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Merchant Hill at Mashpee Commons 
Mashpee, MA 

 
PHASE 1 – INFORMATION PACKAGE & ONLINE APPLICATION  

 
 
Merchant Hill at Mashpee Commons is a new rental community located off Job’s Fishing Road in Mashpee. 
Fourteen affordable apartments will be available by lottery to eligible households earning up to 80% of Area 
Median Income (AMI), with rents established at 70% AMI. 
 
The PRODUCT: 
 
Fourteen (14) affordable rental apartments will be available by lottery for eligible households earning up to 80% of 
Area Median Income (AMI), with rents established at 70% AMI. 
 
Community Highlights: 

• Eight (8) one-bedroom apartments: approximately 716–740 square feet with one bathroom 
• Four (4) two-bedroom apartments: approximately 975–988 square feet with two bathrooms 
• Two (2) three-bedroom apartments: approximately 1,183 square feet with two bathrooms 
• Full kitchen appliance package, washer and dryer, and modern finishes 
• Free surface parking 
• Limited garage parking available for $300 per month, based on availability 
• Dog park and resident fire pit 
• One dog or one cat permitted, subject to breed restrictions; pet rent is $50 per month 
• Smoke-free property; please note that the building does not have an elevator 

 
MONTHLY RENTS: 
 

AMI Total Bedrooms Total Bathrooms Monthly Rent 
70% AMI 1 1 $1,666 

70% AMI 2 2 $1,984 
70% AMI 3 2 $2,280 

Utility allowances are established by the applicable local or regional housing authority and have been deducted 
from the rents. Tenants are responsible for paying all utilities directly, except sewer, which is included in the rent. 
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The MAXIMUM Household Gross Income Requirements: 
 

Household Size 1 2 3 4 5 6 
80% AMI Gross Allowable Income $79,100 $90,400 $101,700 $112,950 $122,000 $131,050 

 
The MINIMUM Household Gross Income Guidelines: 
     

AMI Bedroom Size Total Bathrooms Minimum Annual Gross 
Income Required 

70%AMI 1 1 $49,980 
70% AMI 2 2 $59,520 
70% AMI 3 2 $68,400 

HUD income limits are updated annually, and rents may be adjusted accordingly. A combination of income and 
assets may be considered when determining minimum-income eligibility. 

 
Minimum and Maximum Household Income Guidelines: 

• Minimum income is calculated at 2.5 times the monthly rent.  
• Income and assets may be considered together when determining minimum-income eligibility.  
• The minimum-income requirement does not apply to applicants with a Section 8 voucher or other 

qualifying rental assistance.  
• Rents are based on HUD guidelines, not individual household income. Unless you have rental assistance, 

you are responsible for the full rent shown above. 
 

The SCHEDULE: 

The property is currently being constructed, and the first affordable units are anticipated to be available for 
occupancy in fall 2026 or early winter 2027. The key program dates are listed below: 
 

Virtual Public Information Meeting 
Via Zoom 

September 2, 2026, at 6:30 p.m. | Meeting ID: 801 647 6106 
 

The Public Information Meeting will be held live via Zoom and will be recorded. A recording will be available at 
www.mcohousingservices.com through the application deadline for applicants who are unable to attend the live 

meeting or who wish to review the information at a later time. 
 

Application Deadline 
September 22, 2026 

 
Electronic Lottery 

October 6, 2026, at 3:00 p.m. 
 
 
 
 
 
 
 
The PROCESS: 
 

http://www.mcohousingservices.com/
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Phase 1 – Self Certification  
 
In Phase 1, applicants submit basic household, income and asset information online.  If you qualify for Local 
Preference, you must provide evidence of status as part of the Phase 1.  The Local Preference criteria are:  
 
 Current Mashpee Resident 
 Employed by the Town of Mashpee or the Mashpee Public Schools 
 Employee working in the Town of Mashpee or with a Bonafide offer of employment from a company located in 

Mashpee  
 Parents with children attending the Town of Mashpee Public Schools, i.e. METCO 

 
A complete Phase 1 Application must be submitted by the application deadline to be included in the lottery. 
Incomplete or late applications will not be reviewed or included in the lottery.   
MCO will review completed applications after the application deadline. Ineligible applicants will be notified by 
email or mail that they are not included. Eligible applicants included in the lottery will receive notification 
confirming household size and preferences. 
 
