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MASTER DEED 

OF VILLAGE AT SHIRLEY STATION 

 

  

The undersigned, Shirley Station Development, Inc., a duly organized and existing Massachusetts 

corporation having a principal place of business at 352 Middlesex Road, Tyngsboro, MA 01879 

(hereinafter the "Declarant"), being the owner of the land situated on 42 Benjamin Road and Center 

Road, Shirley, Middlesex County, Massachusetts (hereinafter the “Premises”) described in Exhibit 

A attached hereto and made a part hereof, by duly executing and recording this Master Deed, does 

hereby submit said land, together with the building and improvements thereon and all easements, 

rights and appurtenances belonging thereto to the provisions of Chapter 183A of the General Laws 

of Massachusetts, as amended, (hereinafter "Chapter 183A") and proposes to create, and hereby 

does create with respect to the Premises, a condominium (hereinafter the “Condominium”) to be 

governed by and subject to the provisions of Chapter 183A.  The Condominium created herein is 

subject to the terms and conditions of the Town of Shirley (the “Town”) Zoning Board of Appeals 

(the “ZBA”) Comprehensive Permit dated November 22, 2021 and recorded with the Middlesex 

South District Registry of Deeds (the “Registry of Deeds”) in Book 79384, Page 480 (as the same 

may be modified and amended from time to time, collectively hereinafter referred to as the 

“Comprehensive Permit”).  The Declarant, and to that end, declares and provides the following: 

 

1.   Condominium Phasing.  The Condominium may be developed as a phased Condominium.  

Paragraph 17 hereof sets forth the procedure whereby the Declarant may amend this Master 

Deed, without the need for the consent (except as in said Paragraph 17 already granted) or 

signature of any Owner, (as used in this Master Deed and in the Village at Shirley Station Trust 

(as defined below in Paragraph 11), the term "Owner" shall have the same meaning as the term 

"Unit Owner" in MGLA Chapter 183A, Section 1 et seq.) any person claiming by, through or 

under any Owner (including the holder of any mortgage or other encumbrance with respect to 

any Unit (as defined below) or any other party) so as to add additional phases to the 

Condominium.  Said Paragraph 17 also describes certain limitations on the Declarant's said 

rights to add additional phases.  

 

2.  Name.  The name of the Condominium shall be “Village at Shirley Station.” 

 

3.  Description of Land.  The land (hereinafter the "Land") upon which the buildings and 

improvements are situated in Shirley, Middlesex County, Massachusetts at 42 Benjamin Road and 

Center Road, Shirley, Massachusetts, is described in said Exhibit A attached hereto and made part 

hereof. 

 

4.  Description of the Buildings.  The buildings (hereinafter the "Building") on the Land are 

described in Exhibit B attached hereto and made a part hereof. 

 

5.  Designation of the Units and Their Boundaries. 
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A. The Condominium presently consists of ___ (__) townhouse-style units in ___ duplex-

style building(s), with no more than forty-eight (48) units to be constructed in total, situated 

in no more than twenty-four (24) duplex-style buildings located on the Land described in 

Exhibit A and shown on the Site Plan (as defined below) recorded with the Registry of 

Deeds herewith (said units are hereinafter referred to as the "Units").  The designations, 

locations, approximate areas, number of rooms, immediately accessible Common Areas 

and Facilities (as defined below) and other descriptive specifications of each of said Units 

are set forth in Exhibit C attached hereto, and/or are shown on the as built floor plans of 

the Condominium, recorded with the Registry of Deeds herewith.  The said floor plans 

show the layout, locations, unit numbers and dimensions of said Units as built, show the 

name of the condominium as the “_______________________________,” dated 

__________, ____ prepared for ____________________________, prepared by 

_______________, and bear the verified statement of a Registered Engineer or Architect 

all as required by the provisions of Section 8 of Chapter 183A recorded herewith (the 

“Floor Plans”). 

 

B. The locations of each of the Units are shown on the site plan entitled 

“___________________________,” dated ______________, prepared for 

__________________, prepared by _______________________________, recorded with 

the Registry of Deeds herewith (the “Site Plan”). 

 

C. The boundaries of each of the Units with respect to the floors, ceilings, walls, doors and 

windows thereof, are as follows:  

 

i. Floors:  The plane of the upper surface of the concrete floor in the basement;  

 

ii. Ceilings:  The plane of the bottommost surface of the floor joists, and other 

structural members appurtenant to such floor joists, of the floor above; and with 

respect to the Upper Floor Plan, the plane of the bottommost surface of the roof 

joists and other structural members appurtenant to such roof joists; 

 

iii. Building Walls:  The plane of the interior surface of the wall studs facing such 

Unit and/or the plane of the interior surface of any demising wall between the 

Units; 

 

iv. Doors, Windows that open from a Unit, including bulkheads, and any skylights 

are part of the Unit from which they open and/or serve.  All hardware, including, 

without limitation, locks and hinges and interior window mullions which are 

part of or connected to the windows shall be part of the Unit to which they are 

attached and shall be replaced, if damaged or destroyed, and maintained and 

repaired by the Unit Owner thereof.  Any exterior storm windows and door and 

screens shall be the property of the Unit Owner of the Unit to which they are 

attached or attachable and shall be furnished, installed, maintained, repaired and 
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replaced at the sole expense of such Unit Owner. Doors and Windows include, 

where applicable, the exterior of the door, the exterior surface of the door and 

the door frame, the window and the window frame, and as to the windows, the 

exterior surface of the glass; and  

 

v. All Structural Portions of the Building are part of the Common Areas and 

Facilities. 

 

D. Pipe Chases or Other Enclosures concealing pipes, wires, or conduits within a Unit are part 

of that Unit, but the pipes, wires or conduits within such pipe chase or other enclosure 

which serve more than one Unit are a part of the Common Areas and Facilities. 

 

E. Chimneys and flues located within chimneys are a part of the Unit.  Unit Owners shall be 

responsible for cleaning and maintaining the exterior of that portion of the chimney which 

is within their Unit.  Unit Owners shall also be responsible for all the maintenance, repair 

and replacement of the entire chimneys and flues, even if beyond the boundaries of the 

Unit. 

 

F. Each Unit includes the ownership of the heating, air conditioning and hot water systems 

contained therein, all of which exclusively serve the Unit. 

 

G. Each Unit includes the ownership of all utility installations contained therein which 

exclusively serve the Unit.  

 

H. Each Unit shall have as appurtenant thereto the right to use the Common Areas and 

Facilities as described in paragraph 6 hereof, in common with the other Units in the 

condominium, except for the Exclusive Use Areas, if any there may be, described in 

Paragraph 8 hereof which are reserved for the exclusive use of the Unit or Units to which 

such Exclusive Use Areas appertain. 

 

6. Common Areas and Facilities.   

 

A. The Common Areas and Facilities of the Condominium (the "Common Areas and 

Facilities") consist of the entire Condominium, including all parts of the Land and the 

Building other than the Units, and include, without limitation, the following: 

 

i. The Land described in Exhibit A attached hereto, together with the benefit of and 

subject to all rights, easements, restrictions and agreements of record, insofar as the 

same may be in force and applicable. 

 

ii. The foundation, structural columns, girders, beams, supports, exterior walls, roof, 

entrances and exits of the Building, and common walls within the Building. 
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iii. The Building entrances lobbies, porches, shared stairways, shared basement areas, 

entrance halls and vestibule, deck, and patio areas, as shown on the Floor Plans, 

serving more than one Unit.  

 

iv. Installations of central services, such as power, light, gas, hot and cold water, 

heating, air conditioning, fire sprinklers including all equipment attendant thereto 

(but not including equipment contained within and servicing a single Unit).  

Equipment which services a single Unit shall be considered part of such Unit and 

shall be maintained and repaired solely by the Unit Owner of the Unit so serviced. 

 

v. All conduits, chutes, ducts, plumbing, wiring, flues, electrical meters, pipes, 

chimneys, and other facilities for the furnishing of: utility services, fire suppression 

or waste removal which are contained in portions of the Building contributing to the 

structure or support thereof and/or are outside of the Building, and all such facilities 

contained within any Unit which serve parts of the Building other than the Unit 

within which such facilities are contained.  As to utility and fire suppression 

conduits, lines, pipes, wires, sprinkler heads and services and waste removal 

systems, including all sewerage and drainage pipes, the right and easement to use 

the same shall be included as part of the Common Areas and Facilities. 

 

vi. The storage rooms and storage and mechanical areas located outside of the Units. 

 

vii. The roadway, driveway, sidewalk and parking areas, as well as street lighting, 

subject to the rights of owners of Units to exclusively use such parking areas as 

otherwise set forth in this Master Deed.   

 

viii. All heating equipment and other apparatus and installations existing in the 

Building for the common use, or necessary or convenient for the existence, 

maintenance or safety of the Building. 

