
Proposal for Community Preservation Act Funding  

nton Street 
(Angino Farm) 

 
 

Open Space, Historic Preservation and Community Farming 
On Newton’s Last Remaining Farmland 

 
 

 
303 Naha

July 28th, 2004 
 

Newton Community Farm 

 
 

 By  
 

The Newton Conservators 



303 Nahanton Street 
(Angino Farm) 

Open Space and Historic Preservation  
 

 
Name of Applicant: 

c. 
 
 

Organization, if applicable:  
onservation Commission 

 
 

9 
 

Da
617-244-0736 (Jon Regosin) 

 
Email: 

regosin@highstream.net

 
 

Newton Conservators, In

Sponsoring 
Newton C

Mailing Address: 
PO Box 590011 
Newton Centre, MA 0245

 
ytime Phone: 

 

 jon.  

Na
303 Nahanton Street: Open Space and Historic Preservation 

 
gory: 

 Open space/Recreation 
tion 

 
 

ding Requested: 
VE HUNDRED SIXTY THOUSAND DOLLARS ($2,560,000.00) 

Proposed Project 
 TWO MILLION FIVE HUNDRED SIXTY THOUSAND DOLLARS ($2,560,000.00) 
 
 
Submitted to: 
 
Community Preservation Committee 
c/o Christopher Moore, Community Preservation Planner 
Newton Planning and Development Department 
1000 Commonwealth Avenue 
Newton, MA  02459 
(617) 796-1131 
 

 
 

me of Proposal: 

 

CPA Cate

 Historic Preserva
Community Housing  

 
CPA Fun

TWO MILLION FI
  
 
 

 of Total Cost

 - - 1 - - 



 
Introduction 
In a city with few remaining privately held open spaces, the purchase and protect
Farm presents a unique opportunity.  By providing funding to purchase the last re
city, the Community Preservation Committee will preserve a scenic and historic
of the larger Winchester/Nahanton Streets Scenic Streetscape, provide community
to sow the seeds of a community farming and education program that ha
quality of life of Newton residents for years to come.  One aspect of this proposa
The Angino Farm is important to Newton as open space and as a historic link to N
agricultural roots.  The other and perhaps more important aspe

ion of the Angino 
maining farm in the 

 landscape that is part 
 housing, and help 

s the potential to impact the 
l involves real estate.  

ewton’s 
ct is farming as a community activity.  

This proposal calls for Angino as an active, community-operated working farm that will grow 
ewton Residents, run educational programs for children and adults, provide outstanding 

 

ct Funds for parcel 

osts 

of Newton 

n of the City, the roles of the City and the Newton Conservators will be reversed, 
 the land, and the Conservators holding the Restriction 

ic farm for production 
s.  Features of farm to include: 

 fundraising revenue as 

housing unit (with 
 assistance to the 

heir lease obligation. 

, barn, and fields 

ade up of representatives appointed by the Mayor’s Office, Board of 
Aldermen, Conservation Commission, Historical Commission, Newton School Department, 
Newton Conservators, Green Decade Coalition, and Ledgebrook Condominium Association 
to monitor the property on behalf of the City, and assure that the farm is actively operated and 
that the buildings are maintained 

 reversion of ownership to City if farming is discontinued or if buildings are not adequately 
maintained 

 Right of Newton Conservators to return the property to the city, under certain conditions, and 
cap its potential financial losses 

 
 
 
 
 

produce for N
volunteer opportunities, and run a program to provide food for those in need.  
 
Proposal Outline 

 City of Newton to provide $2,560,000 from Community Preservation A
acquisition 

 Newton Conservators and the newly formed Newton Community Farming Group to provide a 
minimum of $40,000 towards building improvements and farm start-up c

 Newton Conservators to own the land  

 Open space and Historic Preservation Restriction to be held by the City 

 At the optio
with the City owning

 Land to be leased to a Farm Group that will operate a non-profit organ
of fruits, vegetables, and cut flower

o break-even budget for farm and property operation (including
income) 

o salaried farm manager 

o on-site housing for farm manager (preferred) or one community 
rent and eligibility limitations) for a family interested in providing
farm as part of t

o educational programs using farmhouse first floor meeting space

o modest upgrade and restoration of dwelling and barn 

 Oversight committee m
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Newton Community Farming at Angino Farm 
The steady growth of community farms in the United States seems to be a direct 
economically and socially devastating decline in family farms across the cou
more of our food production falls into the hands of agribusinesses reliant on g
chemical resistant crops, community farms push back.  They are small, fitting int
populous cities and towns, using organic practices and w

response to the 
ntry.  Whereas more and 
enetically altered, 

o the niches of 
orking with the lay of the land.  They are 

ood for local customers and inviting them to take a closer look at the process, to participate 

 Newton’s last farm 
are tremendous.  The economic and aesthetic benefits of preserving open space are easily identifiable.  

eserve the legacy of 
ticipate in that legacy.   

les in neat rows, a farmer 

clover in late 
e have included in 

the addenda brief summaries of Natick Community Organic Farm, Waltham Fields Community 
munity farms located 

ved over time to fill a 
 fit its own unique 

a town in 1691.  Towns 
a critical decision-making point; we are losing important and beautiful 

pieces of our history to new development on a daily basis: obesity and diabetes are epic amongst our 
wer and fewer children have the opportunity to understand what it takes to create the 

 use our resources to 
ask if we can afford to lose an opportunity for our 

ity space, and an 

success in the 

965 by a group of 
and imported food, and 
ith the farmer’s face 

Community Supported Agriculture) was introduced to the United States from 
Europe first in 1984 at Indian Line Farm in S. Egremont, Massachusetts.  Since then, it has only 
gained in popularity – there are about 60 active CSAs in Massachusetts alone.  In a CSA, people pay 
a lump sum and then receive a “share” of fresh veggies weekly for the entire growing season.  
Shareholders get to know the farm and farmer at their weekly pick-ups, and often lend a hand in the 
harvest or other chores as part of their pay.  See Waltham Fields and Stearns attachments for 
successful CSAs.  Stearns Farm CSA in Framingham sells 150 shares on 2.5 acres, and operates with 
a huge amount of community participation.  We estimate that the Angino site could support 70-80 
shares at about $500 per share. To broaden its customer base, and to serve more community 
members, the Newton Farm would reserve some land to grow produce for sale at the Cold Spring 
Park Farmers Market.     

growing f
in the process of sustaining the land and a vibrant, healthy community.  
  
