
 

 Special Permit  
Modification 

 
 
 

 

256 Ayer Road 
Harvard, MA 

 
 

March 2024 
 
 

Submitted to: 
  Harvard Planning Board 

13 Ayer Street 
Harvard, MA 01451 

 
 

Submitted by: 
256 Ayer Road, LLC 

11 Spring Street 
Lunenburg, MA 01462 

 
 

Prepared by: 
Goldsmith, Prest & Ringwall, Inc. 

39 Main Street, Suite 301 
Ayer, MA 01432 

 
 

Project No: 
181090 

 
 

 





Table of Contents

Application to the Harvard Planning Board

Cover Letter

Appendix

Assessor's Map

Certified List of Abutters within 300' 

Approved Special Permit Decision - June 15, 2020.
11x17 of Approved Plan

Approved Modification to a Special Permit Decision - April 25, 2022.
11x17 of Approved Plan

Attachments

Prepared by Goldsmith, Prest & Ringwall, Inc. Dated March, 2024

36' x 16' x 70' Building - Architectural Sketch 
Prepared by Morton Buildings, Inc. Dated February, 2024

Fee Check 

Special Permit - Large Scale Commercial Uses -Site Plan & Construction 
Details - 256 Ayer Road Harvard, MA









 
 
 
 
 

Goldsmith, Prest & Ringwall, Inc. 
 

39 Main Street, Suite 301, Ayer, MA 01432 • (978) 772-1590 • Fax (978) 772-1591 
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March 26, 2024 
 
Harvard Planning Board 
Hildreth House, Annex of Town Hall 
15 Elm Street, Harvard, MA 01451 
 
RE: Request for Site Plan and Special Permit Modification 

‘The Barn’ - 256 Ayer Road, Harvard, MA  
 
Dear Board Members: 
 
“The Barn” located at 256 Ayer Road originally obtained a Special Permit for a Large-Scale 
Commercial Use & associated Site Plan approval from in June of 2020 (recorded in book 
62962 page 61).  That application and approval detailed the conversation of the existing auto 
service garage into an Indoor Recreational Facility (batting cages).  Within said application, 
along with the conversion of the service bay(s) areas to batting cages, the existing dwelling 
was to be renovated, a portion of the existing auto garage structure completely demolished 
and the reconstruction of the southern end of the structure to a detached garage.  A public 
water supply well and new septic system were also installed at the time of the original approval 
to support the proposed use(s). 
 
‘The Barn’ provides batting cages and a practice/workout space supporting a private 
preparatory baseball club, North East Baseball Club, aka NEB, fielding travel teams ranging 
from under 12 to under 18.  The final fit up of the former service area space during initial 
construction resulted in the largest, northernmost portion of the footprint having batting ages 
installed.  The narrower portion to the south was dedicated to a weight / workout area along 
with bathrooms being constructed.  Once these player workout areas were established, the 
limits of the existing space relative to the limits of the existing space were realized.  Specifically, 
the amount of various traditional and plyometric equipment within the confines of the workout 
area actually made the most common routine the unstacking and restacking of equipment.  In 
an attempt to alleviate the cramped conditions, a modification of the Special Permit & Site Plan 
was requested in 2022.  Said request outlined the swapping of the impervious surface created 
by the reconstructed detached garage structure for an addition to the large batting cage 
footprint, approximately squaring off the structure.  The modification request was approved 
with a decision being issued on April 25, 2022 (recorded in book 70156 page 142). 
 
Since the issuance of the modified approvals, the cost and what would be required efforts 
associated with expanding the batting cage structure building have caused the applicant to 
shift once again to request a modification of the existing approvals to construct a standalone 
structure within the originally proposed reconstructed garage location.  The proposed structure 
will allow the relocation of the workout activities to the new structure while allowing the current 
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Site Photos 

 
Photo 1: Facing southeast from northerly most driveway. “The Barn” (left), garage (center) & dwelling (right).  

 

  
Photo 2: Facing south from northerly most driveway. “The Barn” (left), garage (center) & dwelling (right). 
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Photo 3: Facing southeast from inner-driveway connection, looking at garage.  

 

 
Photo 4: Facing east from southerly most driveway. Dwelling (left), “The Barn” (center), & garage (right)  



APPENDIX





March 14, 2024

Data shown on this map is provided for planning and informational purposes only. The municipality and CAI Technologies are not responsible for any use for other purposes
or misuse or misrepresentation of this map.
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