 

ix. The yards, lawns, gardens, roads, walkways, access ways and the improvements 

thereon and thereof, including walls, bulkheads, railings, steps, lighting fixtures, 

planters, and plantings, and all other improved or unimproved areas not within the 

Units shall be common areas subject to the rights of owners of Units to exclusively 

use such appurtenances as otherwise set forth in this Master Deed. 

 

x. The on-site stormwater management facilities, including detention basins. 

 

xi. The roads, walkways and driveways. 

 

xii. All other parts of the Land and Building not defined as part of the Units and not 

included within the items or things listed above and all apparatus and installations, 

including any replacements or substitutions therefor, on the Land or within or 
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without the Building for common use or necessary or convenient for the existence, 

maintenance, safety or enjoyment of the Building and the Condominium. 

 

xiii. Such additional Common Areas and Facilities as may be defined in Chapter 

183A. 

 

B. Said Common Areas and Facilities shall be subject to the provisions of the By-Laws of 

the Condominium Trust and to all Rules and Regulations promulgated pursuant thereto 

with respect to the use and maintenance thereof. 

 

C. In addition to and not in limitation of the rights of Unit Owners as elsewhere herein set 

forth, and as provided in Chapter 183A, the owner or owners of each Unit shall have, as 

appurtenant to such Unit, the rights and easements, in common with the owner or 

owners of all other Units and subject to like rights and easements appurtenant to such 

other Units, to use the Common Areas and Facilities as described above, subject always, 

however, to: 

 

i. the exclusive rights and easements herein granted to particular Units in certain 

portions of the Common Areas and Facilities; and 

 

ii. the restrictions and other provisions herein set forth; and 

 

iii. the Rules and Regulations promulgated by the Condominium Trustees (as defined 

in Paragraph 11), as the same may be amended from time to time. 

 

 D.  The Declarant shall construct the (i) yards, lawns, gardens, roads, walkways, and 

access ways; (ii) the on-site stormwater management system; (iii) drainage; and (iv) roads, 

walkways and driveways, in accordance with the requirements of the Comprehensive Permit being 

hereinafter referred to as the (“Common Infrastructure”). 

 

Until the Turnover Event (as defined hereinafter), the Declarant shall be responsible for the 

operation and maintenance of the Common Infrastructure, however common fees and expenses 

shall be charged to Unit Owners prior to the Turnover Event to cover the operation and 

maintenance of Common Areas and Facilities.  After the Turnover Event, the Condominium Trust 

shall operate and maintain the Common Infrastructure. 

 

The Declarant and the Condominium Trust, as the case may be, shall have the right and perpetual 

easement to go in, upon, over and under all parts of the Condominium (including but not limited 

to the Units and any Exclusive Use Areas (as defined below) in order to fulfill its responsibilities 

with respect to the operation, use, maintenance, repair and replacement of the Common 

Infrastructure. 

 

Subject to the exclusive use provisions of Paragraph 8 hereof, the restrictions set forth in Paragraph 
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9 hereof, and the reserved rights and easements set forth herein, each Unit Owner may use the 

Common Areas and Facilities in accordance with their intended purposes without being deemed 

thereby to be hindering or encroaching upon the lawful rights of the other Unit Owners. 

 

7.   Percentage of Ownership Interest in Common Areas and Facilities.   The percentage of 

ownership interest of each Unit in the Common Areas and Facilities has been determined as of the 

filing of this Master Deed. All units once phased in shall have equal beneficial interests in the 

Common Areas and Facilities. 

 

Each Unit shall be entitled to an appurtenant undivided ownership interest in the Common Areas 

and Facilities as set forth in Exhibit C attached hereto and made a part hereof.  

 

8.     Exclusive Use Areas.  The following portion of the Common Areas and Facilities are 

hereby designated “Exclusive Use Areas” for the exclusive use of one or more Units as 

hereinafter described: Exclusive Parking Area:  

  

A. Each unit shall have two (2) assigned parking spots for parking duly registered passenger 

vehicles, and not for commercial vehicles, boats, recreational vehicles, or other vehicles 

or items, except with the prior written consent of the Condominium Trustees.  Such 

permission, if given, may be revoked at any time by the Condominium Trustees. No trade 

vehicles with ladder racks or lettering indicating a company shall be allowed to be parked 

overnight outside by Unit Owners.  Lettered, light-duty pick-up passenger vehicles, 

trucks and vans will not be considered to be "commercial" vehicles for the purpose of this 

section.   

 

B. Exclusive Deck/Patio Area.  The Unit Owner of any Unit that has direct access to a deck 

and/or a patio, as shown on the Site and Floor Plans, shall have, as an appurtenance to his 

Unit, an easement for the exclusive right to use such deck and the patio.  Unit Owners 

may place customary household items on such deck or patio, such as furniture and plants, 

provided that no deck or patio shall be overloaded and that all such furniture and any 

plants shall be entirely contained on and within the deck or patio.  No deck or patio shall 

be enclosed or shall be used as storage areas.  The responsibility to maintain, repair and 

replace the railings, stairs and structure of the deck and the patio shall be that of the 

Condominium Trust.  The responsibility and cost of snow and ice removal from any 

deck, stairs and/or patio leading to and from the Unit shall be that of the Unit Owner 

having the exclusive right to use such deck or patio.  Unit Owners hereby indemnify the 

Condominium Trust for any violations of this provision. 

 

C. Limited Common Area.  Each Unit Owner shall have shared exclusive use over those 

limited common areas as indicated on the floor and site plans with the adjacent unit 

owner in each duplex building.  These areas are for ingress and egress from the unit to the 

outside and/or the basement for pedestrian access.  These areas cannot be blocked for any 

reason and each unit owner in the duplex has the right to pass and repass over the limited 
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common areas along with the unit owner’s invited guests or tenants.  

   

9.  Purpose and Restrictions on Use.  The Condominium shall be used for the following purposes 

and shall be subject to the following restrictions: 

 

A. Each Unit shall be used only for residential purposes and uses normally accessory 

thereto, as the same may be permitted by the Town’s Zoning By-Laws as the same may 

be from time to time amended and for no other use. Each Unit Owner shall be allowed to 

keep up to two (2) properly licensed, domestic pets within their units per the adopted 

Rules and Regulations of the Condominium Trust which may be amended from time to 

time by vote of the Condominium Trustees. There shall be no dangerous dogs or animals 

allowed as defined by the condominium insurance policy and the Trustees.  The 

Condominium Trustees reserve the right to revoke the permission to have a pet in a unit if 

the Condominium Trustees determine that said pet causes a nuisance to the other Unit 

Owners.   Furthermore, no pets shall be kept on the Premises that would cause an 

increase in the cost of, or cancellation of, the master insurance policy of the 

Condominium.  All Unit Owners are responsible for their pet’s behavior and must 

immediately dispose of any animal waste. 

 

B. Both the interior and exterior architectural integrity of the Buildings, shall be preserved 

without modification and to that end, without limiting the generality of the foregoing, no 

balcony, skylight (other than those existing), chimney, enclosure, greenhouse, awning, 

screen, antenna, sign, banner or other device and no exterior or interior change, addition, 

structure, projection, decoration or other feature shall be erected or placed upon or 

attached to the Buildings or attached to or exhibited through a window of the Buildings, 

and no painting or other decorating shall be done on any exterior part or surface of the 

Buildings, unless the same shall have been approved by the Condominium Trustees in 

accordance with the provisions of the Condominium Trust and shall conform to the 

conditions set forth in the Condominium Trust. Further, the renovation of existing space 

within the Units or the addition of new space to the Units to increase the number of 

bedrooms is strictly prohibited.    

 

C. Pursuant to the provisions of the Comprehensive Permit, the Condominium shall be 

limited to 48 Townhouse units in 24 duplex-style buildings.  Forty-two (42) of the 

dwelling units will have two (2) bedrooms; six (6) of the dwelling units will have three 

(3) bedrooms.  No loft or other living area within a dwelling unit shall be converted to a 

bedroom.  Each Unit shall have assigned two (2) parking spots per dwelling unit and 

there shall be 21 additional visitor, excess spaces.  

  

D. Pursuant to the provisions of the Comprehensive Permit, twenty-five (25%) percent of 

the dwelling units, or 12 units, (the “Affordable Units”) shall be reserved for sale to 

eligible applicants, as defined in the Regulatory Agreement and deed rider by and among, 

the Declarant, the Town and the Subsidizing Agency dated October 11, 2022, and 
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recorded with the Registry of Deeds in Book 81153, Page 361 (as the same may from 

time to time be amended of record, referred to herein as the “Regulatory Agreement”). 

The affordable housing restriction shall be in perpetuity pursuant to G.L. c. 184 §§ 31-33 

and in accordance with the Regulatory Agreement.   

