager, Site Supervisors, Laborers, Accountants and Office 
staff.     

 
Currently Kevin Lobisser owns and manages over 100 apartment units 
and approximately 70,000 sq. ft. of medical office space and flex 
buildings. 

 
 A sample of past and current projects is listed below: 
 

o Crystal Way, Bellingham MA / 21-residential condo units 
 

o Woodland Hills, Bellingham, MA / 12-residential custom homes 
 

o Rockwood Meadows, Upton, MA / 62-residential condo units 
 

o Village at Cooks Farm, Franklin, MA / 55-residential condo units 
 

o Kenneth Village, Upton, MA / 8-residential condo units 
 

o Hecla Canal, Uxbridge, MA / 12-residential condo units 
 

o 169 Medway Rd. Milford, MA / 24-residential rental units 
 

o 75 Water St. Milford, MA / 7-residential rental units 
 

o Minuteman Estates, Oxford, MA / 38-residential homes  
 
 

 
 



88 CORP. 

 DAVID H. PYNE, VICE PRESIDENT 

 

David H. Pyne is Vice President of 88 CORP. and has over 25 years of experience in developing 

commercial, industrial, and residential projects in the Milford, Massachusetts area.  

Mr. Pyne owns several real estate companies and businesses, and has planned, developed, and 

overseen the construction of all of his projects for over 25 years. He is President of Hillview Equipment 

and Leasing in Milford, Massachusetts, a company that buys, rents, sells, and trades heavy construction 

equipment all over the world, employing over 30 people.   

David Pyne also is involved in solar energy in the area, developing and investing in many large solar 

projects. He currently owns and manages over 150,000 square feet of industrial warehouse space, 

various residential properties, boat slips, and over $7 million of local solar projects. 

More specific information on Mr. Pyne’s companies is listed below: 

Hillview Equipment and Leasing Co., Inc. has traded in used Caterpillar equipment since 1994 

Corner Brook, LLC has owned and managed industrial real estate since 1996 

Dublin Group LLC has owned and managed industrial real estate since 1997 

Hoboken LLC has managed residential and commercial properties since 2010 

Milford Solar LLC has owned and managed and owns solar projects since 2012 

308 Corp has owned medical office space since 2015 

David Pyne has an Economics Degree from Lafayette College. 



Edward H. Marchant 
 

Edward H. Marchant has been actively involved with the development, financing, construction, 
and management of real estate over the past forty-six years.  In addition to his experience as a 
real estate developer and consultant, Mr. Marchant has been a real estate educator at Harvard 
University over the past thirty-seven years. 

As a Project Manager and then as Director of Development at Greater Boston Community 
Development, Inc. (GBCD), Mr. Marchant worked from 1971-1980 with a wide range of 
community-based housing sponsors in the successful development of numerous affordable 
housing projects.  GBCD, a non-profit corporation and one of the leading affordable housing 
development firms in the country, is now known as The Community Builders, Inc. (TCB).  Mr. 
Marchant served on its Board of Directors from 1985 to 1997 until he began providing real estate 
consulting services to TCB. Mr. Marchant no longer provides consulting services to TCB and 
was reelected as a member of the TCB Board of Directors in December 2010.  

As a Vice President at John M. Corcoran & Co. (Corcoran), a private Boston real estate 
development and management company, Mr. Marchant was responsible for initiating real estate 
projects and serving as a development project manager on those projects that he initiated.  As 
a development project manager, Mr. Marchant was responsible for identifying suitable sites and 
gaining site control, preparing feasibility studies, assembling development teams, negotiating 
required zoning approvals, securing construction and permanent financing, coordinating the 
design/construction process, and establishing and monitoring marketing programs.  Mr. 
Marchant’s real estate development experience at Corcoran included the development of 
residential, office, and R&D projects.  One of his projects at Corcoran was the rehabilitation of a 
392-unit Boston public housing project now known as Commonwealth Apartments.  That project, 
owned by the Boston Housing Authority but privately managed by Corcoran, was awarded an 
Urban Land Institute Award of Excellence in 1989. 

Since 1990 Mr. Marchant has worked as an independent real estate advisor.  Clients have 
included developers, investors, private and quasi-public financial institutions, universities, 
foundations, and municipalities. Representative assignments have included advising Zoning 
Boards of Appeals and developers in Massachusetts on 174 proposed rental or for-sale Chapter 
40B Comprehensive Permit mixed-income residential developments; quasi-public agencies on 
redevelopment planning, implementation, and/or developer selection for closing military bases 
(Ft. Devens, MA / Watertown, MA / and Bermuda); major urban universities on the development 
of a strategic neighborhood revitalization plan (with TCB) and on the development and/or 
acquisition of graduate student/faculty housing; a federal housing agency on the implementation 
of a public housing funding program for severely distressed public housing projects; the Ford 
Foundation on its  mixed-income/mixed-race communities initiative (with Brophy & Reilly LLC); 
a non-profit on the development and financing of an assisted-living facility; private developers 
on structuring and negotiating joint venture development agreements; a private corporation on 
a valuation and disposition strategy for corporate real estate assets;  a local foundation on pre-
development loan due diligence reviews of proposed mixed-income housing developments; 
investors on acquiring real estate assets;  and a private developer on the development of an 
85,000 square foot ambulatory care center.   



In addition to his direct real estate consulting work, served in the 1990’s as a court-appointed 
Trustee or Examiner for the Office of the United States Trustee on four Chapter 11 bankruptcy 
cases, including two where the primary assets were real estate.  These two cases included a 
mixed-use building (retail and office) and a mobile home park. Creditors in the two cases in 
which Marchant served as Chapter 11 Trustee received a 100 cent and 129 cent on the dollar 
dividend distribution respectively.   Mr. Marchant has also served as a real estate expert for the 
United States Attorney, District of Massachusetts. 

Since 1980, Mr. Marchant has been an Adjunct Lecturer in Public Policy at the Kennedy School 
of Government, Harvard University, where he has taught courses on real estate development 
and finance and on the development, financing, and management of affordable housing.  Mr. 
Marchant also serves as a Core Faculty member of the Real Estate Academic Initiative at 
Harvard University. The quality of Mr. Marchant’s teaching at the Kennedy School has been 
recognized numerous times through a Dean’s Office award. Mr. Marchant also taught for over 
twenty years until 2014 a real estate finance and investment course at the Harvard University 
Extension School where he received the JoAnne Fussa Distinguished Teaching Award in 1997.  
Mr. Marchant has participated as a faculty member in numerous professional educational 
programs offered by Harvard Graduate School of Design (GSD), Harvard Business School 
(HBS), Harvard Kennedy School (HKS), and Harvard Divinity School (HDS).  These professional 
programs have included the Advanced Management Development Program in Real Estate, the 
Affordable Housing Institute, Real Estate Development Fundamentals and Real Estate Finance 
Fundamentals (both at GSD); Real Estate Management Program, Real Estate Executive 
Seminar, and Leading Complex Capital Projects Program (HBS);  HUD/CPD Community and 
Economic Development Institute and the HUD-sponsored Community Builders Fellowship and 
Public Trust Officers Training Program (HKS); and the Summer Leadership Institute (HDS). 
Mr. Marchant has frequently served as an evaluator for the Innovations in American Government 
program, a program administered by the Ash Center at the Harvard Kennedy School.  Mr. 
Marchant also designs and teaches corporate real estate training programs, including past 
programs for Jones Lang LaSalle (JLL), Boston Financial Investment Management, Copley Real 
Estate Advisors, the City of Boston’s Department of Neighborhood Development and The 
Community Builders, Inc. 