In an area with ever-increasing development pressure, the benefits of preserving

But in addition to preserving the farm vista, a community farm would actually pr
farming in Newton, and afford the opportunity for the next generations to par
 
At first glance, a community farm may look like a traditional farm – vegetab
working the field.  But on a given day at the Newton Community Farm, the farmer may share the 
field with residents picking their own peas or high school students frost-seeding 
February.  There are a diversity of models for successful community farming.  W

Farm, Land’s Sake, Stearns Farm CSA, and the Food Project, all successful com
in the immediate area.  As illustrated in the summaries, all of these models evol
niche in their communities.  We envision Newton’s community farm evolving to
environment.   
 
Farming has been a part of Newton’s legacy since it was first established as 
and cities everywhere are at 

children.  Fe
food they put in their bodies.  When faced with the question of should we
preserve the last farm in Newton, we must also 
residents to experience first-hand a sustainable food system, a vibrant commun
important connection to our heritage. 
 
 
Farming Models 
We have identified three basic small-scale farming models that have had great 
northeast and would be appropriate for the Angino property: 

1. CSA -  Originally Teiki, or “partnership,” the CSA movement was started in 1
women in Japan who were concerned with pesticide use, the rise in processed 
decline in farm populations.  The philosophical translation for Teiki is “food w
on it.”  The CSA (
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2.  Market “Garden” - On small acreage, many farmers choose to maximize eff
a small number of crops (e.g. berries, specialty herbs and greens, flowers).  Crop
directly from the farm, sold to restaurants and/or farmers markets.  In Newton, 

iciency by focusing on 
s may be marketed 

the farm could grow a 
ocal farmers markets. 

at of small farms 
ptimally and 

ess to.   Angino Farm 
could be an ideal vista for such a partnership with other farmers and fields.  The Newton Community 

 lot of space, such 

le at the Angino site.  In the appendix, we present 
an operating budget and startup budget for the farm, assuming the CSA model.  Also in the appendix, 

azella, a professional farmer at Stearns Farm and Newton Resident, provides some 

ts role in addressing 
y of engaging youth and 

alth, environment 
 from elementary 

utdoor learning.  
ograms to create 

 
programming to local schools.  Land’s Sake attributes a significant amount of its funding to its 

year for kindergarteners 
school students (maple 
arning opportunities, as 

well as additional information on the educational potential at the Angino site.  There is no limit to the 
learning opportunities made available on a community farm.  Growing food to sustain the people and 

nce of food on small 
ping the hungry.  In 

e CSA shares or 

 
Project Scope 
We strongly advocate for the conservation of the entire Angino property, including the house and 
barn, for use by the Newton community farm.  A barn provides a sheltered work space as well as 
storage for tools, supplies and crops.  It could also be used for creative, farm-based crafts and 
educational programs.  Using the house to provide community housing year-round for a farmer is 
optimal for the production of the operation.  Housing presents a constant challenge for farmers in this 
area, and the presence of the farmer year-round allows him/her to meet the constant demands of a 
farm operation with ease.  We would like to see the house preserved to be used for one (1) housing 
unit (for farmer or community housing) as well as office and programming space.   
 

variety of crops that could be sold at the popular Cold Spring Park and other l
 

3. Expanding Possibilities - A newer farming concept that is gaining ground is th
partnering to grow for a common market.  This allows farmers to use their land o
ecologically, and also to grow for customers they might not otherwise have acc

Farm may wish to partner with a larger farm that would grow crops that take up a
as pumpkins or corn. 

 
Each of these three models could be financially viab

Kerisa Per
projections on anticipated farm production levels. 

 
 
Social Mission 
Learning Opportunities - Inherent in the definition of community farming is i
social issues.  Community farms in eastern Massachusetts have a rich histor
adults in the landscape – providing the opportunity for hands-on lessons about he
and stewardship by literally getting their hands in the dirt.  Many local schools –
schools to universities – use Waltham Fields Community Farm as a resource for o
Both Natick Community Organic Farm (NCOF) and Land’s Sake Farm began pr
opportunities for at-risk youth.  NCOF continues to provide in-school as well as on-the-farm

summer Green Power program.  The farm also runs programs throughout the 
(sensory education), high school students (environmental studies) and middle 
sugaring).  Please see the appendix for more information about these farms’ le

environment is a concept that bridges all ages and cultures.  
 