   

E. Unit Owners may lease, rent or license the use of their Units, subject, however, to the 

conditions and obligations set forth in Paragraph 18 of this Master Deed, in this 

Paragraph 9, in the individual Unit deeds, and subject to leasing and rental restrictions on 

the Affordable Units.  Each Unit Owner who leases, rents or licenses the use of his Unit 

shall be personally responsible and liable for the actions of his lessees, tenants, licensees, 

and all other occupants therein.  All leases must have a minimum term of at least twelve 

(12) months.  The Condominium Trustees and any aggrieved Unit Owner are granted a 

right of action against Unit Owners for failure to comply with this paragraph.   Each Unit 

Owner who leases, rents or licenses the use of his Unit hereby agrees to indemnify, 

defend and hold harmless, jointly and severally, the Condominium Trustees and all other 

Unit Owners and their respective agents and employees from and against all loss, 

liability, damage and expense, including court costs and attorney’s fees, on account of:  

 

i. any damage or injury, actual or claimed, to person or property caused by 

any of the lessees, tenants, licensees or other occupants of his Unit 

claiming by, through or under such person; or 

 

ii. any legal action, including court enforcement proceedings, taken by a Unit 

Owner or the Condominium Trustees against such Unit Owner or his 

lessees, tenants, licensees or other such occupants to enforce the 

provisions of this Paragraph 9. 

 

F.       All use and maintenance of Units and the Common Areas and Facilities shall be conducted 

in a manner consistent with the comfort and convenience of the occupants of the other Units.  No 

Unit Owner may use or maintain his Unit in any manner or condition which will impair the value 

or interfere with the beneficial enjoyment of the other Units.  Therefore, all the maintenance and 

use by the Unit Owners of yards, entries, decks, patios, platforms, steps, parking spaces, light 

and other facilities, whether Exclusive Use Areas or Common Areas and Facilities, shall be done 

so as to preserve the appearance and character of the same and the grounds and Buildings 

without modification; furthermore, all use and maintenance of the Units shall be conducted in a 

manner consistent with the comfort and convenience of the Unit Owners and occupants of the 

other Units in accordance with provisions with respect thereto from time to time promulgated by 

said Condominium Trustees. 

 

G.      After conveyance of the Initial Unit Deed, the following is prohibited: (i) the addition of 

bedrooms to the Unit(s); (ii) the retrofitting of existing space for use as additional bedrooms; and 

(iii) any and all expansions and additions to Unit(s) that are not in conformance with the Town’s 

Zoning Bylaw and the Master Ded and Condominium Trust. 
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H.      The Master Deed and the Condominium Trust shall comply with the terms and provisions 

of the Regulatory Agreement. 

 

I.      The Declarant shall be responsible for the installation, operation, maintenance, repair and 

replacement of all of the Common Areas and Facilities and services until the Turnover Event set 

forth in the Condominium Trust (hereinafter the “Turnover Event”), however common fees and 

expenses shall be charged to Unit Owners prior to the Turnover Event to cover the operation and 

maintenance of Common Areas and Facilities.  Thereafter, such Common Areas and Facilities 

and services shall be conveyed to the Condominium Trust and such operation and maintenance 

shall be the responsibility of the Condominium Trust. 

J.      No Unit or any part of the Common Areas and Facilities shall be used or maintained in a 

manner contrary to or inconsistent with the provisions of this Master Deed, the Condominium 

Trust and the By-Laws set forth therein (hereinafter the "By-Laws"), the Rules and Regulations 

of the Condominium adopted pursuant to said By-Laws, the Town’s Zoning Bylaws, the 

Regulatory Agreement, and the Comprehensive Permit.   

 

 

K. All Unit Owners and Condominium Trustees must comply with the Easements, 

Restrictions and Encumbrances of Record listed in Exhibit A-1 to the Master Deed including, but 

not limited to, the following: 

 

1. Terms of the Comprehensive Permit dated November 22, 2021 and recorded with 

the Middlesex South District Registry of Deeds at Book 79384, Page 480, including, but not 

limited to, the following: 

 

a. The use of de-icing agents should be tightly restricted to that absolutely necessary 

for safety in consideration of water quality concerns. Sodium Chloride is not to be 

used for de-icing and only Calcium Chloride or other more environmentally 

protective alternative shall be used for de-icing operations. Snow and ice from 

snow removal operations shall be carefully controlled onsite to assure that any 

snow removal from the parking and roadway areas shall be deposited in the areas 

shown as “Snow Storage Areas” on the Final Plans. These restrictions and 

limitations shall be included in any maintenance contracts.  

b. The Condominium Trust shall be responsible for all snow plowing and proper 

maintenance of all access ways and sidewalks so that same are kept accessible 

year-round for pedestrian emergency access and egress satisfactory to the Town’s 

public safety departments.  

c. The lawn area maintenance shall be instituted for reduction/elimination of 

pesticides and fertilizers as recommended by the “Healthy Lawns for Healthy 

Families” program. 



DRAFT 2-1-24 

 

10 
 

d. The Condominium shall be limited to 102 bedrooms, and no more than 6 (six) of 

the residential units shall contain more than three bedrooms as defined by Title 5 

of the State Environmental Code and the state Building Code.  

e. The Condominium Trust shall maintain site line clear areas along Benjamin Road 

and Ambrose Way, landscaping will be kept trimmed to prevent blocking site. 

f. The Condominium Trust shall be solely responsible to for the operation, 

maintenance, repair, or replacement of the following: 

i. the entire on-site stormwater management system and all stormwater and 

water connections, lines and equipment required from the public way to 

the Property; 

ii. the entire on-site sewage and all connections, lines, and other features; 

iii. the sidewalk, driveways, roads, utilities, drainage systems, water system, 

fire protection, gas if applicable, electric, telephone, and cable system and 

all other infrastructure; 

iv. plowing, sanding, snow removal, trash collection, and landscape 

maintenance;  

v. snow shall be piled in designated locations as shown on the Plans in the 

Comprehensive Permit or alternate locations acceptable to the Town Fire 

Chief. In the event that snow impairs ways such that the travel area is less 

than eighteen feet wide, and all designated snow removal locations have 

been exhausted, at the direction of the Town Fire Chief, the Condominium 

Trust shall cause snow to be transported from the Condominium to an off-

site location for the legal disposal thereof;  

vi. repairing and maintain all on-site ways, including drainage structures and 

utilities therein;  

vii. all site maintenance and establishing a regular schedule for site 

maintenance; 

viii. conducting annual inspection, maintenance and cleaning of all elements of 

the drainage system, including but not limited to catch basins, drain 

manholes, detention basins, swales and pipelines; and 

ix. property lighting, landscaping and screening.  

 

g. The Stormwater Operations and Maintenance Plan (O&M Plan) shall be 

consistent with the Stormwater Plan referenced in the Comprehensive Permit. In 

the event a management company is engaged, such guidelines shall be 

incorporated by reference in the management contract.  

 

h. In the event that the Condominium Trust fails to maintain the stormwater 

management system in accordance with the guidelines for operation and 

maintenance, after notice to the Condominium Trust from the Town and the 

failure to reasonably cure, the Town may perform necessary maintenance or 

repairs and the Applicant or successor hereby authorizes the Town to enter the 

Property for this purpose. In such event, the Condominium Trust shall 
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reimburse the Town for any and all expense associated therewith; in the event of 

nonpayment, the Town may place a lien on the Property and any improvement 

thereupon. All costs incurred by the Town in connection with its performance of 

such required maintenance on the Property shall be reimbursed by the 

Condominium Trust to the Town within thirty (30) days of receipt of the 

Town’s invoice for such costs, which shall constitute a municipal charge or fee, 

pursuant to M.G.L.c. 40 §§57 and 58.  

 

i. The Stormwater O&M Plan and Long-Term Pollution Prevention Plan shall be 

combined into a letter sized, bound document and maintained by the 

Condominium Trust. The Condominium Trust shall maintain compliance with 

this document in perpetuity. This document shall include a simplified site plan 

that would highlight the location of the various Best Management Practices 

(BMPs). This document shall be separate from the required SWPPP and 

facilities related O&M plan.  

  

2. Terms of the Order of Conditions DEP #284-0481, dated September 28, 2021 and 

recorded with the Middlesex South District Registry of Deeds at Book 79184, Page 300, 

including, but not limited to, the following: 

 

a. The Condominium Trust is responsible for BMP maintenance including 

ongoing legal responsibility to operate and maintain the stormwater 

management BMPs and implement the Stormwater Pollution Prevention 

Plan. 

 

b. Post-construction pollution prevention and source control shall be 

implemented in accordance with the long-term pollution prevention plan 

section of the approved Stormwater Report and, if applicable, the 

Stormwater Pollution Prevention Plan required by the National Pollution 

Discharge Elimination System Multi-Sector General Permit. 