A graduate of Cornell University and Harvard Business School, Mr. Marchant is a member of the 
Urban Land Institute and a former Chairman of ULI’s Boston District Council Executive 
Committee.  Mr. Marchant is also a member of the Cornell University Real Estate Council and 
serves on the Cornell Baker Program in Real Estate Advisory Board.  

EHM/Real Estate Advisor  
9 Rawson Road  
Brookline, MA 02445-4507 
 
617-739-2543  
617-739-9234 (FAX) 

emarchant@msn.com 
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Edward Marchant’s Chapter 40B Comprehensive Permit Experience 
 

Provided or Providing Technical Assistance to Zoning Boards of Appeal 
and/or Public Agencies (51  Municipalities / 112 Projects) 

 
Andover 
Ashland 
Barnstable (3 developments) 
Bedford (3) 
Bolton (4) 
Bridgewater (6) 
Dedham (2) 
DHCD (Hingham) 
Dighton (5) 
Dover (3) 
Easton (4) 
Falmouth 
Foxborough (3) 
Georgetown (2) 
Gloucester 
Hanover (2) 
Harvard (2) 
Harwich 
Hudson (4) 
Ipswich (4) 
Lancaster 
Lexington 
Littleton (4) 
Lynnfield 
Manchester-by-the-Sea 
Mansfield (4) 

Marblehead (2) 
Marlborough 
Merrimac 
Methuen (4) 
Millis 
Nantucket (5) 
Norwood 
Revere 
Rutland (2) 
Saugus (4) 
Seekonk (2) 
Sharon 
Southborough (3) 
Stoughton (2) 
Sturbridge 
Sudbury (6) 
Swampscott 
Taunton 
Townsend 
Waltham (2) 
West Boylston 
Westminster 
Winchester 
Winthrop 
Yarmouth (2)

 

Provided or Providing Development Consulting Services on Potential  
Chapter 40B Projects (44 Municipalities / 62 Projects) 

 
Acton (3 developments) 
Andover 
Ashland 
Bellingham 
Billerica (2) 
Burlington 
Brookline (4) 
Chelmsford (6) 
Cohasset 
Dartmouth 
Dracut (3) 
Duxbury 
Easton 
Falmouth 
Hopkinton 
Ipswich 
Littleton 
Marshfield 
Merrimac 
Middleborough 
Milford 
Newton 

Norfolk (2) 
North Andover 
Norwood 
Oxford 
Pepperell 
Plainville (2) 
Reading 
Salisbury 
Sharon 
Sherborn 
Sterling 
Stoneham 
Tewksbury 
Tyngsborough 
Upton 
Wakefield (2) 
Walpole 
Wareham 
Weston 
Westford (2) 
Woburn (2) 
Wrentham  

  

Other Chapter 40B-Related Experience 
 

Speaker at numerous Chapter 40B Training Conferences [Sponsored by Citizens’ Housing & Planning 
Association (CHAPA), MA Department of Housing & Community Development (DHCD), Massachusetts 
Housing Partnership (MHP) and MassHousing] and the MHP-sponsored Massachusetts Housing 
Institute.  
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 John T. Smolak, Esq.  
 T: 978-327-5215 | F: 978-327-5219 

 jsmolak@smolakvaughan.com 

 

{00110049;v1} East Mill, 21 High Street, Suite 301, North Andover, MA 01845 

WWW.SMOLAKVAUGHAN.COM 

               
AREAS OF EXPERIENCE  

Land Use Law  

Real Estate Development  

Environmental  

Affordable Housing  

Permitting  

 

BAR ADMISSIONS  

Massachusetts  

New Hampshire  

 

EDUCATION  

Boston College Law School,  

       J.D., 1990  

Columbia University School  

of International and Public Affairs,  

      M.P.A. Public Policy and 

     Administration, 1987 

University of Massachusetts  

      at Amherst B.A., summa  

      cum laude, 1985  

 

MEMBERSHIPS  

 

Governor’s Economic 

Development Planning Council, 

member (2015-Present)   

 

DHCD’s Homeownership Advisory 

Committee, MA DHCD (2012-

2015) 

 

Merrimack Valley General Fund 

Grants Committee, Essex County 

Community Foundation (2012 – 

Present) 

 

Homebuilders Association of 

Mass., Chair, Governmental 

Affairs Committee (2013 to 

Present), and Member of the Board 

of Directors (2004 to Present) 

 

NAIOP – Massachusetts Chapter, 

Chairman, Environmental 

Committee     (2002-2004)  

 

Boston Bar Association, Member, 

Environmental Law Section   

Steering Committee (2000 -2005) 

 

 

 

     John Smolak is a Partner and Co-Founder of Smolak & Vaughan  LLP. His 

practice is concentrated in the areas of land use, environmental, and real estate 

development law. Prior to forming the firm in 2004, John was Co-Chairman of the 

Real Estate and Environmental Group with Burns & Levinson LLP in Boston.   

 

     John has represented property owners and developers in over one hundred cities 

and towns in Massachusetts in all aspects of real estate development, including the 

licensing and permitting of land use projects such as multifamily residential, transit-

oriented development, office and retail centers, institutional and educational 

facilities, hotels, and other mixed use developments.  In 2004, John was named a 

Massachusetts SuperLawyer in the field of Real Estate based upon a survey of 

Massachusetts attorneys conducted by Law & Politics Media, and reviewed by an 

independent blue ribbon panel, and is AV Rated by Martindale Hubbard. 

 

     His practice includes obtaining approvals related to federal, state and local 

highway access, wetlands and waterways, air, water and sewer facilities, zoning, 

and other permitting before local, state and federal permitting boards and agencies. 

John also advises clients on environmental compliance with federal, state, and local 

laws governing oil or hazardous materials, water pollution control, underground 

storage tanks, occupational health and safety, and historic preservation.  

 

   John was appointed in 2015 by Governor Charlie Baker to serve on the 

Governor’s Economic Development Planning Council which is charged with 

developing the Commonwealth’s Economic Development Plan, and was appointed 

and currently serves as a Board Member of the University of Massachusetts 

Building Authority.  John has also served on a number of committees and task 

forces, including the DHCD’s Homeownership Advisory Group which was charged 

with advising on modifications to the Commonwealth’s housing policies.  John also 

served on several working group involving proposed amendments to the 

Massachusetts Endangered Species Regulations, and formerly served on the Zoning 

and Wetlands Committee of the Governor’s Special Commission on Barriers to 

Housing Development.  Additionally, John served on the Legislative Committee of 

the Commonwealth Housing Task Force, an ad hoc committee which developed the 

Smart Growth legislation which became M.G.L. Chapter 40R and Chapter 40S.   