Feeding the Hungry – Community farms are capable of producing an abunda
acreage, and there is a strong tradition of Massachusetts community farms hel
addition to donating surplus, the Newton farm could allow individuals to purchas
share portions and donate them to a local food bank.   
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Key to this proposal is the groundswell of support from the community.  A 
Advisory Committee has already been established, and is composed of memb
Conservators, Green Decade and the Nahanton Park gardening community as
farming, outdoor learning, community organizing and conservation.  This transiti
serve to oversee the formation of a non-profit organization devoted to running and sustaining the 

Farm Planning and 
ers of the Newton 

 well as experts in 
onal committee will 

Newton community farm.  Striving for an inclusive model, we want to include the vision of all of the 

s farm start-up costs 
ewton residents to 

(see above).  These 
ith this level of support, as well as the 

thoughtful planning that the group has undertaken, the farm planning committee has convinced the 
the prospect of a Community Farm for Newton is not an 

’s Recreation and 

  (Historic preservation 
ied by a non-income-

PA interest.)  
Beyond its significance to defined CPA interests, the Angino Farm is a key parcel in the Winchester 

rized by open land from the Charles River Country 
PA interest.  The 

rimary importance 
ch in the spirit of 

sition and preservation, both 
ajor goal will be the 
e of the facility, and 

required.  The longer-term goal is development of expanded educational programs, more extensive 

t a formative stage. 
ate the farm as a self-

tunities for 
n the larger 

Community Farming movement; and access and educational programming for City schools, summer 
camps, and after-school programs.  The major goal is the building of community through farming. 
 
 
The Property 
The Angino Farm is a parcel of 98,406 square feet with long frontage on Nahanton and Winchester 
Streets.  It has exposure to a heavy volume of traffic on the two streets, from which farming activity 
was very visible to passersby for years.  The house and barn sit on the property’s east side, with the 
house accessed from an asphalt-paved driveway from Nahanton Street and the barn on a slight rise to 
the rear.  The driveway can accommodate parking for ten to twelve cars.  The farm field is between 

organizations and residents of Newton who are interested in this project.   
 
In a little over one month, this committee has raised $40,000 in pledges toward
and building maintenance.  In addition, they have received x pledges from N
purchase CSA shares, should the farm group decide to go with the CSA model 
pledges will translate into an additional $x in revenue.  W

Newton Conservators and others that 
unrealistic fantasy, but, rather, a vision that can be transformed into reality.   
 
 
Community Preservation Interests; Significance 
For many years, the Angino Farm has been a priority for acquisition on the City
Open Space Plan.  The fields are significant as open space.  (Open space is one of the interests of the 
CPA.)  The buildings and “farmscape” are significant for historic preservation.
is a CPA interest.)  Occupancy of the living unit in the farmhouse, unless occup
eligible farm manager, will be as community housing.  (Community housing is a C

Street/Nahanton Street corridor, which is characte
Club south.  Farming is work, but farming is also recreation, and recreation is a C
opportunity to re-establish farming in a community where farming was once of p
and to make farming a group activity for enjoyment and for education is very mu
Community Preservation. 
 
 
Vision 
The vision that is presented here for the Angino Farm is first for its acqui
as open space and for its historic attributes.  In the first three to five years, the m
installation of a farm manager, establishment of a farm operation, modest upgrad
achievement of “break-even” income from farm produce, such that outside financial support is not 

upgrade of the facility, and, if possible, expansion of the farming operation, through securing the use 
of land for small farm fields at other locations in Newton.  The Farm Group is a
The group’s mission will include formation of a non-profit organization to oper
supporting, sustainable community farm; use of organic farming practices; oppor
involvement of the community in farm labor and farm operation; participation i
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the buildings and Nahanton Street.  The field occupies about three quarters of the
(former chicken coops) and cold frames occupy the north border, at a stone wall.
along the north border are flower gardens (which attract bees useful in corp po
apple trees, and two pe

 site.  Two sheds 
  Near the house and 

llination), grape vines, 
ar trees.  Oak woods and fields of the Ledgebrook Condominium border the 

id-1800s or before and 
 vinyl siding, 
e rooms, including a 

ond floor.  Interior 
riginal plaster in 

 and drywall or 
shingle roof cover 
s and are functional.  

ler in the basement, 
 a stone foundation.  
se has a main staircase 

econd egress from the second floor.  It has two other entries on the first floor 
level.  The house has sufficient space to allow use of most of the first floor for programs, if needed, 

rved by a cess pool 
e city sewer in 

e house and the barn 

e lower floor and the 
ars to be similar in 

 each level.  It once 
h, but the north end reportedly deteriorated from use (according to Jay 

 doors that face the 
eld.  The lower level has full headroom, an asphalt floor, and exposed cedar posts.  The main 

floor has plank flooring, a high center bay accessed from a barn door facing Nahanton Street, lofts 
ms, an asphalt shingle 
ed minor settlement 

 

ccording to Jay 

s with wood-and-glass 
covers, farm hand tools, a plow, pens for cows in an enclosure on the barn’s main floor, a wine press 
in the basement of the house, multiple older refrigerators including a large, side-by-side unit in the 
kitchen, canning jars, and woodworking tools in the house basement. 
 
Jay Mitchell reports that the farm was worked by hand and with mechanized equipment.  Farming 
continued until the late 1990s, with vegetables, fruit, and flowers as crops.  Cows, pigs, and chickens 
were kept at the farm.  Mr. Mitchell reports that manure was used as fertilizer but that chemicals were 
largely not used.  The house was heated with a wood stove (no longer in place) in the kitchen.  No oil 
tanks are reported, and Mr. Mitchell reports that used machine oil was kept in containers. The house 
likely has lead in paint and asbestos in exposed basement pipe wrap.  The applicant has engaged 

property on the east and north. 
 
The house is a two-story structure with framing that appears to date from the m
that was extensively modified in the 20th century, with a brick exterior, partial
replacement windows, raised second-floor roof, and other upgrades.  It has fiv
large kitchen, on the first floor.  It has five bedrooms and a bathroom on the sec
finishes may include original door moldings at the front on the second floor and o
places; otherwise, finishes are strip oak floors, plaster and veneer paneled walls,
plaster ceilings.  The bathroom and kitchen are functional but older.  The asphalt 
needs replacement.  Windows are double-hung wood units with storm attachment
Wiring is older and functional but requires upgrade.  Heat is from a gas-fired boi
to older free-standing radiators.  The house has a full, unfinished basement with
The gross building area, excluding the basement, is 2,344 square feet.  The hou
to the second floor from the center entrance on the first floor.  It has a second, rear staircase (with low 
headroom) providing a s

and to allow use of the second floor and kitchen as a living unit.  The house is se
that will be retired with the installation of a new sanitary sewer connection to th
Nahanton Street.  (Reference s made to a building inspection report for both th
by Tiger Inspectional Services.) 
 