 

c. Unless and until another party accepts responsibility, the Condominium 

Trust, or owner of any drainage easement, assumes responsibility for 

maintaining each BMP including implementing the requirements of 

Conditions 18(f) through 18(k) with respect to that BMP. Any failure for 

the proposed responsible party to implement the requirements of 

Conditions 18(f) through 18(k) with respect to that BMP shall be a 

violation of the Order of Conditions or Certificate of Compliance. In the 

case of stormwater BMPs that are serving more than one lot, the legally 

binding agreement shall also identify the lots that will be serviced by the 

stormwater BMPs. A plan and easement deed that grants the responsible 

party access to perform the required operation and maintenance must be 

submitted along with the legally binding agreement. 
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d. The Condominium Trust shall: 

i. Maintain an operation and maintenance log for the last three (3) 

consecutive calendar years of inspections, repairs, maintenance 

and/or replacement of the stormwater management system or any 

part thereof, and disposal (for disposal the log shall indicate the 

type of material and the disposal location); 

ii. Make the maintenance log available to MassDEP and the Town 

Conservation Commission (“Commission”) upon request; and 

iii.  Allow members and agents of the MassDEP and the 

Commission to enter and inspect the site to evaluate and ensure 

that the responsible party is in compliance with the requirements 

for each BMP established in the O&M Plan approved by the 

issuing authority. 

 

e. Illicit discharges to the stormwater management system as defined in 

310 CMR 10.04 are prohibited. 

 

f. The Condominium Trust shall operate and maintain all stormwater 

BMPs in accordance with the design plans, the O&M Plan, and the 

requirements of Massachusetts Stormwater Handbook. 

 

g. The stormwater management system approved in the Order of 

Conditions shall not be changed without the prior written approval of the 

issuing authority. 

 

h. Access for maintenance, repair, and/or replacement of BMPs shall not 

be withheld. Any fencing constructed around stormwater BMPs shall 

include access gates and shall be at least six inches above grade to allow 

for wildlife passage. 

 

i. The Order of Conditions shall apply to any successor(s) in interest or 

successor(s) in control of the subject property. Within ten (10) calendar 

days inclusive of the transfer of ownership of the subject parcel, in 

whole or in part, including lots or buildings conveyed under individual 

deeds, the Commission shall be notified in writing by the seller of the 

name and address of the new owner. Within ten (10) calendar days 

inclusive of such transfer, a written, notarized affidavit shall be filed 

with the Commission by the seller, stating that the new owner(s) has 

read and understood the Order of Conditions and all terms applicable to 

the project site and intends to comply with all provisions of the Order, 

including obtainment of a Certificate of Compliance if the seller has not 

already done so. In addition, this affidavit shall include the following 
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sentence: “As the owner of the aforementioned property, I understand 

that any work within 100 feet of wetlands or within 200 feet of perennial 

streams requires approval by the Commission and that no dumping of 

yard waste, brush, or other materials is allowed in the wetlands.” This 

letter shall include a plan of the lot indicating the wetland boundary, 

building(s), and any other features. All current and future new tenants 

shall be provided with a copy of this Order of Conditions and a signed 

affidavit acknowledging receipt shall be provided to the Commission. 

This condition shall survive the issuance of the Certificate of 

Compliance.  

 

j. The use of sodium chloride shall be limited to within 100 feet of 

wetlands or within the 200-foot riverfront protection area, and any 

arrangement for snow removal shall so stipulate. This condition shall 

survive the issuance of the Certificate of Compliance.    

 

k. The use of pesticides and herbicides shall be limited to within 100 feet 

of a wetland resource area or within the 200-foot riverfront protection 

area. Any fertilizer used within 100 feet of a wetland resource area or 

within the 200-foot riverfront protection area shall be slow-release. This 

condition shall survive the issuance of the Certificate of Compliance.  

 

l. No underground storage of fuels, with the exception of propane tanks, is 

allowed within 100 feet of wetlands or within the 200-foot riverfront 

protection area. This condition shall survive the issuance of the 

Certificate of Compliance.  

 

m. Permanent demarcation in the form of (a) stones a minimum of 2 feet in 

diameter placed 5 feet on center; (b) native shrubs, the species and 

density to be approved by the Commission prior to planting; or (c) a split 

rail fence; or (d) some other permanent means as approved by the 

Commission, any of which shall be placed along the erosion control 

boundary line, or 25 feet from the wetland boundary, whichever is 

further from the wetland, to prevent future encroachment in the naturally 

vegetated buffer or wetlands. This condition shall survive the issuance of 

the Certificate of Compliance.  

 

n. The Commission shall be notified in writing when any maintenance 

functions that may impact wetlands, such as but not limited to repairing 

drains, are to be performed. This condition shall survive the issuance of 

the Certificate of Compliance.  

 

o. No future project to cross wetlands to gain access to the upland portions 
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of Assessor’s Map-Block-Parcel (33-B-4 and 5) shall be qualified as a 

limited project under 310 C.M.R 10.53 (3)(e) This condition shall 

survive the issuance of the Certificate of Compliance.  

 

p. All re-vegetation shall be performed according to the plan and details 

provided on Plans, as referenced in Condition 21, unless otherwise 

specified in the Order. The Commission reserves the right to require 

additional plantings to ensure good cover density with indigenous 

species.  

 

q. The compensating wetland area shall be excavated to base grade shown 

on the plans with the side slopes being immediately stabilized. The 

wetland vegetation and plans to be placed in the compensatory wetland 

shall be carefully dug with attention to the root system, balled and 

burlapped in a professional manner, and temporarily stored in a shady 

location and watered on a daily basis. At least 75 percent of the surface 

area of the replacement area must be established with indigenous 

wetland plant species (listed as OBL, FACW, FAC) within two growing 

seasons. One growing season is considered from approximately March 

15 to October 15.  

 

r. A qualified wetland specialist shall monitor and supervise all aspects of 

the construction of the replication area and shall monitor the area over 

two growing seasons. Monitoring shall continue until the area is 

successfully re-vegetated per the Commission. Detailed written reports 

shall be provided to the Commission describing the progress and 

function of the replication area after each growing season following 

initial construction of these areas. Best available size (height and d.b.h.) 

shall be planted in the replication area including but not limited to the 

species provided on the “Planting List” provided on Plans, as referenced 

under Condition 21, unless otherwise specified in the Order. If not more 

than 50 percent of the surface area is re-vegetated with indigenous 

wetland plant species as noted above within one growing season, a 

supplemental planting plan shall be submitted to the Commission for 

review and approval. The plan shall then be implemented by the owner, 

or the owner’s representative.  

 

s. All disturbed areas located within wetland resource areas that are to be 

only temporarily disturbed during construction shall be restored to their 

original grade, soil profile, and vegetive cover. The area must be 75 

percent re-vegetated with wetland plant species similar to those 

disturbed within two growing seasons. Monitoring shall be done as in 

Condition 56. If the area is not at least 50 percent re-vegetated with 
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indigenous wetland plant species within one growing season, the owner, 

or the owner’s representative, shall submit a supplemental planting plan 

to be approved by the Commission and implemented by the owner, or 

the owner’s representative.  

 

t. This Order allows the disturbance of bordering vegetated wetland (see 

Order of Conditions for sq ft). Future permits for any portion of this site 

(33-B-4 and 5) shall not allow the disturbance of more than 4,250 square 

feet of additional bordering vegetated wetland. This condition shall 

survive the issuance of the Certificate of Compliance.  

 

u. Catch basins shall be equipped with sumps and oil traps. These 

receptacles shall be inspected twice a year and cleaned as needed. After 

each inspection, the owner, or the owner’s representative, shall provide 

to the Commission written confirmation from the cleaning contractor 

that the inspection and cleaning (if necessary) were conducted. This 

condition shall survive the issuance of the Certificate of Compliance.  

 

v. The owner(s), and/or the owner’s representative shall maintain all 

elements of the drainage systems within any areas subject to the 

Commission’s jurisdiction under 310 C.M.R. 10.00 and M.G.L Chapter 

131, Section 40, as amended, unless put into an easement to the Town, 

in order to avoid blockages and siltation which might cause failure of the 

system. Provide the Commission with written notification of any 

blockages and/or system failures immediately. The vegetative cover 

shall also be maintained on site to ensure the proper working of the 

drainage system. This condition shall survive the issuance of the 

Certificate of Compliance.  

 

w. Special conditions 23, 44, 45, 46, 47 48, 49, 56, 57, 58, 59 shall extend 

beyond the issuance of a certificate of compliance, in perpetuity, and 

shall be referred to in all future deeds to this property through reference 

to this Master Deed, namely paragraphs: 

-(23) Notification of new property owners. 

-(44) Limitation on the use of sodium chloride. 

-(45) Limitations on the use of pesticides, herbicides, and 

fertilizers. 

-(46) Prohibition of storage of hazardous fuels underground. 

-(47) Permanent demarcation. 

-(48) Notification of maintenance function that may impact 

riverfront area or wetlands 

-(49) No future project shall qualify as a limited project. 
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-(56) Future permits shall not allow disturbance of more than 4,250 

sq. ft. of additional bordering vegetated wetland. 

-(57) Inspect catch basins, with sumps and oil traps twice a year, 

clean as needed, and submit written confirmation to the 

Commission stating when inspection was conducted and if 

cleaning was performed.  

-(58) Maintain drainage system, and notify the Commission in 

writing, of any system blockages and/ or failures immediately.  

-(59) Special Conditions shall be referred to in all future deeds to 

this property.  