 

     John serves as Chairman of the Governmental Affairs Committee of the 

Homebuilders and Remodelers Association of Massachusetts (HBRAMA), and is a 

past Chairman of the Environmental Committee for the Massachusetts Chapter of 

NAIOP.  John was also a member of the Boston Bar Association Environmental 

Law Section’s Steering Committee and remains an active Section Member.  John 

served as Vice Chair of the Merrimack Valley Regional Planning Commission for 

nine years. He was also a member of the Massachusetts Executive Office of 

Transportation and Construction, Transportation Enhancements Steering 

Committee.   

 

John served on the Board of Directors of Special Olympics Massachusetts, Inc., and 

served on its Governance Committee, Executive Committee and  its Building 

Committee.  He is also a member of the Essex County Community Foundation’s 

Merrimack Valley General Fund Grants Committee.  
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AFFORDABLE AND MULTIFAMILY HOUSING 

 

 
Smolak & Vaughan LLP has extensive experience in the area of affordable and 

multifamily housing. Our experience includes analyzing and structuring complex deals, 
coordinating projects of significant scope and complexity, and providing counsel throughout 
the development process. We actively represent owners and lenders in all aspects of 
multifamily and affordable housing. Representation includes comprehensive project analysis, 
obtaining approvals and funding from government subsidizing agencies and other 
governmental authorities, obtained approvals under conventional zoning, obtaining 
Comprehensive Permits under Chapter 40B and other regulatory approvals, serving as a 
liaison with local, state and federal government agencies, representing developers before the 
Housing Appeals committee and courts, and closing construction and permanent loans for 
borrowers and lenders.  We have significant expertise representing developers before local 
zoning boards of appeals in connection with the Massachusetts comprehensive permit 
process under Chapter 40B, and regulations promulgated by the Massachusetts Department 
of Housing and Community Development.  We have also participated in commenting on, 
and drafting proposed modifications to, the updated Comprehensive Permit Regulations and 
related 40B Guidance issued by the DHCD.  We have served as a member of the DHCD’s 
Homeownership Advisory Group which was established to review current multifamily 
housing policy within Massachusetts.  We have also represented developers in connection 
with Chapter 40R Smart Growth proposals, as well as other multifamily and mixed use 
projects throughout Massachusetts. 
 

 

Representative Multifamily/Mixed Use Project Experience  
 

 Attorneys with the firm are currently, or have been, involved with the 
following Comprehensive Permit projects on behalf of non-profit and for profit 
developers: 

 Northfield Commons, Andover    80 Units 

 Thorndike Place, Arlington    219 Units 

 Benfield Farms, Carlisle     27 Units 

 Chicopee Assisted Living, Chicopee   95 Units 

 Allard’s Grove, Dracut     60 Units 

 Broadway Village, Dracut     278 Units 

 Grassfields, Dracut      48 Units 

 Mascuppic Village, Dracut     44 Units 

 Long Pond Village, Dracut     32 Units 

 Pines at Marsh Hill, Dracut     34 Units 

 Harbor Village, Gloucester     30 Units 
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Representative Multifamily/Mixed Use Project Experience 
(Cont’d) 

 Welcome Home Apts., Veterans Housing, Haverhill 27 Units 

 Gerson Building Veterans Housing, Haverhill  44 Units 

 Residences at Essex Pastures, Ipswich   194 Units 

 Mashpee Village Apartments, Mashpee   145 Units 

 Country Estates, Medfield      49 Units 

 Broadway Building Apartments, Methuen  40 Units 

 Hill’s Farm, Methuen     156 Units 

 Methuen Assisted Living, Methuen   92 Units 

 The Preserve at Abbyville, Norfolk   168 Units 

 Abbyville Commons, Norfolk    48 Units 

 The Enclave at Norfolk, Norfolk    56 Units 

 East Mill/West Mill, No. Andover   150 Units 

 Meetinghouse Commons, North Andover   80 Units 

 Princeton North Andover, No. Andover   194 Units 

 Residences at Osgood Landing, North Andover 300 Units        
(later converted to 40R District for 530 Units) 

 Stevens Corner, North Andover    42 Units 

 Residences at O’Shea Field, Peabody   80 Units 

 Maplewood Village, Reading    36 Units 

 Herring Brook Meadow, Scituate    20 Units 

 Christopher Street, Stoneham    12 Units 

 Eaglebrook Village, Wrentham    104 Units 

 Eaglebrook Village Extension, Wrentham  49 Units 

 Eaglebrook Commons, Wrentham   100 Units 



 

MARK ALLEN, P.E. 

ALLEN ENGINEERING, LLC 

CIVIL ENGINEERS AND LAND DEVELOPMENT CONSULTANTS 

2 WILLOWBROOK LANE 

MENDON, MA 01756 

 

Allen Engineering, LLC, Civil Engineers and Land Development 
Consultants, was founded in 2004 to provide high-quality professional 
civil engineering, property surveying, land use planning and permitting 
services throughout Massachusetts. 

Allen Engineering is a leader and has worked on various commercial, 
industrial and residential projects for land developers, town agencies 
and homeowners across Massachusetts. 

While environmental awareness continues to grow, Allen Engineering 
remains committed to working with clients' needs to create viable 
solutions that consider the environmental impacts of development. 

At Allen Engineering, we strive to make Smart Growth and Green 
Development an integral part of our day-to-day design process, making 
a positive impact on our surroundings. 

The firm has built its reputation on maintaining high standards on 
every project, focusing on superior quality and customer satisfaction. 
Allen Engineering is committed to staying ahead of the curve on which 
new technologies may benefit certain sites and staying current with the 
ever-changing local and state regulations. These two attributes have 
streamlined Allen Engineering's design and permitting throughout the 
years, which has saved its clients time and money. 

As the owner of Allen Engineering, Mark Allen brings nearly two 
decades of experience and a wealth of knowledge to the civil 
engineering industry. 

Mark Allen holds a Bachelor of Science degree in Civil Engineering from the University of New Hampshire. He is registered 
as a professional civil engineer, licensed soil evaluator and certified septic system inspector in Massachusetts. 

 



 
 
 
 
 
Company Profile HPA Design, Inc., Wrentham, MA 02093     
 (508)-384-8838  
 
 
 
Summary:                                                                                                           
 
For over 25 years, HPA Design Inc. Architects has been designing high quality single and multifamily 
residential and commercial buildings within the New England area. 
 
 
The Beginning:                                                                                                           
 
With its beginnings in residential architecture, HPA Design Inc. was founded in 1990 by Henry Arnaudo. 
Within a few years of its inception, Henry and the HPA Design team developed a remarkable reputation 
among its residential clients and has since become a recognized leader in traditional New England style 
residential architecture. 
 
In 1999, HPA Design Inc. began designing some joint venture multifamily residential and small 
commercial projects with other local architectural firms.  
 
Paul Frederick, a registered Architect with over 20 years of commercial, retail and multifamily residential 
experience, teamed up with Henry Arnaudo in 2004 to create a commercial division of the firm. 
 
Henry and Paul, in combination with the other associates of HPA Design, the least of which has been with 
the firm over 15 years, form a dynamic group with a wealth of experience and skill in the field of 
architecture and construction. 
 
 
 
The Philosophy:                                                                                                  
 
The reason for HPA Design’s history of success can be attributed to the firm’s philosophy. This philosophy 
is to provide a comprehensive and unparalleled level of service second to none. Simply put, to be the best. 
 