The barn is a two-story, post and beam structure with access at grade for both th
main level.  The barn has been less extensively modified than the house and appe
age or older.  The barn has an area of 1,800 square feet, with 900 square feet on
extended farther to the nort
Mitchell of the Angino family; Jay worked at the farm) and was removed.  It was replaced with the 
lean-to at the building’s north end.  The barn’s lower level has bays with garage
farm fi

that flank the center bay, a roof frame that is more recent than the posts and bea
roof, vinyl siding over red cedar, and electric lights.  It is unheated.  It has suffer
but is reportedly structurally sound. 

The two sheds are small, unheated structures on the north border with wood shingle exteriors.  They 
were originally used as separate buildings for laying hens and poultry chickens, a
Mitchell.   
 
Numerous farm artifacts and implements are at the site, including cold frame
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Clayton Group Services for a Phase 1 survey and to test for lead, asbestos, radon, and the presence of 
contaminants in the soil. 
 

0 ($51,825), including 
diation, interior 

e of the house for an 
 floor as the private living quarters, 

the farm operation 
 resident.  

sed, at a cost of $115,000 
nd fundraising.  

ent, re-structuring 
 other work. 

ation, driveway re-paving, and other costs may be 
sought at a later date, with a cost at an estimated $325,000 ($323,500).  Much of this proposed work 
is elective, and can be implemented over time, as the non-profit organization running the farm 

 

 the second floor 
 within the house 

 as access to the kitchen at the rear of the house. 

 in residence provides 
ace is likely $1,600 to 

tive for the manager 
ed housing will be part of the farmer’s compensation package, this 

will help to reduce labor costs—but rental income will still provide a source of revenue to help defray 
insurance and building maintenance.   

ble at below-market 
nge for reduced rent, 

ce, to enhance 
farm security.  It is important that the occupant be involved in the farm operation, to prevent conflicts 
between the residential use and the farm. 
 
 
Use and Zoning 
The property is zoned for single-family residential use.  It conforms in terms of use and in terms of 
the minimum lot size, frontage height, and setback requirements.  (The barn, at the lot line, is non-
conforming in terms of setback.  It is “grandfathered” and therefore is allowed at its location.  
Agriculture is allowed in the zone.  Use of

 
Proposal for Buildings 
The applicant proposes an initial upgrade of the buildings at a cost of $52,00
connection to the sewer at Nahanton Street, electrical service upgrade, lead reme
painting, a temporary greenhouse, and more minor items.  The proposed us
initial period of three to five years is for occupancy of the second
use of part of the first floor as offices and other space for those involved in 
(including educational and meeting space), and use of the kitchen by the
 
In the first five years, a further upgrade of the improvements is propo
($116,125), as funding becomes available from operating revenue, grants, a
Improvements during this period are re-roofing, wiring upgrade, floor reinforcem
of the house and barn and creation of meeting space, exterior painting, and
 
A more extensive upgrade for building restor

expands its fundraising and grant-writing capabilities. 
 
The Preliminary Capital Budget is shown in the addenda. 

 
Community Housing 
Roughly half the space in the house is proposed for use as housing.  The space on
consists of bedrooms and a three-piece bathroom.  The planned private residence
will consist of the second floor, as well
 
The preference for occupancy is the farm manager.  Installing the farm manager
the best support for the farm operation.  The market rent for the residential sp
$2,000 per month.  A below-market rent of $800 is projected, to provide an incen
to take occupancy.  As subsidiz

the costs of 
 
If the farm manager does not take occupancy, the space would be made availa
rent to an income-eligible occupant who is part of the farm operation.  In excha
this occupant would be expected to volunteer on the farm and to maintain a presen

 the facilities as a non-profit is allowed, as is a residence 
accessory to the use by the non-profit.  
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Restrictions on Real Estate 
A Conservation Restriction is to be imposed on the property for protection
historic preservation.  No work is to be done at the buildings that is inconsistent 
restoration.  The historic “farmscape” visible from the roads is to be maintained
site not occupied by the buildings are to be maintained as open space, wi
The Newton Historical Commission will have design review and approval (to th
under the City’s Landmark Ordinance) of changes to the exterior of the buildings
landscape.  Conversion of the barn to non-barn use will not be allowed.  Accord
Office of Environmental Affair

 of open space and for 
with historic 

.  The portions of the 
th use for farming allowed.  

e same extent as 
 and to the 

ing to the Executive 
s (EOEA) website, a single Conservation Restriction document can be 

crafted to address both open space and historic preservation restrictions.  The Newton Conservators 
striction, and expects to work with the City Solicitor to further 

 

wton; the Newton 

perty.  The Conservators 
tion to operate the 
tes the farm 

 Conservators may 
 financial support) and may 

rwise fail in their 
ans).  The Conservators 

 if they find 
bilities of the Newton 

ric Preservation Restriction 
nd the Newton 
ors holding the 
n, hiring of a farm 
er such matters. 

e City, and to ensure that 
e Farm Group are living up to their responsibilities.  This is 

similar to the Oversight Committee that oversees the operation of the City’s golf course.  The 
Oversight Committee will be made up of representatives appointed by the Mayor’s Office, Board of 
Aldermen, Conservation Commission, Historical Commission, Newton School Department, Newton 
Conservators, Green Decade Coalition, and Ledgebrook Condominium Association.  The Committee 
will monitor the property on behalf of the City, to assure that the farm is being properly operated to 
maintain productivity and an attractive appearance, that the buildings are being properly maintained, 
and that the Farm Group is complying with the terms of its lease.  It will report to the City of Newton 
and to the Newton Conservators annually concerning the farm, and will report more frequently, 
should problems arise during the annual cycle.  

has prepared a draft Conservation Re
develop the text of this legal document.   
 