 

The foregoing restrictions shall be for the benefit of the Unit Owners and the 

Condominium Trustees and may be administered on behalf of the Unit Owners by the 

Condominium Trustees. These restrictions shall, insofar as permitted by law, be perpetual, and to 

that end they may be extended at such time or times and in such manner as permitted or required 

by law for the continued enforceability thereof. The failure of any Unit Owner, or person 

occupying a Unit, to comply with said restrictions will give rise to a cause of action by the 

Condominium Trustees, and/or any aggrieved Unit Owner, for the recovery of damages, or for 

injunctive relief, or both. 

 

10.  Rights Reserved to the Condominium Trustees.  Upon twenty- four (24) hours advance notice 

(or such longer notice as the Condominium Trustees shall determine appropriate) to the Unit 

Owner involved, or immediately in case of emergency or a condition causing or threatening to 

cause serious inconvenience to another Unit, the Condominium Trustees shall have the right of 

access to each Unit and the Exclusive Use Areas appurtenant thereto: 

 

A. To inspect, maintain, repair or replace the Common Areas and Facilities contained therein 

or elsewhere in a Building; and 

 

B. To exercise any other rights or satisfy any other obligations they may have as 

Condominium Trustees. 

 

11.  The Unit Owners' Organization.  The organization through which the Unit Owners will 

manage and regulate the Condominium established hereby is Village at Shirley Station Trust 

(hereinabove and hereinafter referred to as the "Condominium Trust") under a Declaration of Trust 

of even date to be recorded with the Registry of Deeds herewith.  Each Unit Owner shall have an 

interest in the Condominium Trust in proportion to the percentage of undivided ownership interest 

in the Common Areas and Facilities to which his Unit is entitled hereunder.  All votes shall be one 

vote per Unit except where statute requires percentage interest votes.  As of the date hereof, the 

name and address of the original Trustee of the Condominium Trust (hereinabove and hereinafter 

the "Condominium Trustees") is as follows: Shirley Station Development, Inc. 
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The Condominium Trustee(s) have enacted the By-Laws pursuant to and in accordance with the 

provisions of Chapter 183A. 

 

12.  Easement for Encroachment.  If any portion of the Common Areas and Facilities now 

encroaches upon any Unit, or if any Unit now encroaches upon any other Unit or upon any portion 

of the Common Areas and Facilities, or if any such encroachment shall occur hereafter as a result 

of: 

  

A. settling of the Buildings; 

B. alteration or repair to the Common Areas and Facilities or Exclusive Use Areas made by 

or with the consent of the Condominium Trustees; 

C. as a result of repair or restoration of the Buildings or any Unit after damage by fire or other 

casualty; or 

D. as a result of condemnation or eminent domain proceedings, 

 

a valid easement shall exist for such encroachment and for the maintenance of the same so long as 

the Building involved stands. 

 

13.  Units Subject to Master Deed, Unit Deed and Condominium Trust.  All present and future 

owners, lessees, tenants, licensees, visitors, invitees, servants and occupants of Units shall be 

subject to, and shall comply with, the provisions of this Master Deed, the Condominium Trust, the 

By-Laws, the Unit Deed and the Rules and Regulations of the Condominium adopted pursuant to 

the By-laws, as they may be amended from time to time, and the items affecting title to the land 

described in Exhibit A.  The acceptance of a deed or conveyance of a Unit or the entering into 

occupancy of any Unit shall constitute an agreement that the provisions of this Master Deed, the 

Condominium Trust, the By- Laws, the Unit Deed and said Rules and Regulations, as they may be 

amended from time to time, and the said items affecting title to the Land, are accepted and ratified 

by such owner, lessee, tenant, licensee, visitor, invitee, servant or occupant; and all of such 

provisions shall be deemed and taken to be covenants running with the land and shall bind any 

person having at any time any interest or estate in such Unit, as though such provisions were recited 

and stipulated at length in each and every deed or conveyance thereof or lease, tenancy, license or 

occupancy agreement or arrangement with respect thereto. Once the initial occupancy certificate 

has been issued for a Unit from the Town of Shirley and that Unit has been phased in, 

condominium fees will begin to accrue. 

 

14.  Amendments.  This Master Deed may be amended by an instrument in writing: 

 

A. signed by the Owners of Units at the time holding at least sixty-seven percent (67%) 

of the total voting power of the Unit Owners, as said voting power is defined in 

Section 4.3 of the Condominium Trust, or instrument signed by a majority of the 

Condominium Trustees, in which case such instrument shall recite that it has been 

agreed to in writing by Owners of Units at the time holding at least sixty-seven percent 

(67%) of said total voting power of the Unit Owners, and 
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B. duly recorded with the Registry of Deeds, provided, that: 

 

i. The date of which any instrument of amendment is first signed by an Owner of 

a Unit shall be indicated as the date of the amendment, and no amendment shall 

be of any force or effect unless recorded within six (6) months after such date. 

 

ii. No instrument of amendment which alters the dimensions of any Unit shall be 

of any force or effect unless signed by the Owner of the Unit so altered, except 

as may be set forth or reserved in this Master Deed or Condominium Trust. 

 

iii. No instrument of amendment which alters the percentage of the undivided 

interest to which any Unit is entitled in the Common Areas and Facilities              

shall be of any force and effect unless signed by the Owners of all the Units. 

 

iv. No instrument of amendment which alters this Master Deed in any manner 

which would render it contrary to or inconsistent with any requirements or              

provisions of Chapter 183A shall be of any force or effect. 

 

No instrument of amendment which purports to amend or otherwise affect this paragraph 14 shall 

be of any force and effect unless signed as set forth above, except for the following:  

notwithstanding anything herein contained to the contrary, Declarant reserves the right and power 

to record a special amendment (“Special Amendment”) to this Master Deed at any time, and from 

time to time, which amends this Master Deed or the Condominium Trust (i) to comply with the 

requirements of the Federal National Mortgage Association, the Government National Mortgage 

Association, the Federal Home Loan Mortgage Corporation, the Department of Housing and 

Urban Development, the Federal Housing Association, the Veterans Administration, or any other 

governmental agency of other public, quasi-public, or private entity which performs (or may 

perform) functions similar to those currently performed by such  entities; (ii) to induce any of such 

agencies  or entities to make, purchase, sell, insure or guarantee first mortgages covering unit 

ownership; (iii) to bring this Master Deed into compliance with Chapter 183A; (iv) to correct 

clerical or typographical errors or any inconsistency or formal defect or omission in this Master 

Deed the Condominium Trust or any exhibit thereto or any supplement or amendment thereto; (v) 

to assist the Declarant in the sale, development and/or marketing of any Unit.  In furtherance of 

the foregoing, a power coupled with an interest is hereby reserved and granted to the Declarant to 

vote in favor or, make or consent to any such Special Amendment(s) on behalf of each Unit Owner, 

mortgagee and/or trustee. Each deed, mortgage, other evidence of obligation, or other instrument 

affecting a Unit and the acceptance thereof, shall be deemed to be a grant and acknowledgement 

of, and a consent to the reservation of, the power of the Declarant to vote in favor or, make, execute, 

and record Special Amendments. The right of the Declarant to act pursuant to rights reserved or 

granted under this Section shall terminate five (5) years after the Declarant has conveyed the last 

Unit.  
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Each instrument of amendment executed and recorded in accordance with the requirements of 

this Paragraph 14 shall be conclusive evidence of the existence of all facts recited therein and of 

compliance with all prerequisites to the validity of such amendment in favor of all persons who 

rely thereon without actual knowledge that such facts are not true or that such amendment is not 

valid.    

 

Notwithstanding the provisions of this Paragraph 14, no amendments shall be made to this 

Master Deed or the Condominium Trust affecting the provisions pertaining to the Affordable 

Units and the Comprehensive Permit without the approval of the Town’s ZBA. 

 

15.  Definition of "Declarant".  For purposes of this Master Deed the Condominium Trust and the 

By-Laws, "Declarant" shall mean and refer to Shirley Station Development, Inc., which has 

executed, delivered and recorded this Master Deed and to all successors and assigns of said 

company (including the holder of any mortgage) who come to stand in the same relation as 

developer of the Condominium as they did. 

 

16.  Fannie Mae Provisions.  Notwithstanding anything in the Master Deed, the Declaration of 

Trust or the Rules and Regulations promulgated pursuant thereto to the contrary, the following 

provisions shall apply for the protection of the holders of the first mortgages of record with 

respect to the Units and shall be enforceable by any first mortgagee: 

 

A. Any right of first refusal in the Condominium documents will not adversely impact 

the rights of a mortgagee or its assignee to: 

 

i. Foreclosure or take title to a Unit pursuant to the remedies in the mortgage; 

ii. Accept a deed or assignment in lieu of foreclosure in the event of default by a 

mortgagor; or 

iii. Sell or lease a Unit acquired by the mortgagee or its assignee. 

