
 
 

To the Planning and Zoning Commission for the Town of Salisbury, 
 
I am writing with regard to the Holley Place affordable housing project known as Holley Block that 
is proposed for the corner of Route 44 and Holley Street.  I am a professional investor with 
experience as a real estate developer.  I have invested in both large and small real estate projects, 
and I am the owner of the Lakeville Manor House on Elm Street where I invested to restore a 
historic building by developing the property into a market-rate multi-family dwelling.   
 
The Manor House is not competitive with Holley Block, as our rents are substantially higher than 
at Holley Block, but I do know the costs of building and running a similarly sized development (the 
Manor house is around 12,000 ft2 versus Holley Block at 15,300 ft2), so my experience here is 
as an expert local professional opinion regarding the financial viability of the applicant’s proposal. 
 
I am not making an appeal to kill this project, as we so sorely need affordable housing in this 
town.  But I am making the case for the Town to put a halt to any approval process until the 
applicant has demonstrably proven that their financial projections are sound and that there are 
risk adjustments built into both the construction and operating models so that the Town does not 
get saddled with an insolvent white elephant in the middle of historic Lakeville. 
 
What are the risks of Holley Block?   
 
The immediate risks are based in opportunity cost.  Why not use prime Lakeville road frontage 
real estate to develop a mixed-use building where the applicant provides limited commercial 
space as well as a clutch of affordable housing units?  In such a case, the Town could charge a 
land lease instead of providing the applicant free use of an endowed historic park thereby creating 
both lease and tax income for the Town, as well as driving an appreciation in surrounding 
commercial property value for current landowners in the historic village.  Especially with a new 
developer in contract with the Knife Factory, it would seem that there is an opportunity for mixed-
used affordable housing at both locations, Holley Block and the Knife Factory, that could meet or 
exceed town affordable housing unit goals and could provide new business life in Lakeville’s 
historic district. 
 
The future risks of the proposal, as designed, are risks that could severely damage the Town’s 
finances.  These risks range from the risk of a mid-construction failure, when costs balloon due 
to market price increases of labor and material in a post-COVID economic boom to a built, to a 
risk that the completed project never runs profitably thus requiring the Town to step in and rescue 
an insolvent affordable housing development with our taxpayer dollars.  The greatest risk with the 
applicant and its plans for Holley Block is not the concept of affordable housing, but rather that 
the Holley Block project, as proposed, is financially dead-on-arrival.   
 
A simple objective financial analysis of the proposal that the applicant has submitted shows the 
revenue projections likely are insufficient to cover the estimated financial and operating costs of 
the development when using CFHA market rate assumptions for the financing. Quite simply, this 
project as submitted is not financially viable.  
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With the projected revenues projected at only a maximum of $156 thousand for full 100% 
occupancy, as profiled in the indicative rent pricing submitted in the applicant’s proposal, the 
annual financing costs required to construct an oversized 15,300 square foot building, let alone a 
oversized building with an underground parking garage and a four-story elevator for residents, 
will exceed the projected revenues. When one adds to the financing costs both the operating 
expenses of managing the property and the ongoing cash capital expenditures to maintain the 
physical plant the financial picture for Holley Block goes only from unprofitable to unbuildable. 
 
To make matters even more financially impossible, the market environment for taking on a new 
construction project are some of the worst in recent history.  Local and national construction costs 
have soared over 140% in the last 12 months, are projected to increase another 35% this year, 
and there is no end in sight for future increases as the post-pandemic economy gets fully 
underway.  Most likely, any construction budget composed today will be revised higher in the near 
future as costs for both labor and building material predictably continue to rise.  
 
Unfortunately, the applicant promoting this project has not been required by the Town to defend 
the viability of the project. No financial due diligence has been performed by the Town and 
reviewed by the public.  No financial experts have been consulted to support the application 
process. The applicant has not been asked to provide a working operating model, or a 
construction budget, or a financing plan.   
 
It is possible that if the project removes such frivolous non-revenue producing features like 
underground parking and a four-story elevator and reduces the overall size of the building that 
the project would indeed show itself to be financially viable.  If the applicant would focus on the 
most profitable layout of one-bedroom living units that generate the highest revenue per square 
foot in a smaller development at Holley Block, then the Town would likely not miss its affordable 
housing unit goal as any few units removed from the Holley Block development could be added 
in future developments elsewhere.   
 
For example, construction costs for a 6- or even 8-unit development on a much smaller footprint 
at the same site would be significantly less capital than what the current proposal for Holley Block 
requires.  No underground parking.  No elevator.  A smaller development would have a greater 
chance of success, and, thus, the overall financial risk to the Town’s fragile finances would be far 
less, while still adding meaningfully to new inventory of affordable housing units for the Town of 
Salisbury.  A smaller overall development would be more in character with the surrounding 
buildings and would better harmonize with the aesthetic of the historic district in Lakeville. 
Combined with other already planned future affordable housing site developments around town, 
a smaller project at Holley Block would still meet or exceed our 10-year total affordable housing 
unit goal. 
 
I am urging our Town officials to step back and analyze this project, and any project where public 
resources are being committed, using sober financial analysis to ensure its financial viability 
before any approvals are granted. Please do not be cowed into submission by process fatigue 



 
 

and attempts at public shaming. Please demonstrate your responsibility as elected officials whose 
duty it is to act as trustworthy fiduciaries of our Town’s limited resources and complete in depth 
financial due diligence before approving the Holley Place project. 
 
For all who are interested in the numbers and the type of exercise that the Town should require 
this applicant, and any applicant who is benefitting from free investment of taxpayer resources 
(as is the case with the Town donating Bicentennial Park with no remuneration by the applicant 
to the Town for the donation), please review the presentation I filed with the P&Z Commission for 
the upcoming hearing on Holley Block.  
 
Folks also can download the financial analysis presentation here: 
 
https://docsend.com/view/i7ccpc6ttp7gykam 
 
Respectfully yours, 
 
 
 
 
Will Muecke 
Owner/Operator 
The Lakeville Manor House 
March 14, 2021 