Legal Entities and Roles 
The applicant proposes that Angino Farm involve four entities: the City of Ne
Conservators; an Oversight Committee; and a Farm Group. 
 
The Newton Conservators, at the request of the City, will take title to the pro
will lease the property to a Farm Group that will establish a non-profit organiza
farm.  If the Farm Group fails to maintain an active farm on the premises, opera
negligently, or fails financially, the Conservators may terminate the lease.  The
occupy portions of the premises for offices or programs (in return for
make space available to other non-profits (again, to defray expenses).  If the Conservators or its 
designee (the Farm Group) fail to maintain an active farm on the premises or othe
obligations, the City may take ownership (through foreclosure or similar me
may relinquish ownership to the City (after a process of notification and proof)
themselves unable to fulfill their financial or other obligations.  The responsi
Conservators and the Farm Group are outlined in additional detail within the Addenda. 
 
As stated above, the City of Newton will receive an Open Space and Histo
limiting the use of the property.  At the option of the City, the roles of the City a
Conservators will be reversed, with the City owning the land, and the Conservat
Restriction.  The new farm non-profit will be responsible for day-to-day operatio
manager, creation of a budget for operation, drafting of an annual report, and oth
 
An Oversight Committee will be formed to oversee the farm on behalf of th
both the Newton Conservators and th
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e price represents a 
osing in late 2004, 

e applicant.  The 
arable properties in 

arly with respect to 
the valuation of a property like the Angino Farm, where the value (in monetary terms) is primarily in 

ase price is within a 

 for reimbursement of costs involved in the acquisition, including 
een funded by the 
itecture, valuation, 

necessary initial upgrades 
 and in the capital improvement budget 

 Conservators and 
inium Complex and others 

will provide, at minimum, an additional $28,000 to be used to fund farm start-up costs (approx. 

,000 plus $20,000 for 

 proposal for the Angino Farm.  
Among these are Mayor Cohen, Ledgebrook Condominium, and private individuals.  Members of the 
Newton Historical Commission and Green Decade Coalition have devoted time and support to the 
planning for this proposal and have supported the proposal at public meetings.  The Newton 
Conservators have pledged $7,500 towards farm start-up, and this has been matched by a private 
donor.  In addition, Ledgebrook Condominium Association has pledged a minimum of $25,000.  The 
Farm Planning Committee is aggressively pursuing additional fundraising opportunities.  A list of 
those interested in buying CSA shares in the farm is attached, and these pledges are anticipated to 
generate an additional $x in revenue.  Letters of support are reproduced in the addenda. 
 

 
Capital Costs 
The acquisition cost is $2,500,000, to be paid the Estate of Jerry A. Angino.  Th
substantial reduction from an earlier agreed price.  The agreement calls for a cl
after approval of the expenditure of CPC funds.  The purchase and sale agreement is included in the 
addenda.  An appraisal has been engaged through the CPC, with funding by th
applicant believes that the purchase price is consistent with prices paid for comp
Newton in recent years.  The applicant notes that appraisal is not exact, particul

the land.  The applicant requests that this proposal be funded if the agreed purch
reasonable range of the value that is found through the pending appraisal. 
 
This application includes a request
appraisal, environmental studies, and the building inspection, all of which have b
applicant.  (Volunteers for the applicant have provided pro bono services in arch
and legal matters, at no cost.) 
 
This application includes a request for an additional $40,000 in funding for 
that are detailed in the “Proposal for Buildings” section above
in the addenda.  The cost for these improvements is estimated at approximately $52,000.  The 
Newton Conservators and the Farm Group will fund the additional $12,000.  The
the Farm Group, with support from residents of the Ledgebrook Condom

$15,000) and additional capital improvements that are likely to be necessary.  
 
The total cost for which the applicant submits this request is $2,560,000 ($2,500
acquisition-related studies and $40,000 for capital improvement costs). 
 
 
Community Support 
Various parties have expressed support for the Newton Conservators’
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Attachment 1 
 
Budget  
After start-up, a stabilized annual budget for operation of Angino Farm is as foll
income primarily from sale of “shares” to members, who, in exchange for a flat
receive a weekly produce allotment throughout the growing season.  It includ
manager.  The “surplus for building maintenance fund” inclu

ows.  It projects 
 annual fee, would 

es a salary for the farm 
des amounts for heat, snow plowing, 

trash removal.  Although this model budget is for a CSA (“shares” based model), the farm group 
could instead operate a financially viable market garden (see page x, above). 
 