 

B. Amendments of a material adverse nature to mortgagees must be agreed to by first 

mortgagees who have requested notice of such amendments in writing to 

Condominium that represents at least fifty-one (51%) of the votes of Units that are 

subject to mortgages. 

 

C. Any action to terminate the legal status of the project after substantial destruction or 

condemnation occurs or for other reasons must be agreed to by mortgagees that 

represent at least fifty-one (51%) of the votes of the Units that are subject to 

mortgages. 

 

D. Implied approval of mortgagees is to be assumed when a mortgagee fails to submit a 

response to any written proposal for an amendment within 60 days after it receives 

proper notice of the proposal, provided the notice was delivered by certified or 

registered mail, with a “return receipt” requested. 
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E. Mortgagees and guarantors of the mortgage on any Unit shall have the right to timely 

written notice of: 

i. Any condemnation or casualty loss that affects either a material portion of the 

project or the Unit securing its mortgage; 

ii. Any 60-day delinquency in the payment of assessments or charges owed by the 

owner of any Unit on which it holds the mortgage; 

iii. A lapse or cancellation, of any insurance policy maintained by the Trust; and, 

iv.  Any proposed action that requires the consent of a specified percentage of 

mortgagees. 

 

F. No Unit Owner or any other party shall have priority over any rights of the first 

mortgagee of the Unit pursuant to its mortgage in the case of payment to the Unit 

Owner of insurance proceeds or condemnation awards for losses to or a taking of 

Units and/or Common Elements. 

 

G. Except as provided in Chapter 183A, any first mortgagee who obtains title to a Unit 

pursuant to the remedies in the mortgage or through foreclosure will not be liable for 

more than six (6) months of the Unit’s unpaid Common Charges accrued before 

acquisition of the title to the Unit by the mortgagee. Any first mortgagee that does not 

deliver or post to the Trustees a negative response within sixty (60) days of a written 

request, sent certified mail, return receipt requested, by the Trustees for approval of 

any addition or amendment pursuant to this paragraph shall be deemed to have 

consented to the addition or change set forth in such request.  An affidavit by the 

Trustees making reference to this paragraph, when recorded at the Registry of Deeds, 

shall be conclusive as to the facts therein set forth as to all parties and may be relied 

upon pursuant to the provisions of Declaration of Trust. The Declarant intends that 

the provisions of the Master Deed shall comply to the maximum extent possible with 

the requirements of the FNMA with respect to Condominium loans, and except as 

may otherwise specifically be provided in this Master Deed, all questions with respect 

thereto shall be resolved consistent with that intention. 

 

17. Rights Reserved to the Declarant. 

 

A. The Premises is planned to be developed as a phased condominium, each phase of 

which shall include one or more Buildings.  In order to permit and facilitate such 

development, the Declarant, in its discretion, determines to be appropriate or desirable: 

i. Additions to existing building(s), for the purpose of garaging vehicles; 

ii. Additional roads, driveways, parking spaces and areas, walks and paths; 

iii. New or additional fences or decorative barriers or enclosures, and other 

structures of every character; 

iv. New or additional conduits, pipes, satellite dishes, wires, poles and other 

lines, equipment and installations of every character for the furnishing of 
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utilities;  

v. All and any other buildings (including units), structures, improvements and 

installations as the Declarant shall determine to be appropriate or desirable 

to the development of the Condominium as a phased condominium; and  

vi. Installation of power generating equipment to serve as emergency “back 

up” power to those units who desire to purchase such service if available.  

 

B. For purposes of such construction, the Declarant shall have all of the rights and 

easements reserved to it in this Master Deed. The Declarant hereby expressly reserves 

to itself and its successors and assigns in interest, for a period ending five (5) years 

after the date on which the Declarant sells the last Unit in the Condominium, whether 

or not Declarant owns a Unit in the Condominium, the easement, license, right and 

privilege to pass and repass by vehicle and by foot in, upon, over and to the Common 

Areas and Facilities of the Condominium for all purposes including, but not limited to, 

transportation of construction materials in order to complete construction work on the 

Condominium.  Nothing in this Paragraph shall be deemed to create any rights in the 

general public. The Declarant reserves the right to grant easements over, under or 

through and across the Common Areas and Facilities of the Condominium including 

Exclusive Use Areas.  Furthermore, the Declarant reserves the right, at any time and 

from time to time, to unilaterally amend this Master Deed or the Condominium Trust, 

for the following purposes: 

 

i. to meet the requirements of any governmental or quasi-governmental body or 

agency including, but not limited to, the Town, or any of its boards, bodies or 

agencies; 

ii. or the requirements of any insurance company or insurance underwriting 

office or organization, or the requirements of Federal National Mortgage 

Association, Federal Home Loan Mortgage Corporation, Massachusetts 

Housing Finance Agency, the secondary mortgage market, or any lender;  

iii. to induce any such agencies or entities to make, purchase, sell, insure or 

guarantee first mortgages covering the ownership of a Unit; or 

iv. to correct typographical, mathematical, clerical or scrivener’s errors, or to 

cure any ambiguity, inconsistency or formal defect or omission in this Master 

Deed, the Condominium Trust, Exhibits thereto, or any supplement or 

amendment thereto including, without limitation, the correction of 

measurements appearing on any plan recorded in connection with the 

Condominium. 

 

It is expressly understood and agreed that all Unit Owners and all persons claiming by, through or 

under Unit Owners, mortgagees, and the Condominium Trustees shall be deemed to have 

consented to all amendments to the Condominium made pursuant to this Paragraph and the only 

signature required on any such amendment shall be that of the Declarant or its successors or 

assigns.  Any such amendment which so executed by the Declarant or its successors or assigns, as 
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the case may be, and recorded with the Registry of Deeds shall be conclusive evidence of all facts 

recited therein and of compliance with all prerequisites to the validity of such amendment in favor 

of all persons who rely thereon without actual knowledge that such facts are not true or that such 

amendment is not valid.   

 

In the event that notwithstanding the provisions of this Paragraph to the contrary, it shall ever be 

determined that the signature of any Unit Owner, other than the Declarant, or its successors and 

assigns, is required on any amendment to this Master Deed, then the Declarant, its successors or 

assigns shall be empowered, as attorney-in-fact for each Unit Owner in the Condominium, to 

execute and deliver any such amendment by and on behalf of and in the name of each such Unit 

Owner and each Unit Owner (whether his deed be from the Declarant as grantor or from any other 

party) and each Unit Owner hereby constitutes and appoints the Declarant as his attorney-in-fact 

for such purpose.  This power of attorney is coupled with an interest, and hence shall be irrevocable 

and shall be binding upon each and every present and future Unit Owner in the Condominium, and 

all other persons claiming by, through or under him (including the holder of any mortgage or other 

encumbrance) or any other party whatsoever. 

 

The following sub-paragraphs are set forth to further describe the scope of the Declarant's reserved 

rights and easements under this paragraph 17: 

 

C. Time limit after which the Declarant may no longer add additional land and/or new 

phases.  The Declarant's reserved rights to amend this Master Deed to add all or any 

portion or portions of the additional land to the Condominium and/or to add new Units 

to the Condominium as part of future phases shall expire five (5) years after the date 

on which the Declarant sells the last Unit in the then existing Condominium. 

D. Location of Future Improvements.  There are limitations imposed on the location of 

future buildings, structures, improvements and installations to be constructed, erected 

or installed on the Land pursuant to the rights reserved to the Declarant under this 

Paragraph 17. 

i. The Declarant may add future phase(s) and the Building(s) and Unit(s) therein 

to the Condominium by executing and recording with the Registry of Deeds 

amendment(s) to this Master Deed which shall contain the following 

information: 

a. A description of the Building(s) being added to the Condominium. 

b. An amended Exhibit C describing the designations, locations, approximate 

areas, numbers of rooms, immediately accessible Common Areas and Facilities 

and other descriptive specifications of the Unit(s) being added to the 

Condominium, as well as describing any variations in the boundaries of such 

Units from those boundaries set forth in this Master Deed. 

c. If the boundaries of the Unit(s) being added to the Condominium vary from 

those described in this Master Deed, the definition of the Common Areas and 

Facilities contained in this Master Deed shall be modified, as necessary, with 

respect to such Unit(s). 
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d. An amendment to Exhibit C setting forth the new percentage ownership 

interests for all Units in the Common Areas and Facilities of the Condominium 

based upon the addition of the new Unit(s). 

e. A revised Site Plan of the Condominium showing the new Building(s) if not 

already shown on an existing site plan, and floor plan(s) for the new Units being 

added to the Condominium, which floor plan(s) shall comply with the 

requirements of Chapter 183A. 