Although this philosophy seems somewhat apparent and should be commonplace within the industry, many 
firms fall short because they define “the best” in their own terms rather than with the client’s needs and 
best interest in mind. 
  

In order to make this philosophy a reality, HPA Design indentifies the 
various but very specific needs of the client along with the design and 
construction principals that best apply. With these needs and principals 
clearly in focus the overall design parameters and project goals are set.  
 
 
 
 

 
 
 



Subsequently as the project progresses through design and construction, the adherence to these parameters 
and goals in conjunction with its functionality, aesthetics, constructability and cost are continuously 
reevaluated. This iterative process is critical in allowing for project flexibility when it’s most beneficial, 
while never losing sight of the original benchmark for which the project’s success can be judged. 

  
HPA Design’s dedication to providing a top quality level of service, along with the unwavering 
commitment to establish and preserve quality client relationships, have proven to be the linchpin of the 
firm’s success. At HPA Design our philosophy becomes your reality. 
 
 
 
The Results:                                                                                                              
 
 
Due to the HPA Design philosophy, the diversified architectural and construction experience of the staff, 
the practical and holistic approach and the understanding that the client’s projects must get constructed to 
their satisfaction, 97% of HPA’s commercial projects are from/for repeat clients. This is no accident. 
HPA’s repeat client list is testament to the level of service one can expect.  
 
 
 
Key Staff:                                                                                                              
 
 
Henry Arnaudo AIA President 
 
 
Henry Arnaudo is a registered architect with over 30 years of architectural and construction observation 
experience. He began his career working for a number of larger firms in and around the Boston area. In 
1990, Henry founded HPA Design Inc. and has been responsible for many award winning projects 
throughout his career. 
 
Henry is responsible for all aspects of the firm’s operation including new client development and the 
continued successful relationships with current clients. On a day to day basis Henry oversees the entire 
process to insure that quality is maintained on all projects throughout all phases. Henry is also responsible 
for coordinating projects with various groups and municipalities including federal and local housing 
authorities, building and fire departments, zoning and planning boards, historical and conservation 
commissions and consulting engineers.   
 
Henry’s diversified experience includes commercial and institutional projects, however his expertise lies in 
single and multifamily residential. Henry has been involved in more than 7,000 residential projects since 
founding HPA Design. These projects vary in type and size from single family homes for private owners 
and developers through multiple lot subdivisions, duplexes, triplexes, townhouses and multiunit apartment 
and condominium buildings through custom single family homes ranging from 1,500 SF to 15,000 SF. 
 
His design work has been selected for various awards year after year, including the BAGB Prism Awards 
and the 2015 Boston Preservation Achievement Award (Walgreens – Downtown Crossing). 
 
Henry earned his Architectural Degree from Wentworth Institute of Technology and is a 
Registered Architect, a member of the American Institute of Architects and The Boston Society of 
Architects and has sat on the board of The Builder’s Association of Greater Boston. 
 
 
 
 
 
 
 



Paul Frederick AIA, Vice President 
 
Paul Frederick is a registered architect with nearly 35 years of diversified architectural, engineering and 
construction experience. Throughout his career and prior to joining HPA in 2004, Paul worked at a number 
of small and large architectural, engineering and design/build firms in and around the Boston area. During 
this time he accumulated an impressive project resume consisting mainly of commercial, office, retail and 
mixed used projects along with food service/hospitality and multiunit residential developments. 
 
As Vice President of HPA Design, Inc., Paul is involved in all managerial aspects of the firm, including 
marketing, client procurement and relations, project scheduling and consultant contracting. From a project 
standpoint Paul is unambiguously accountable to the client for the complete success of their project. This 
includes project management, programming and design, coordination with local, state and federal agencies, 
building, energy and accessibility regulation compliance, technical detailing, construction document 
preparation, engineering consultant coordination and finally, construction control. Overall Paul is directly 
responsible for the execution and successful completion of all commercial and multiunit residential projects 
at HPA Design.  
 
From a practical standpoint Paul applies both his formal education and practical experience in architecture, 
engineering and construction, to all his projects. By combining the architect’s creativity, the engineer’s 
analytical approach and contractor’s technical know-how, Paul is able to understand, address and balance 
all three components from design inception through construction completion. 
 
Paul earned a Bachelor of Architectural Degree from Roger Williams University as well as a Bachelor of 
Science Degree (in Engineering) and an Associate’s Degree in Civil Engineering Technology. 
 
Paul is a Registered Architect in Massachusetts, Connecticut, New Hampshire, Maine, Rhode Island, and 
Pennsylvania. He is a member of the American Institute of Architects, The Boston Society of Architects 
and is NCARB certified.  
 
 
 
 
Domenic W. DeAngelo, P.E., Structural Engineer 
 
Domenic DeAngelo is a Structural Engineer with over 40 years of experience in office, commercial, retail, 
industrial, educational and residential projects. 
 
As President of DWD Engineering, Inc., Domenic continues to work successfully with a broad range of 
clients including owners, developers, architects, contractors and building officials.  His creative but 
pragmatic design approach combined with his uncanny ability to quickly assess and resolve construction 
site obstacles is critical to the perpetual success of all his design and construction projects. 
 
Domenic has forged strong and lasting relationship with all his clients due to the quality, timeliness and 
practicality of his engineering. His ability to consider and strike a balance between building code 
requirements, good engineering practice and ultimately the construction process, are essential in the 
successful completion of all his projects.  
 
Domenic earned a Bachelor of Science Degree in Civil Engineering from Worcester Polytechnic Institute 
and his education include graduate courses from Northwestern University. 
 
Domenic is a Registered Structural Engineer in Massachusetts, Rhode Island, Maine, Connecticut, Vermont 
and New Hampshire.  He is a member of the American Institute of Steel Construction, American Society of 
Civil Engineers and American Concrete Institute. 
 
 



 
 
 
Henry P. Arnaudo   AIA            HPA Design, Inc., Wrentham, MA 02093             
                    (508)-384-8838 
 
 
Profile:                                                                                                              
 
Henry is responsible for all aspects of the firm’s operation including new client development and the 
continued successful relationships with current clients. On a day to day basis Henry oversees the entire 
process to insure that quality is maintained on all projects throughout all phases. Henry is also responsible 
for coordinating projects with various groups and municipalities including federal and local housing 
authorities, building and fire departments, zoning and planning boards, historical and conservation 
commissions and consulting engineers.   
 
Henry’s diversified experience includes commercial and institutional projects, however his expertise lies in 
single and multifamily residential. Henry has been involved in more than 7,000 residential projects since 
founding HPA Design. These projects vary in type and size from single family homes for private owners 
and developers through multiple lot subdivisions, duplexes, triplexes, townhouses and multiunit apartment 
and condominium buildings through custom single family homes ranging from 3,000 SF to 15,000 SF. 
 
His design work has been selected for various awards year after year, including the BAGB Prism Awards 
and the 2015 Boston Preservation Achievement Award (Walgreens – Downtown Crossing). 
 