 

Model Budget 
Newton Community Farm CSA 

 
Income 
70 shares at $500 / share  $35,000.00 

old Spring Farmers’ Market 5,000.00 
ing revenue 7,000.00 

l Income from Community Housing Unit ($800/month) 9,600.00 

Sales at C
Educational programm
Renta
Grants, donations, membership support 15,000.00  
 
Total Income $71,600.00 
 
Expenses 
Labor1 $41,000.00 

 and tools 4,500.00 
3,500.00 

Seeds and plant stock 3,500.00 
Water bill 2,500.00 
Electricity and Heat 3,000.00 
Insurance (Buildings and Liability) 6,000.00 
Surplus for building maintenance 8,600.00

Miscellaneou
ost, fertilizer 

s equipment
Lime, comp

 
  
Total Expenses $71,600.00 
 
 
 

                                                           
1 One full-time farm manager to be involved in fundraising and grant-writing during the off-season, as well as one 
seasonal intern.  Assumes below market rate housing for farm manager in farmhouse. 
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Attachment 2 
l Expenses 

arm Start-up (Year 1) 
Additiona

F
 

Tillage & Cultivation Equipment 
Option 1  Tractor and implements $10,000 

n 2  BCS heavy-duty roto-tiller and implements 3,000 (contract out big jobs) Optio
 
Irrigation 
Drip Irrigation System supplies 500 
 
Crop Protection 
Floating Row Cover 500 
 
Greenhouse 

’) 3,000      
 

Greenhouse kit (17’ x 48
Heater 1,000 
 
Soil Testing 
UMass Soil & Plant Tissue Lab. 100 
 
Tools 
Planet Junior Seeder 100 

75 
Hoes,Rakes,Shovels,etc. 500 
Scale 50 
 
Administrative

Heating Pads for GH 

 
Contractual Plowing (if roto-tiller is purchased in lieu of tractor) 2,000 
Marketing/Advertising 1,000 
 
 
 Total costs with tractor: $13,825  
 Total costs without tractor: $8,825 
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Attachment 3 
 
Community Preservation Act Proposal 

t – Buildings 

to Occupancy 
 

Quantity Amount

Preliminary Capital Budge
  

PHASE 1 Prior 
 

Item No. Description 
  

101 Install sanitary sewer line to street 1 11500
line 1 2500

 60A/110V to 200A/220 1 3000
ed circuit breaker panel 1 600

 alterations, including kitchen outlets 1 1250
etectors) in house 1 1500

s heating boiler and bleed radiators 1 275
tions 1 1250

remediation- need estimate 1 1800
3000

nd add fiberglass batts to attic 1 550
ic ventilation at existing windows 2 350

112 Install basement stair handrail 1 150
e, replaster where cracked 1 5000

ndows and glazing 1 450
1 650
3 3,000

 
ry seasonal greenhouse- 800 SF 1 4000

 farm sign 1 1000

119 Contingency fund 1 10000
$51,825

102 Alter or tie in existing house drains to new 
  

103 Upgrade house electrical service from V 
104 Upgrade barn electrical w/ ground
105 Minor electrical repairs and
106 Install fire alarm devices (smoke d

 
107 Service ga

 

108 Minor plumbing repairs and altera
  

109 Hazardous material 
110 Window de-leading 

  
110 Insulate pipes a
111 Improve att

  

113 Paint interior of hous
114 Repair wi
115 Replace kitchen flooring 
116 Kitchen appliances 

 
117 Tempora

 
nd

 
118 Memorial plaque a

  

 Subtotal- Phase 1- Prior to Occupancy 
  
  

PHASE 2-  Five Year Plan 
  

201 Replace domestic water heater 1 1500
well pump 1 850

brass water piping and misc plumbing repairs 1 2500

204 Upgrade house wiring, including phone, security and data 1 6000
205 Install lighting and alarm system in barn 1 1800

  
206 Strip and re-roof house main roof with asphalt shingles 2000 7000
207 Strip and re-roof house porch roof with rubber membrane 500 2000
208 Repair chimneys 2 1000
209 Strrip and re-roof barn with asphalt shingles 1500 5000

  
210 Repair sills at rear of house 6 1800
211 Restore two out buildings 2 3000
212 Repair sills at three corners of barn 3 2700

202 Replace irrigation 
203 Replacement of 
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213 Repair barn wall at one location 1 1200

h permanent steel plates 3 1200
 bracing 1 5200

1800 9000
218 Verify and reinforce barn floor, if necessary, to carry 100 PSF live load 1000 2500

nd classroom space- house and barn 1 35000

 vinyl and repair barn cedar siding 1 3500

 buildings 1 4000
ntels 1 375

st floor right side of house 1 2000
224 Asphalt driveway repairs 1 2000

1 15000
$116,125

214 Materials for repair are on site 
215 Replace barn cable braces wit
216 Stiffen and replace barn roof rafter

  
217 Reinforce house floor to carry 100 PSF live load 

219 Creation of meeting facilities a  
  

220 Remove
  

221 Paint exterior of
222 Refinish li
223 Restore historic trim in fir

  
225 Contingency fund 

ive Year Plan  Subtotal- Phase 2- F
  

PHASE 3-  Long Range Plans- Discretionary 

maining farm house Interior 1 25000
hen 1 125000

se porches, siding and windows 1 60000

1 14000
1 4500

 
306 Add utilities to barn for education center 1 25000

arn interior 1 45000

308 Contingency  1 25000
 Subtotal- Phase 3- Long Range Plans- Discretionary $323,500

  
301 Restore re
302 Upgrade bathrooms and kitc
303 Restore hou

  
304 Restore fencing and stone walls 
305 Restore driveways 

 

307 Restore b
  

  
  
  

Prepared by Donald Lang AIA 
DLA 617/969-8400 
donald@dlaboston.com 
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Attachment 4 

tenance 
Responsibilities of the Newton Conservators or its Designee 

 

 
Farm Operations and Building Main

1. Farm operations 

a. The site consists of (a) building and surrounding land, includ
flower beds, and existing fruit trees west of farmhouse  (the “Building Site”), (b) a 

ing driveway, front lawn, 

rtions of the northeast 
Edges”).   

r its Designee) will maintain an active 
ion of some combination 

ges in a neat and 

inimum of 
60% of the “Field” must be put into crop production each growing season.  Any fallow 

 (e.g., winter rye), 
 A failure to 

ons would constitute a 

 as a single farming 

farmable field (the “Field”), (c) and the field edges and po
corner of the site that are primarily open, but not farmable (“Field 

b. The Operator (Newton Conservators o
community farming operation on the Field, to include product
of vegetables, fruits, and flowers, and maintenance of the Field Ed
clean condition, as described in articles d-f, below.   

c. Unless otherwise agreed to in writing by the Oversight Committee, a m

portion of the Field must be planted with an appropriate cover crop
for aesthetic reasons, and to prevent soil erosion and deterioration. 
maintain this level of farming for two consecutive growing seas
Breach of Contract. 

d. To maintain an attractive appearance, the field must be operated
operation, and may not be broken up into smaller individual community garden plots.     

e. The crops must be tended, cultivated, weeded, and watered throug
season to maintain crop production and a tidy appearance.  

hout the growing 

f. The Operator shall have the right to maintain and operate a temporary greenhouse, 
square feet in size, without foundation. 