 

It is expressly understood and agreed that no such amendments adding new phases to the 

Condominium shall require the consent, (except as in this Paragraph 17 already granted) or 

signature in any manner by any Unit Owner, any person claiming, by through or under any Unit 

Owner including the holder of any mortgage or other encumbrance with respect to any Unit) or 

any other party whatsoever, and the only signature which shall be required on any such amendment 

is that of the Declarant.  Any such amendment, when executed by the Declarant and recorded with 

the Registry of Deeds, shall be conclusive evidence of all facts recited therein and of compliance 

with all prerequisites to the validity of such amendment in favor of all persons who rely thereon 

without actual knowledge that such facts are not true or that such amendment is not valid.  Each 

Unit Owner understands and agrees that as additional phase(s) are added to the Condominium by 

amendment to this Master Deed pursuant to the Declarant's reserved rights hereunder, the 

percentage ownership interest of his Unit in the Common Areas and Facilities, together with his 

Unit's concomitant interest in the Condominium Trust and liability for sharing in the common 

expenses of the Condominium, shall not be reduced, since the value of his Unit will represent a 

same proportion of the estimated aggregate fair value of all Units in the Condominium.  In order 

to compute each Unit's said percentage ownership interest after the addition of a new phase, the 

percentage of ownership interest of each Unit in the Common Areas and Facilities has been 

determined as of the filing of this Master Deed. All units at each phase and once phased in shall 

have equal beneficial interests in the Common Areas and Facilities..  These new percentage 

interests shall then be set forth in the aforesaid amended Exhibit C which is to accompany each 

amendment to this Master Deed which adds a new phase to the Condominium.  

 

Every Unit Owner by the acceptance of his deed to his Unit hereby consents for himself, his heirs, 

administrators, executors, successors and assigns and all other persons claiming by, through or 

under him (including the holder of any mortgage or other encumbrance) or any other party 

whatsoever, to the Declarant's reserved rights under this Paragraph 17 and expressly agrees to the 

said alteration of this Unit's appurtenant percentage ownership interest in the Common Areas and 

Facilities of the Condominium when new phase(s) are added to the Condominium by amendment 

to this Master Deed pursuant to this Paragraph 17. 

 

In the event that notwithstanding the provisions of this paragraph 17 to the contrary, it shall ever 

be determined that the signature of any Owner, other than the Declarant, is required on any 

amendment to this Master Deed which adds a Unit(s), Additional Land and/or new phase(s) to the 

Condominium, then the Declarant shall be empowered, as attorney-in-fact for the owner of each 

Unit in the Condominium, to execute and deliver any such amendment by and on behalf of and in 
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the name of each such Owner; whether such deed be from the Declarant as grantor or from any 

other party, constitutes and appoints the Declarant as his attorney-in-fact.  This power of attorney 

is coupled with an interest, and hence shall be irrevocable and shall be binding upon each and 

every present and future Owner of a Unit in the Condominium, and all other persons claiming by, 

through or under him (including the holder of any mortgage or other encumbrance) or any other 

party whatsoever. 

 

Notwithstanding anything to the contrary contained in this Master Deed or the Condominium 

Trust, the Declarant does hereby reserve the right to amend, restate reaffirm or otherwise take 

whatever steps which may be required to complete the Condominium and construction of the 

buildings, improvements and dwellings and the phasing of any of the same into the Condominium 

notwithstanding that any of the same may be required to be done beyond any time or period as 

may be otherwise provided herein so long as any such act or omission shall not be in violation of 

any rule of law, regulation or the covenant for the protection of mortgagees then in effect. 

 

The rights and easements reserved by the Declarant in this Paragraph 17 shall be in addition to and 

not in limitation of, any rights and easements reserved by the Declarant in other sections of this 

Master Deed. 

 

The rights and easements reserved by the Declarant for itself and including its successors and 

assigns in this Master Deed shall survive seven (7) years after the sale of all of the Units which 

may be created by the Declarant, and are to be deemed to be fully transferable, running with the 

land. 

 

The Declarant, by deed or by separate assignment, shall be entitled to assign, sell, grant or 

mortgage, any and all of its interests, rights and easements owned by it or reserved herein and in 

the Declaration of Trust and By-Laws, at any time, and from time to time, to any mortgage holder, 

person, trust, firm, or entity as may be determined by Declarant.  Each Condominium Trustee, as 

well as each owner and mortgagee of a Unit, by acceptance and recordation of a deed or mortgage 

to a Unit, shall be deemed to have thereby consented to any such assignment, sale, grant or 

mortgaging of the Declarant's said interests, rights and easements without the necessity of securing 

any further consent or execution of any further documents by such Trustee, owner or mortgagee, 

and does hereby appoint the Declarant as attorney-in-fact to execute, acknowledge and deliver any 

and all instruments necessary or appropriate to grant or exercise such assignment, sale, grant or 

mortgaging, which power of attorney is deemed to be running with the land, binding upon heirs, 

successors and assigns, durable, irrevocable, and coupled with an interest. The Condominium 

Trustees and Unit Owners, at Declarant's request, shall execute whatever confirmatory instruments 

which Declarant deems appropriate or necessary in order to perfect, carry out, or effectuate the 

rights and easements reserved by the Declarant in this Master Deed and in the Condominium Trust. 

 

The Declarant hereby expressly reserves a non-exclusive sewer easement for all purposes for 

which a sewer easement may be used over the land described in Exhibit A. 

 



DRAFT 2-1-24 

 

25 

 

 

18. Sale or Lease of Units. 

 

A. Appurtenant Interests.  Appurtenant Interests shall be defined as the Unit’s percentage 

interest in the Condominium as well as its exclusive rights areas.  No Unit Owner shall 

execute any deed, mortgage, or other instrument conveying or mortgaging title to his Unit 

without including therein the Appurtenant Interests, it being the intention hereof to 

prevent any severance of such combined ownership.   Any such deed, mortgage, or other 

instrument purporting to affect one or more of such interests, without including all such 

interests, shall be deemed and taken to include the interest or interests so omitted, even 

though the latter shall not be expressly mentioned or described therein.  No part of the 

Appurtenant Interests of any Unit may be sold, transferred or otherwise disposed of, 

except as part of a sale, transfer or other disposition of the Unit to which such interests 

are appurtenant, or as a part of a sale, transfer or other disposition of such part of the 

Appurtenant Interests of all Units. 

 

B. Sale and Lease Subject to Condominium Documents.  All sales and leases shall explicitly 

be made subject to the provisions of this Master Deed and the Condominium Trust and 

By-Laws.   

 

C. Affordable Units.  Affordable Units are subject to Leasing and Rental Restrictions set 

forth in the Regulatory Agreement and Deed Rider. 

 

19.  Severability.  In the event that any provision of this Master Deed shall be determined to be 

invalid or unenforceable in any respect, it shall be interpreted and construed so as to be enforceable 

to the extent and such situations as may be permitted by applicable law, and in any event, the 

partial or total unenforceability of such provision shall not affect in any manner the validity, 

enforceability or effect of the remainder of this Master Deed; and, in such event, all of the other 

provisions of this Master Deed shall continue in full force and effect as if such invalid provision 

had never been included herein.  

 

20.  Waiver.  No provision contained in this Master Deed shall be deemed to have been abrogated 

or waived by reason of any failure to enforce the same, irrespective of the number of violations or 

breaches which may occur. 

 

21. Captions.  The captions herein are inserted only as a matter of convenience and for reference, 

and in no way define, limit or describe the scope of this Master Deed nor the intent of any provision 

hereof. 

 

22.  Governing Law.  This Master Deed, the Condominium Trust and By-Laws and the 

Condominium created and regulated thereby, shall be governed in all respects by Chapter 183A as 

it is in force as of the date of the recording of this Master Deed, however, a subsequent amendment 

of, revision to, or substitution for Chapter 183A shall apply to this Master Deed, the Condominium 
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Trust and By-Laws and the Condominium in the following cases: 

 

A. Such amendment, revision or substitution is by its terms made mandatory on existing 

condominiums; or 

 

B. To the extent permitted by applicable law, the Unit Owners by a written instrument signed 

by Unit Owners holding at least sixty-seven percent (67%) of the total voting power of the 

Unit Owners, as said voting power is defined in Section 4.3 of the Condominium Trust, 

may elect to have such amendment, revision or substitution apply.  Such instrument setting 

forth this election, or a notice of it signed by a majority of the Condominium Trustees, 

which notice shall be accompanied by a certification that the consent of the Unit Owners 

required for it has been obtained, shall be recorded with the Registry of   Deeds prior to its 

becoming effective.  Such instrument or notice as so executed and recorded shall be 

conclusive evidence of the existence of all facts recited therein and of compliance with all 

prerequisites to the validity thereof in favor of all persons who rely thereon without actual 

knowledge that such facts are not true or that such instrument or notice is not valid. 

Notwithstanding the foregoing provisions of this subparagraph 22(b) to the contrary, the 

Unit Owners may not elect to have such amendment, revision or substitution apply, without 

first obtaining the written consent of the Declarant, which consent shall be recorded with 

the instrument setting forth the election with the Registry of Deeds, if any such amendment, 

revision or substitution   would adversely affect the Declarant's right and ability to develop 

and/or market this Condominium, including all its possible future phases. 

 

23.  Conflicts.  Notwithstanding any provision hereunder to the contrary, this Master Deed is 

subject to and all actions taken hereunder shall be in compliance with the Comprehensive Permit.  