 
 
Career Progression:                                                                                                            

 
HPA Design, Inc., Wrentham, MA                     1990-current 

President 
 

Lane Associates, Dedham, MA                 1990-1991 
  Architectural Draftsman 

 
Sanders, Wadsworth and Associates, Worcester, MA                     1989-1990 

Project Manager 
 

Bergmeyer Associates, Inc., Boston, MA                                                     1988-1989 
Project Manager 

 
Kubitz and Pepi Architects, Wellesley, MA                                                             1987-1988 
 Architectural Designer/Draftsman 
 
Dion & Sokol Inc., Architects, Sudbury, MA,                        1986-1987
 Architectural Designer/Draftsman 
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Education:                                                                                                                     

 
Bachelor of Science in Architectural Engineering, Wentworth Institute of Technology, 
Boston, MA                                               1990 
 
 
 

Registrations and Professional Organizations        
   

Registered Architect, State of Wisconsin 
Member of the American Institute of Architects 
Member of the Boston Society of Architects 
      

                                                                                                          
 



 
 
 
F. Paul Frederick   AIA            HPA Design, Inc., Wrentham, MA 02093   
                    (508)-384-8838 
 
 
Profile:                                                                                                              
 
As Vice President of HPA Design, Inc., Paul is involved in all managerial aspects of the firm, including 
marketing, client procurement and relations, project scheduling and consultant contracting. From a project 
standpoint Paul is unambiguously accountable to the client for the complete success of their project. This 
includes project management, programming and design, coordination with local, state and federal agencies, 
building, energy and accessibility regulation compliance, technical detailing, construction document 
preparation, engineering consultant coordination and finally, construction control. Overall Paul is directly 
responsible for the execution and successful completion of all commercial and multiunit residential projects 
at HPA Design.  
 
From a practical standpoint Paul applies both his formal education and practical experience in architecture, 
engineering and construction, to all his projects. By combining the architect’s creativity, the engineer’s 
analytical approach and contractor’s technical know-how, Paul is able to understand, address and balance 
all three components from design inception through construction completion. 
 
 
 
Career Progression:                                                                                                            

 
HPA Design, Inc., Wrentham, MA 2004-current 
Vice President 

 
National Lumber Company, Mansfield, MA 2002-2004 
Project Manager/Scheduling/Field Construction Rep 

 
Carlson Design & Construct Inc.,  (CDC), Boston, MA 1999-2002 
Project Manager 

 
Asfour Associates Inc., Milford, MA 1992-1999 

 Associate/Project Manager/Project Architect 
 

Sumner Schein Architects and Engineers, (SSAE), Cambridge, MA, 1991-1992  
Project Architect/Job Captain 

 
The Architects Collaborative Inc.,  (TAC), Cambridge, MA  1990-1991 
Designer/Job Captain 

 
Primary Group Inc., Boston, MA 1989-1990 

       Job Captain 
 

EHA Architects/Planners, (Eisenberg Haven Associates) Boston, MA 1987-1989 
      Project Architect/Designer/Job Captain 
 

John R. Perry Architects, Ltd., Norwood, MA  1983-1987 
      Designer/Job Captain/ Draftsman 
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Education:                                                                                                                     

 
Bachelor of Architecture, Roger Williams College, Bristol, RI    1984 
Bachelor of Science, Roger Williams College, Bristol, RI                                            1984 
Associate of Civil Engineering Technology, Roger Williams College, Bristol, RI 1984 
 
Overseas Studies Program, University of Venice, Italy                                  Summer 1982 
 
 

Registrations and Professional Organizations        
   

Registered Architect, Massachusetts, Rhode Island, Connecticut, New Hampshire, Maine, 
Pennsylvania 
Member of the American Institute of Architects 
Member of the Boston Society of Architects 
Member of NCARB Certified                                                                                                        
 



 
 
 
 
Project Addendum:                                       HPA Design, Inc., Wrentham, MA 02093 

(508)-384-8838  
 

Representative Projects 
  

 
Hotel and Multifamily Residential 
 
Franklin Heights Estates, Franklin, MA 
Proposed new 28 building, 110 unit, townhouse community and 3 story, 18 unit 
apartment building. 
 
Wayland Commons, Wayland, MA 
Proposed new 14 building, 48 unit, townhouse community. 
 
Mill Valley Estates, Amherst, MA 
Design, document preparation and construction administration for a new 148-unit 
condominium complex in a residential suburban area. 
 
Bigelow Court, Brighton, MA 
Design and Boston Redevelopment Authority approvals for an 18 unit condominium 
building with parking under attached to 8 condominium townhouse units in urban setting. 
 
Comfort Inn, Foxboro, MA 
Design, document preparation and construction administration for the renovation and 
conversation of multiple hotel rooms into deluxe hotel suites. 
 
Comfort Inn, Rockland, MA 
Design, renovation and expansion of existing hotel restaurant and function area. 
 
Easton Apartments, Easton, MA 
Project Manager for the material supply and framing of a new 118-unit retirement 
complex. 
 
Norwood Crossing, Norwood, MA 
Project Manager for the material supply for a new 110-unit apartment complex. 
 
Granite Properties, Boston, MA 
Accessibility review and Rehabilitation of 110 urban apartments in 14 buildings in the 
Boston area for the U.S. Department of Housing and Urban Development. 
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The Ledges, Groton, CT 
Project Manager for the material supplier including Floor and Roof truss design, 
fabrication, distribution and erection for 350 apartments in 15 buildings and associated 
community buildings. 
 
The Elms of Hanover, Hanover, MA 
Project Manager for the material supply and framing of a 44 high end, over 50, 
townhouse units. 

 
The Village at Auburnville, Whitman, MA 
Project Management, Truss design, Wall panel review and construction administration for a 15 
building, 92 unit, townhouse complex. 

 
Baker Square, Dorchester Lower Mills, MA 
Restoration/conversion of five historic mill buildings to 300 condominium units, a 
recreational athletic facility and a new 6-story structured parking garage. 
 
Palace at Seaport, Marina Bay, Quincy, MA 
Design, document preparation and construction administration for a new l25 Unit 6-
story condominium with 2 level underground parking. 
 
Harris Pond, Merrimack, NH 
Design, document preparation and construction administration for a new 24-unit 
condominium building and 300 town houses. 
 
Captain’s Cove I and II, Quincy, MA 
One 8-story and one 10-story, 180 unit condominium complex. 
 
Comfort Inn, Rockland, MA 
Design, renovation and expansion of existing hotel restaurant and function area. 
 
Fafard Complex, Ashland, MA 
Design for proposed 40-room motel, 10,000 sf restaurant and 30,000-sf retail strip mall. 

 
Comfort Inn, Rockland, MA 
Design, renovation and expansion of existing hotel restaurant and function area. 
 
Webster Nursing Center, Webster, MA 
Design, document preparation and construction administration Admin for a new 82-bed 
nursing and medical care facility including office, and resident dining and function 
areas. 
 
Alternatives: Group Home, Holden, MA 
New assisted living, group home. 

 
Villas at Old Concord Apartment Complex, Billerica, MA 
Field evaluation of 7 existing buildings and subsequent interior remodel/exterior addition 
to each building to house a new water filtration system. 

 
 

 
 



Matt serves as the New England Region Director of 
Landscape Architecture for Bohler.  With over 22 years 
of experience, he has managed a wide range of project 
types, from downtown revitalization and campus 
planning, to resort and community development.  Matt is 
a registered Landscape Architect responsible for design, 
coordination, quality control and the integration of the 
latest technology in designing the next generation of 
living, working and recreational environments.  