.  Equipment, debris, and other materials 
may not be stored in these areas.  Regular mowing and weed control within the field 

without foundation, of no greater than 1,000 

g. The Field Edges must be maintained neatly

edges is required, although portions of the field edges may be planted with appropriate 
landscaping plants and flowers.   

 

Building Maintenance 

h. The Operator will maintain the Building and Building site. 

i. The roofs, siding, and building exteriors will be maintained, and leaks and water 
damage will be repaired promptly.  Exterior painting will be performed as necessary, 
and/or vinyl siding will be maintained. 

j. Plumbing and electrical systems will be maintained in working condition, and any 
necessary repairs will be performed promptly. 

k. The building interiors, including, but not limited to walls, ceilings, cabinetry, and 
appliances will be maintained in good condition. 
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l. Landscaped areas and lawn within the Building Site will be maintained in good 
condition. 

m. Paved driveway areas will be maintained and repaved as necessary.    

 

Breach of Contract 

n. A failure of the Newton Conservators or its Designee to abide by the responsibilities 
listed above would constitute grounds for the City of Newton to seize, and assume 

rship of the property, subject to the terms of a written agreement between the 
ocedure. 

owne
Newton Conservators and the City which outlines a foreclosure pr

Termination Rights 

o. Under certain conditions, including a failure of the City to foreclose on the property in 
the event that the farm group fails to operate successfully and pay its bills, the Newton 
Conservators will reserve the right to convey the property to the City, and cap its 
financial losses, subject to the terms of a written agreement between the Newton 
Conservators and the City which outlines a procedure for this.  
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Attachment 5 

 

inancial models for the farming 
operation and different possible crops.  A model that produces less income may in fact be more 

ation.) 

suming we had 1.5 tillable acres (60,000 sq. ft.) to work with, I laid out two field plans – one 
with three 200’ x 100’ blocks, and one where we filled the entire 200’ x 300’ field with beds.  In each 

t exactly how much crop we could 

CSA?  Yes, but here are the assumptions: 
1. We double crop everything that can be double-cropped (about 6500 row feet) 

 in) 
 peas, radishes – maybe 

Note: my estimated distribution amounts (ie. Pounds of carrots per sharer in a 21-week season) were 
educated guesses based on how many weeks the crop would be available and what I thought was a 
fair share (substantial for a family to consume).  I did not check these amounts with prices of retail 
organic – so there is some room for play. 

Farm Model Options for Newton Community Farm 
 
(The discussion that follows, by Kerisa Perazella, considers different f

attractive than another if it creates a stronger community around the farming oper
 
Safely as

plan I came up with about 44,000 row feet so that I could figure ou
fit in there.   
 
Could we have a 70 member 

2. We grow all pumpkins, winter squash and potatoes off-site (or buy them
3. We decrease distribution or eliminate a few items (less beets, cabbage,

no leeks, parsnips, rutabagas)  
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Attachment 6 
 
Farm Planning and Advisory Committee 
 
Farming Subcommittee 

 
Brian Donahue A noted environmentalist, he helped develop the Land’s Sake and Gre
Weston, MA, where he lives with his family.  He is an associate professor of Ameri
at Brandeis University and the author of 

en Power programs in 
can Environmental Studies 

Reclaiming the Commons: Community Farms and Forests in a New 
England Town (Yale University Press, 1999), and The Great Meadow: Farmers and the Land in Colonial 
Concord (Yale University Press, 2004).   
 
Gretta Anderson Curently serving as President of the Board of Directors of Community
Waltham, MA, She is strongly dedicated to supporting the growth of community farms. 
 

 Farms Outreach in 

rmer Soviet Union, and is 
ommunity gardens.  

us to make the Newton 

mer at Stearns Farm 
er at Land’s Sake.  

 environmental planner for the city of Springfield, where she managed projects for 
cle fleets.  She 

Leah Birch Postman is a Newton Resident and long time community farming advocate.  She has been active 
iding expertise on 

Lynda Simkins As director of Natick Community Organic Farm since 1982, She has fostered the growth of 
onal programs, and has 

ion.  

n Conservators.  He has 
 habitat conservation issues in New England since 1994, and has extensive grant-writing 

Elyse Rosenblum is a Newton resident and parent in the Newton public schools who works on education 
tick Community Farm, and 

ewton schools.  

Megan Whitman is a former Farm Teacher at the Casey Farm in Saunderstown, and will provide advice on 
educational programming. 
 
Chris Yoder has been farming since 1988, and spent two seasons (1989-1990) farming with Jerry Angino.  He 
is a founder of Vanguarden CSA in Dover, MA, where he lives and farms.  He serves on the Board of 
Directors of Waltham Community Farm Outreach, and on the Board of Natick Community Farms. 
  
John Westbrook An electrical and electronic engineer, has been a Newton resident for 7 years and is a 
member of the Green Decade Coalition, serving on the Sunergy Committee and has a strong commitment to 
sustainable energy. 