In the event of any conflict between the Master Deed and said Comprehensive Permit, the terms 

of said Comprehensive Permit shall control. Any amendment to this Master Deed purporting to 

amend, alter or delete any provision of the Comprehensive Permit, the Regulatory Agreement, the 

Deed Riders or the Monitoring Services Agreement shall be void and of no force or effect unless 

in compliance with the terms and conditions of the termination and extinguishment provisions of 

the Comprehensive Permit. 

 

24. Arbitration.  Liability and Arbitration.  Notwithstanding anything to the contrary contained 

herein, and notwithstanding any custom or usage to the contrary, it is expressly understood and 

agreed that only the interest in the Condominium of the Declarant shall be bound by the provisions 

of this Master Deed.  No member, manager, officer, director or employee of Declarant, or any 

member of the Declarant, shall have any personal liability hereunder.  Furthermore, any and all 

claims, disputes and other matters in question arising out of or relating to the Declarant shall be 

decided by arbitration in accordance with the construction industry arbitration rules of the 

American Arbitration Association then obtaining.  This agreement to arbitrate shall be specifically 

enforceable under the prevailing arbitration law.  The award rendered by the arbitrators shall be 

final and judgment may be entered upon it in accordance with applicable law in any court having 

jurisdiction thereof.  Each party shall solely bear its own expenses, including legal fees, relating 
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to the arbitration and the parties agree that the arbitrators shall not be entitled to award punitive 

damages.  Notices of the demand for arbitration shall be filed in writing with the other party to the 

dispute and with the American Arbitration Association.  The demand for arbitration shall be made 

within a reasonable time after the claim, dispute, or other matter in question has arisen and a 

demand shall not be made after the date when an institution of legal proceedings based on such 

claim, dispute or other matter in question would be barred by the applicable statute of limitations 

or barred by the terms of any limited warranty given to a unit owner or the Association by the 

Declarant.  In the event of arbitration, each party shall select an arbitrator of its choice and the two 

arbitrators so chosen shall select the third arbitrator. 

 

SIGNATURE PAGE FOLLOWS  



DRAFT 2-1-24 

 

28 

 

IN WITNESS WHEREOF, Shirley Station Development, Inc. executed these presents under seal 

this ____ day of __________________, 2024. 

 

 

      SHIRLEY STATION DEVELOPMENT, INC. 

 

 

      ___________________________________   

      By: Dennis M. Page, President 

 

 

      ___________________________________   

      By: David C. Trahan, Treasurer 

 

 

 

 

 

COMMONWEALTH OF MASSACHUSETTS 

 

Middlesex, ss. 

 

On this _____ day of _________________, 2024, before me, the undersigned notary public, 

personally appeared Dennis M. Page and David C. Trahan, as aforesaid on behalf of Shirley 

Station Development, Inc., proved to me through satisfactory evidence of identification, which 

was ______________________ (source of identification) to be the persons whose names are 

signed on the preceding/attached document, and acknowledged to me that they signed it 

voluntarily for its stated purpose on behalf of Shirley Station Development, Inc. 

 

 

       __________________________ 

       Notary Public: 

       My commission expires: 
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EXHIBIT A 

TO THE MASTER DEED 

OF VILLAGE AT SHIRLEY STATION 

LEGAL DESCRIPTION OF LAND 

  

A certain parcel of land with any buildings and improvements thereon on the westerly sideline of 

Benjamin Road in the Town of Shirley, Middlesex County, Commonwealth of Massachusetts, 

shown as Lot 2 on a plan entitled "Plan of Land in Shirley, Massachusetts, #42 Benjamin Road" 

dated April 29, 2022, prepared for/owner Middlesex Land Holdings, LLC, Tyngsboro, 

Massachusetts, prepared by Land Engineering & Environmental Services, Inc., recorded with the 

Middlesex South District Registry of Deeds at as Plan 310 of 2022.   

 

Lot 2 contains 9.11 acres of land more or less according to said Plan. 

 

Subject to and with the benefit of the Easements “A”, “B”, “C” and “D” as shown on Plan.  

 

Subject to those matters of record as may still be in force and applicable. 

 

 

For title to said premises see deed of Middlesex Land Holdings, LLC to Shirley Station 

Development, Inc., recorded with said Middlesex South District Registry of Deeds in Book 

80467, Page 546. 
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EXHIBIT A-1 

TO THE MASTER DEED OF VILLAGE AT SHIRLEY STATION 

EASEMENTS, RESTRICTIONS AND ENCUMBRANCES OF RECORD 
 

 

Subject to and with the benefit of the following: 

 

1. Order of Resource Area Delineation DEP #284-0473 dated December 10, 2019 and 

recorded with the Middlesex South District Registry of Deeds at Book 73919, Page 23. 

 

2. Order of Conditions DEP #284-0481 dated September 28, 2021 and recorded with the 

Middlesex South District Registry of deeds at Book 79184, Page 300. 

 

3. Variance dated November 29, 2021 and recorded with the Middlesex South District 

Registry of Deeds at Book 79384, Page 475. 

 

4. Comprehensive Permit dated November 22, 2021 and recorded with the Middlesex South 

District Registry of Deeds at Book 79384, Page 480. 

 

5. All matters shown on Plan 351 of 1966 recorded with the Middlesex South District 

Registry of Deeds. 

 

6. All matters shown on Plan 310 of 2022 recorded with the Middlesex South District 

Registry of Deeds. 

 

7. Regulatory Agreement dated October 11, 2022, by and between Massachusetts Housing 

Finance Agency acting as Subsidizing Agency as defined under the provisions of 760 CMR 

56.02, and Shirley Station Development, Inc., recorded with Middlesex South Registry of Deeds 

at Book 81153, Page 316.   

 

7. Easements to ________________ dated _____, ____ , recorded with Middlesex South 

Registry of Deeds at Book _____, Page ____. 

 

8. Reservation of Rights and Easements dated _____, ____ , recorded with Middlesex South 

Registry of Deeds at Book _____, Page ____. 
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EXHIBIT B 

TO THE MASTER DEED OF 

VILLAGE AT SHIRLEY STATION 

 

 

 

The Condominium is shown on the site plan entitled, “____________________________ ”, 

dated ____________________, ____, prepared for ______________________, prepared by 

_______________________________________________, recorded with the Middlesex South 

Registry of Deeds herewith.  The Condominium Units are shown on the floor plans entitled, 

“__________________________________________” dated _____________, ____, prepared for 

_______________________, prepared by ____________________, and bear the verified 

statement of a Registered Engineer or Architect all as required by the provisions of Section 8 of 

Chapter 183A, and recorded with the Middlesex South Registry of Deeds herewith. 

 

The Buildings are sided with vinyl siding and wood frame construction with poured concrete 

foundation and asphalt shingled roofs.   Each Unit has front entrance and access to back of Unit 

by use of its deck or patio and stairs. 

 

The Buildings are serviced by public sewer and public water.   

 

Each Unit has its own separate gas and electric meters, gas-fired heating, air conditioning (if 

applicable) and hot water systems. 
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EXHIBIT C 

TO THE MASTER DEED OF 

VILLAGE AT SHIRLEY STATION 

DESCRIPTION OF UNIT 

 

 

UNIT 

DESIGNATION 

STREET 

ADDRESS 

SQUARE 

FEET 

ROOMS PERCENTAGE 

INTEREST 

1    1/48th 

2    1/48th 

3    1/48th 

4    1/48th 

5    1/48th 

6    1/48th 

7    1/48th 

8    1/48th 

9    1/48th 

10    1/48th 

11    1/48th 

12    1/48th 

13    1/48th 

14    1/48th 

15    1/48th 

16    1/48th 

17    1/48th 

18    1/48th 

19    1/48th 

20    1/48th 

21    1/48th 

22    1/48th 

23    1/48th 

24    1/48th 

25    1/48th 

26    1/48th 

27    1/48th 

28    1/48th 

29    1/48th 

30    1/48th 

31    1/48th 

32    1/48th 

33    1/48th 
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34    1/48th 

35    1/48th 

36    1/48th 

37    1/48th 

38    1/48th 

39    1/48th 

40    1/48th 

41    1/48th 

42    1/48th 

43    1/48th 

44    1/48th 

45    1/48th 

46    1/48th 

47    1/48th 

48    1/48th 

TOTAL    100% 
 

 

Notes: 

 

1. K=Kitchen; DR=Dining Area or Eating Area; L=Living Room; BA=Bath; BR=Bedroom; L = 

Loft, B=Basement or Utility. 

2. Square Footage includes both finished and unfished areas. 

2.  Each Unit has immediate access to the Common Area through its front and rear doors (as 

shown on Floor Plans). 

3. *Certain units are deemed “Affordable” as defined by G.L. c. 40B; therefore, each said unit’s 

percentage interest is reduced by its value in relation to the other units within the condominium. 

4. If all 48 units are phased in, the percentage interest of each unit shall be 1/48th. 

 

 

 

    

 