Matt demonstrates a focused expertise in open space 
planning, urban design and streetscape improvements, 
and has a strong track record in implementing projects 
from conceptual design through construction, and 
strives to ensure the close coordination of planning 
and landscape architecture with engineering to achieve 
integrated results.  He is skilled at the production of 
conceptual illustrative site plans, detailed landscape 
plans and three dimensional and hand rendered exhibits, 
and has helped lead a number of community-based 
consensus-building workshops on projects throughout 
New England and beyond.

MATTHEW J. MRVA, RLA
DIRECTOR OF LANDSCAPE ARCHITECTURE

mmrva@bohlereng.com

EDUCATION:

Bachelor of Science, 
Landscape Architecture

The Pennsylvania State University 

PROFESSIONAL LICENSES:

Connecticut Registered Landscape 
Architect #LAR.0001359

Maine Registered Landscape Architect
LAR4248

 Massachusetts Registered Landscape 
Architect #1217

New Hampshire Registered Landscape 
Architect #00109

New York Registered Landscape  
Architect #002359-1

Rhode Island Registered Landscape 
Architect #419

PROFESSIONAL AFFILIATIONS:

Urban Land Institute

American Society of Landscape 
Architects



 Ron Müller & Associates 

 Traffic Engineering and Consulting Services 

56 Teresa Road 
Hopkinton, MA 01748 
Tel.:  (508) 395-1576 
Fax:  (508) 435-2481 

www.RonMullerAssociates.com 
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Name:  Ronald Müller, P.E. 
Title:  Principal 
 
Education: BS Civil Engineering – 1986 
 
Registration: MA Professional Engineer #40482 
  NH Professional Engineer #10509 
  CT Professional Engineer #23066 
  RI Professional Engineer #8318 
 
Affiliations: Institute of Transportation Engineers (ITE), Member 

Massachusetts Chapter of the ITE 
New Hampshire Chapter of the ITE 
Connecticut Chapter of the ITE 

 
 

 
 
PROFESSIONAL PROFILE 

 
Mr. Müller has over 25 years of experience in the permitting of land development projects 
through the preparation of Traffic Impact and Access Studies and Environmental Impact Reports 
involving the design of site access and off-site roadway improvements.  He has extensive 
knowledge in the procedures and politics of governmental permitting in Massachusetts, New 
Hampshire, Connecticut, and Rhode Island and the approval of development projects and 
transportation improvements.  He is capable of coordinating the permitting of development 
projects involving multiple consultants and numerous permitting issues. 
 
Traffic Impact and Access Studies are an essential component of almost any development project 
and Mr. Müller has prepared hundreds of these studies necessary for permitting through the 
Massachusetts Environmental Policy Act (MEPA) process, the Connecticut State Traffic 
Commission (STC) process for major traffic generators, and the Departments of Transportation 
in Massachusetts, New Hampshire, Connecticut, and Rhode Island.  In Massachusetts, these 
projects typically involve the preparation of an Environmental Notification Form (ENF), Draft 
and Final Environmental Impact Reports (EIR), and a MassDOT Section 61 Finding and 
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Highway Access Permits.  In Connecticut, these projects require an Application for STC 
Certificate and an Encroachment Permit from the ConnDOT.  In New Hampshire and Rhode 
Island, these projects involve the preparation of Traffic Impact and Access Studies in 
conformance with applicable standards and close coordination with the respective DOT’s in 
securing access to state highways. 
 
 
PROJECT EXPERIENCE 

 
Traffic 

Permitting: 

Mr. Müller has managed hundreds of development projects in securing 
permits and approvals through local and state agencies.  A sample of these 
projects is provided below: 
 
Colony Place – An 865,000 square foot shopping center on Commerce 
Way in Plymouth, Massachusetts.  Approvals and permits were obtained 
from MEPA, MassDOT, and the Town of Plymouth. 
 
Bose Corporation – An 850,000 square foot office development on Route 
117 in Stow, Massachusetts.  Approvals and permits were obtained from 
MEPA and the Town of Stow. 
 
The Shoppes at Blackstone Valley – An 823,000 square foot shopping 
center on Route 146 in Millbury, Massachusetts.  Approvals and permits 
were obtained from MEPA, MassDOT, and the Town of Millbury. 
 
New London Mall – Redevelopment of a 275,000 square foot shopping 
center in New London, Connecticut.  Approvals and permits were obtained 
from the STC, ConnDOT, and the City of New London. 
 
East Cedar Street Shoppes - Permitting of a mixed-use development 
including hotel, retail, restaurant, and gas station uses on Route 175 in 
Newington, Connecticut.  Approvals and permits were obtained from the 
STC, ConnDOT, and the Town of Newington. 
 
Discount Department Stores – State and local permitting of Walmart and 
Target stores in Hudson, Oxford, Walpole, Plymouth, Dartmouth, 
Sturbridge, Ware, Raynham, Northbridge, Halifax, Swansea, Wilmington, 
and Saugus, Massachusetts and in Naugatuck, Waterford, and Putnam, 
Connecticut and in Woonsocket, Rhode Island.   
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Home Improvement Stores - State and local permitting of Home Depot 
and Lowe’s stores in Littleton, Oxford, Ware, Plymouth, Raynham, and 
North Attleborough, Massachusetts and in Hooksett and Plaistow, New 
Hampshire. 
 
Pharmacies – State and local permitting of CVS, Walgreens, Rite Aid, and 
Osco Drug stores in numerous communities throughout Massachusetts, 
New Hampshire, Rhode Island, and Connecticut.  
 
Distribution Centers – State and local permitting of various distribution 
centers including a Home Depot Cross-Dock facility in Shrewsbury, 
Massachusetts, a Dunkin Donuts distribution center and a Best Buy 
distribution center in Bellingham, Massachusetts, and an AMB Property 
Corp. distribution center in Mansfield, Massachusetts. 
 
Residential Developments - State and local permitting of numerous 
residential subdivisions, apartment complexes, and retirement communities 
throughout Massachusetts, New Hampshire, and Rhode Island.  
 
Gasoline Stations - State and local permitting of a variety of gas station 
projects with ancillary uses such as convenience stores, donut shops, and 
car washes throughout Massachusetts, New Hampshire, Connecticut, and 
Rhode Island. 
 
Donut Shops - Local permitting of numerous Dunkin Donuts and Honey 
Dew projects throughout Massachusetts and New Hampshire. 
 
 

Traffic Feasibility 

and Site Sizing 

Studies: 

 

Feasibility and due diligence studies are often required by proponents of 
potential new development projects to identify expected traffic impacts and 
likely traffic mitigation requirements early-on in the development process.  
Mr. Müller has prepared many of these studies, which often take the form 
of site sizing studies at locations where traffic impact and capacity are the 
constraining factors. In those instances, the studies identify the maximum 
level of site development feasible within the constraints of the surrounding 
roadway infrastructure. The studies typically provide preliminary 
construction cost estimates for potential traffic mitigation measures and 
identify the approval process likely to be required for the project.  
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Traffic 

Monitoring 

Studies: 

Mr. Müller has prepared numerous Traffic Monitoring Studies that identify 
post-development traffic conditions and compare the results to the 
estimates made during the permitting process. Traffic Monitoring Studies 
are often required as part of local and state conditions for approval of land 
development projects.  
 