Vilen Feinhaus is a Newton resident who has extensive experience farming in the fo
widely renowned as a farming expert by his fellow gardeners at the Nahanton Park c
According to his son, farming is Vilen’s passion, and he looks forward to working with 
Community Farm a success.  
 
Kerisa Perazella has been an organic farmer for four years.  Currently the assistant far
CSA in Framingham, Kerisa also worked at Vanguarden CSA, and as the assistant farm
Previously she worked as an
the Sustainable Springfield initiative, including rail-trail development and alternative fuel vehi
maintains a strong interest in urban/suburban land use. 
 

in community farming efforts in a number of neighboring communities, and will be prov
farming operations and organization. 
 

the farm as a Natick treasure.  She has developed both in-school and on-site educati
served the farming community as President of the Northeast Organic Farmer’s Associat
 
Jon Regosin is a Newton resident and member of the Board of Directors of the Newto
worked on land and
experience.  He also grows much of his family’s summer produce on a small plot adjacent to his Newton 
home. 
 

policy issues at the national level.  Her children attend summer programs at the Na
she is a strong advocate of a farming, food, and nutrition education program for the N
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Buildings and Historic Preservation Subcommittee: 

andscape and 
tially become a mini 

s, driveways, grading and 
s, except paint colors and plantings coming under the review of the historic 

 is what is required to protect what we are trying to preserve for the 

e 1979, President of 

 
“The historic restriction will be on the entire farmstead, or the historic l
buildings, in toto, not just the building facades. The property will essen
historic district with all changes to structures which includes wall
building
commission. This
community.”  
  
Don Lang, June 23rd, 2004 

 
Donald Lang AIA, Chairman: Newton resident since 1987.  Registered architect sinc
Donald Lang Architects, Inc. (www.dlaboston.com) with concentrations in residential, historic renovations and 
food service design. Licensed builder and real estate developer for 12 years (1970s and 1980s) specializing in 

e.  Member of American 
ion. Serves on 

ommission. He has 
 Chestnut Hill Historic District Commission and the Newton Historical Commission 

hen. These two 
tion of historic resources, 

and the appropriateness of proposed renovations. Mr. Rodman' Boston law practice has provided the additional 
ganizations and facilitating the practical 

Dr. Gene Rubin: As a neighbor to the Farm and also as the President of the Ledgebrook Condominium 
Association, Dr. Rubin also has a deep sense of the Historical significance of the Angino Farm buildings. 
 
Eric Reenstierna: President of the Newton Conservators and professional Appraiser. 
 
Duane Hillis: Neighbor and member of Newton Conservators, President of The Friends of Nahanton Park. 
 
  
 

renovation and adaptive reuse housing projects in Newton, Brookline and Cambridg
Institute of Architects, Boston Society of Architects, Massachusetts Restaurant Associat
Chestnut Hill Historic District Commission and Newton Historic Commission. 
  
John S. Rodman: Mr. Rodman is currently the Chairman of the Newton Historical C
served as a member of the
since March of 1992, having been appointed by Mayors Mann, Concannon and Co
Commissions regularly address issues respecting architectural integrity, the preserva

perspectives of condominium conversions, Chapter 11 business reor
resolution of commercial disputes. 
 

 - - 18 - - 

http://www.dlaboston.com/


Attachment 7 
 

Stearns Farm CSA 
 
History 
 
The mission of Stearns Farm CSA is to preserve the historic Stearns Farm
when Timothy Stearns

, with a history that begins 
 purchased a large tract of Framingham land in 1723.  His grandson built the 

elch assumed 

ded Stearns Organic Farm in 
 The land was granted to the Sudbury Valley Trustees by Margaret Welch in 1975.  Penelope 

odel in 1991, and sold 10 shares that year.  In 1994, the farm was 
 CSA.” 

historic house (1787) across the street and it was in the family until Margaret W
ownership in the early 1900s. 
 
Penelope Turton, a friend of Mrs. Welch, came from England and foun
1954. 
was introduced to the CSA m
incorporated as a non-profit as “Stearns Organic Farm CSA,” now “Stearns Farm
 
Operation 
 
The farm now supports 150 shareholders on 2 ½ acres of SVT land.  The shares also include a flower 
share which, can be purchased individually, and which is intended to spread awareness on the 

ogical benefits of purchasing flowers locally.  The farm has a huge emphasis on nurturing 
 farm also 

nge for a share.  The 
 work days. 

 
Budget

ecol
community, and does this by requiring all shareholders to put in 12 hours of work.  The
offers work-for-shares, where people work 3 hours a week all season in excha
season is punctuated by community celebrations and

 
 
Stearns has an annual income of around $63,000, most of which comes from purchased shares, a 
small fee paid by work-for-shares, flower shares, and payments made in lieu of work.  A board is 
working on fundraising for a new barn and other capital expenses. 
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Attachment 8 

ho have expressed interest in purchasing a CSA share  

cast.net

 
List of families/individuals w
 
Beth Schroeder: bsw1@com    

.EDUAmelia Liberty Ravin: ameliar@MIT ] 
Sally Pian [mailto:stpian@rcn.com] 

atherine@gekas.org]Katherine Gekas [mailto:k  
Duane Hillis: dhillis@rcn.com 
Louise Bruyn from Green Decade  

n from Newton Pride 
 jon.regosin@highstream.net

Ted Chapma
osin:Jon Reg  

plan 
Lynn Grush and Nelson Ronkin 
Ross and Carol London 
Avi and Liz Bernstein Nahar 
Naomi Lev 
 

Ina Regosin 
Peter Kastner 
Lisa Janice Cohen 
Jana Ka

mailto:%5Bmailto:katherine@gekas.org%5D
mailto:jon.regosin@highstream.net
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