 

Traffic Reviews: Due to his extensive knowledge and reputation in the field of traffic 
engineering, Mr. Müller has also been asked to perform reviews of traffic 
studies prepared by other consultants. Such reviews are typically at the 
request of cities and towns who often require "third party" reviews of 
development applications for accuracy, completeness, and compliance with 
local and state regulations.  
 
 

Roadway and 

Intersection 

Design: 

Mr. Müller has prepared conceptual plans for the design of site access and 
off-site roadway improvements for most of the projects that he permitted. 
He is knowledgeable in the design of roadway widening and geometric 
modifications, traffic control signals and systems, signing and pavement 
markings, and traffic management during construction. Mr. Müller has also 
managed several highway design projects that involved the submission of 
construction, sign and pavement marking, traffic signal, and traffic 
management plans at the 25, 75, and 100 percent design stages as well as 
specifications and estimates in accordance with MassDOT submission 
guidelines. When required, Mr. Müller engages the services of 
subconsultants to prepare detailed construction documents for roadway and 
traffic signal improvements that may be required as mitigation for 
development projects. 
 
 

Expert 

Testimony: 
Mr. Müller has provided expert testimony in several Land Court, Superior 
Court, and Housing Appeals Committee cases.  These cases typically 
involve the defense of development projects whose local approvals have 
either been appealed, or that were denied by a city or town board.   
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MCO Housing Services, P.O. Box 372, Harvard, MA  01451 

978-456-8388         FAX:  978-456-8986 

 
 

Background Information 
 
MCO Housing Services has been dedicated to providing lottery services to developers and municipalities 
for over 20 years; within the last ten years MCO Housing Services has managed over 50 affordable 
housing homeownership and rental lotteries.  Additionally, MCO Housing Services has provided 
consultant services to local municipalities; assisting them in managing their affordable unit resale’s and 
homeowner refinancing; assisting with local buy down programs and training staff on affordable housing 
criteria. 
 
MCO Housing Services has created a website, www.mcohousingservices.com, to announce and manage 
their affordable housing lotteries.  All client lotteries are posted online.  As a website member, 
applicants receive emails when new lotteries are posted or to notify of program changes. 
 
Maureen O’Hagan has been with MCO Housing Services for over 10 years specializing in the distribution 
of affordable housing units.  As Director of Lottery Programs, she works with builders and municipalities 
in the marketing, managing and execution of affordable housing lotteries for homeownership and rental 
new construction projects, manages the annual recertification on rental units and consults with various 
towns on affordable housing.  She also handles the resale’s of existing affordable units for local 
communities and DHCD.  Maureen has a Masters Degree in Education from Boston College and is a 
Licensed Real Estate Agent. 
 
Following is a partial list of rental lotteries that MCO Housing Services has conducted with MassHousing, 
MHP or DHCD as the Project Administrators: 
 
Rentals 
Archstone Avenir – Boston –       17 units 
Madison Place – Shrewsbury –      15 units 
Old Colony Square @ Cohasset Station – Cohasset –   2 units 
Sudbury Housing Authority Duplex Project – Sudbury 
Acton Housing Authority Duplex Project – Acton 
Madison Place – Southborough -     35 units 
Edgewood Apartments – Plainville –      30 units 
Americana Apartments – Wakefield –    8 units 
Walnut Place – Natick       8 units 
Queset Commons – Easton (phase One)    13 units 
Sunset Lake Apartments – Braintree     3 units 
Turnpike Village – Townsend      12 units 
Renaissance Station – Attleboro                    5 units 
Meadows at Acton – Acton                                                                          2 units 

http://www.mcohousingservices.com/
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978-456-8388         FAX:  978-456-8986 

One Upland – Norwood      66 units – in process 
Berry Farms – N. Andover      49 units – in process 
Parc Westborough – Westborough     63 units – in process 
Community Residences – Wayland                  13 units – in process 

Matrix Hudson       44 units – in process 
The Tremont – Burlington      18 units – in process 
Wakefield Vista       28 units recertifications 
Pembroke Woods       60 units recertifications 
Everly – Wakefield       33 units recertifications 
Stonegate – Marlboro       83 units recertifications 
West Village – Mansfield      50 units recertifications 



Room 11, lbwn Hall, 52 Main St. (Route
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lVilliam E. Kingkade Jr,, Chairmgn
William D, Buckley
Michael K Walsh

RichardA. Villani
Tbwn Administrator

November 17,ZAl7

Ms. Katherine Miller
40B Specialist
MassHousing
One Beacon Street
Boston, MA 02108

Dear Ms. Miller:

At our l1-15-17'speoial meeting; the Milford Board of Selestmen voted unanimously to forward
this letterin support of expedited site eligibility for the Birch Street Affordable Houging project
in Milford being proposed by Kevin Lobisser and David Pyne of 88Corp.

The proponents introduced the ooncept at our May 8,2017 meeting, at which point we voiced
interest in the prgject pending additional input frorn Town Departments. Ovei the fo[lowing
months, the propone:nt partioipated in numerous development review meetings with $taff in an
effort to address all possible idsues, In addition, the Planning Board conductid a curgory review
of the project at theil November 7,20I:l meeting, For your convenience attached plqase find the
Planning tsoard report, as well as the project reviews prepared by the Town Planner 4nd Town
Engineer which describe the proposal in some detail.

We are encouraged tlhat of the 45.84 acreoverall parcel, the proposal reserves the 24,i89 acres of
prime industrial land that front on Industrial Road for future commercial and industrial
developmenl. Only the northcrly 20.95 acres will be developed for residential and open space
use, thus balancing housing production with economic development.

Therefore, the Board of Selectrnen supports issuance of site eligibility for this projeot.

Respectfully,



Ms. Katherihe MiLlEr
November 1 7, 2017
Page 2

n(.K.a/J-&.
Michael K. Walsh

cc:

MITFORD BOARD OF SELECTMEN



PLANNING BOARD OF MILFORD, I['IASS.

TOWN HALL,52 MAIN STREET
634-23'17

Joseph Calagione
John H. Cook
Patrick J. Kennelly
Marble Mainini. III
Lena McCarthy

November 9,2017

William E. Kingkade, Jr., Chairman
Board of Selectmen
52Main Street
Milford, MA 01757

RE: Birch Street Affordable Housing - 88 Corp. / Kevin Lobisser

Dear Chairman Kingkade:

At our ll-7-17 regular meeting, the Planning Board voted 4 yes with 1 abstention to fonvard this
letter encouraging the Board of Selectmen's support of the Birch Street Affordable Housing
project being proposed by Kevin Lobisser. As you recall the proposal was received favorably by
your Board at the May 8,20L7 Selectmen's meeting.

The Planning Board conducted a cursory review of the project in an effort to expedite the
MassHousing site eligibility process. For your convenience I have attached the pnoject reviews
prepared by the Town Planner and Town Engineer, which describe the proposal in some detail.
Our hope is for the Board of Selectmen to develop a level of comfort with the proposal. The
applicant has worked with the Town in developing the project, and has met with staff on
numerous occasions. The current plan is the result, with various elements of the original draft
plan having been revised to address staff comments.

Therefore, the Plannirng Board recommends that the Board of Selectmen provide a letter of
support for this project, which letter can be included with Mr. Lobisser's formal application to
MassHousing for site eligibility.

Respectfully,./1 ,, n /J// t) { l!llt^,^.t
Ao"trh -A- la' o

' Joseph A. Calagione
Vice Chairman



TOWN OF MITFORD
52 MAIN STREET, MILFORD, MASSACHUSETTS 0I757

508-634-23 I7 Fax 508-473.2394
mdean @townofm il ford. com

OFFICE OF PLANNINC
AND ENGINEERINC

MichaelDean, P.E.

Tovln Engineer

November 2,2077

Mr. Patrick Kennelly, Chair
Planning Board
52 Main Street
Milford, MA 0L757

Re: Preliminary Review of an Affordable Houslng Dcvelopment {ch.4og}
Birch Street - 159 Units

Dear Mr. Kennelly:

The preliminary review has been reguested by the Applicant, 88 Corp., 31 Whitevyood Road,
Milford, MA. The Applicant is taking a proactive approach by requesting this preli;ninary review
prior to the project being submitted to MassHousing for the Site Eligibility Letter / Approval.

It is my understanding the project was received favorably by the Board of Selectnlran. The
project proposes 159 rental units which allows for all the units to be counted towards the
number of affordable units in the Town of Milford, increasing the Town,s inventofy /
percentage.

The site consists of a 20.95 Acre parcel of land Zqned Highway f ndustrial B (tB), Afsessors Map
46, Lot 64 (Portion).

Following a review of the submitted plans and an informal meeting with the applipant I offer
the following generalized comments, as the plans are at a preliminary stage:

1. The site appears to have adequate site distance at the proposed drivqways
intersecting with Birch Street.

2. The plans show the site being serviced by Town water and sewer.
3. The overall internal circulation appears to be adequate includlng emepgency access

around the 3 Story Euildings.



4, All access to the proposed site is from Birch Street and not through tftdustrial Road,
separating the two types of uses (residential and commercial).

5. The prelirninary plans show areas for drainage mitigation / basins (orl a preliminary
basis).

6. The plans show some amenities for the community, Club House, pool, playground
and Dog park.

7 ' The 20-foort wide emergency access is located in a So-foot wide accegs easement
associated with the Birch Street Fire House. lt is recommended the applicant
discuss this emergency access with the Fire Department to ensure all concerns are
addressed.

8' The project is proposed in the northern portion of the overall 4S.g3 Alcres, which
allows for 24.88 Acres fronting on Industrial Road which will be for cqmmercial
purposes.

9' The proposed site is adjacent to existing residential condominiums a4d will provide
for a transition from the residential u$e (condominiums)to the induslrial/
commercial use fronting on lndustrial Road.

1'0' The project will need to be submitted to Conservation Commission fof appnoval and
the issuance of an Order of conditions.

The above information are comments in a general manner, however I recommen{ a favorable
report to the Board of lielectman.

Sincerelyr, ,/)f, /",- /, /4' //ti ,Y*(r/ ,/./t '- // v -1---
Mich6el Defn. P.E.
Town Engineer
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Nor,entber 7. 2017

Patricli l. Kennellv, f'lrairntan
Vliltbrd Planning Boarrl
5l \lain Street
i\lillbrd. l\,1A 01 757

Preliminary Review
Affordnble Hausing Devclop{nent
88 Corp.
Birch Street
llfap 46 Blk 0 Lot 6A
lB Zone

Dear iVlr. Clhairntan.

Tlre applicant reqllests preliminary review of a proposed Clh.40B Afibr{able Housing
Developnrent ofl Bircli Street. r.vhich proposa! was received favorably bv the Boatp of Selectnren

ar their N,lar' 8, 2017 meeting. This cursory review is being conducte$ to expedite

N,lassHor-rsing's site eligibilitv proces$. The result of the Planning Board's review plong rvith tliis
repofi rvill Lre fbru'arcled to the Board of Selectrnen. The expectation is fbr the Board ol'
Selectnien to develop a level of comfort in providing e letter of support fbr the pro"iect to
accorllpanv tlre applicant"s site eligibility reqr"rest to MassHousing. Upon !'eceipt of site

eligibilitl, the proposal will be formally submittecl to the ZBA for Conrprel.fertsive Permit
approval. At that tinre the ZBA rvill reque$t that we provide thern a forntal. detaifed revierv and

fr-rll reporr on the prclject

Specifically, tlre propor;al consistsof a 159 unit, a building Affordable Housing Dpvelopntent on
tlre noltirerly 20.9,5 acres of the 45.84 acre overall par"cel ofTBirclr Street, lying west o1'(behind)
theFireDepartnientHeadqr-rarters. All ofthe l5gunitsrvill berental units,anfl wfilltherelbreall
count tor.rard the torr.'n's l09zi, recluirefirent. N,l.G.L. Ch,40B provides fbr Comprelensive Permits

to be granted in conrnrunities that do not have 100/o of their housillg stock "aflord{ble" to lo,'v- or
nroderate-incoure tanrilies as established by DHCD. Miltbrd's percentage of af\rdable units is

6.28%. -f his development is located in the Bear Hill Industrial Park entirelv within art lndustrial
Zone.

I have revieued the application in the context of accepteel planning prineiples, artd the need for
aftordabie housing in hzlilfbrd. \'ou will recall that in ?004 the town opposed, an{ MassHoursing
reiected a previc'rus t'h.408 development proposed in this area, That proposal wa$ nruch denser,

consisted crf ? l6 cr:ndo units r:ccupying the entire 4-5.84 aeres lcaving no possibilitl' o1'

comnrercial or industrial developnent. All of those units were owRcrship units, With only 54 of
the units countable toward the l0-0,6 terget.



It should be noted tliat unlike the prior- ?004 proposal, this development reserves fihe 34.8g acres
that fiont directlv on lrtdustrial Road for' future eonrnrersial and industrial u$es. This rvill
provide fbr"a balanse of econonric developnrent rvith housing" and still allow fbr.ibb creaticln ancl
increased tax revenue. Also b1' comparison, the oun"ent proposal entirely separates the
residerrtial trat}ic fiorn heavy truck trafTlc on lndustl'ial Road by utilizing Birch Sfireet. taking no
access fi'onr Industrial Road" unlike the 2004 proposal that used lndustrial Road exclusively t'or
residential access, Further, the current praposal clustera tlre units around a "eom]riunity square"
area containing a club lrouse, pool/patio area, and a playground, as rvell as prlserving or,'er (i
acres of contiguours open space to the west of the developrnent.

Therefbre, I recomrnend a thvorable report be fbrwarded to the Board
r,r'ith their letter of suppon to MassHousing for issuance of a
determination tbr this project.

Respecldully. 71,\/ I 't I/lV,/ nr' I -
L+-ft .l YV^i,, W,/ / \-/ -*---

Lzirrv LI' Dunkin. .{lCP
Tovrl Planner

of Selectnr$n for
favorable site

{Gf,NDA ITEIII J

inclusion
eligibility'
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