The lottery will be held electronically, and applicants will be notified of the lottery results within 72 business hours. 
 
The Leasing Office will then contact applicants in lottery rank order to schedule home tours and begin their 
standard leasing screening process. The Leasing Office will conduct its standard review, including credit, landlord, 
and other leasing checks. Only applicants who pass the Leasing Office screening will continue to Phase 2 of the 
Application process. 
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Please be advised - MCO Housing Services uses PRONTO Housing for the online application process (Phase 
1 & 2). For your first online lottery, you will need to establish an account and create a username and 
password. See the link to PRONTO and additional information below.  
 
Phase 2 – Detailed Submission & Program Eligibility 
 
Once the applicant has completed and passed the Leasing Office’s standard screening process, MCO will invite 
the applicant to complete Phase 2, which involves submitting detailed financial documentation online. Each 
applicant will have one week from the date of MCO’s Phase 2 invitation to submit all required documents. 
Applicants should be advised that Phase 2 requires an extensive amount of financial documentation. To prepare, 
review the list of commonly required documents under “Documents and Links” at 
www.mcohousingservices.com.  If the required documents are not submitted within this one-week period, the 
applicant forfeits their spot, and MCO will move on to the next applicant in the ranking order. 
 
MCO will review the Phase 2 documentation to confirm program eligibility and finalize approval for leasing. 
Subsequent applicants will be notified in order of ranking only after the preceding applicant has completed the 
leasing and eligibility process, ensuring a fair and orderly opportunity for all applicants. Household size 
requirements and Local Preference will continue to guide unit assignments during this process. 
 

TO APPLY ONLINE: 
 

To create a PRONTO account and submit your Phase 1 application, click here: 
https://prontohousing.io/registration/adea014a-1df9-4b47-a1ed-637b5e8dfce4/  

 
WHAT YOU WILL NEED: 

 
Household size and household income and asset information. 

Proof of Local Preference, if applicable 
Examples include a current utility bill, voter registration, employers’ letter or paystub. 

APPLICATION DEADLINE: 

All required information must be received by 11:59 p.m. on the established deadline. Applications may be 
submitted online or by email, fax, or mail. 

 
SUBMISSION ADDRESS FOR PAPER APPLICATIONS AND CONTACT INFORMATION: 

 
MCO Housing Services, LLC 

P.O. Box 372, Harvard, MA 01451 
Phone: 978-456-8388 | Fax: 978-456-8986 

Email: lotteryinfo@mcohousingservices.com | TTY: 711 
 

QUESTIONS? 
 
If you have questions regarding the application process or lottery eligibility, please contact MCO Housing Services 

at lotteryinfo@mcohousingservices.com or 978-456-8388. 
 

Applicants will not be discriminated against on the basis of race, color, national origin, disability, age, ancestry, 
familial status, genetic information, marital status, receipt of public assistance, religion, sex, sexual orientation, 

http://www.mcohousingservices.com/
https://prontohousing.io/registration/adea014a-1df9-4b47-a1ed-637b5e8dfce4/
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gender identity, veteran/military status, or any other basis prohibited by law. Language assistance, including 
translation and interpreter services, as well as TTY/TDD and other communication aids, will be provided at no 

charge upon request to ensure equal access for all applicants. 
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Merchant Hill at Mashpee Commons 
PROPERTY INFORMATION 
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Merchant Hill at Mashpee Commons, Mashpee 
Affordable Unit Locations and Descriptions 

 
Building # Floor Bedroom 

Size 
# of 

Baths 
Unit  
Type 

Sq. Ft. Estimated Unit 
Availability 

70 2 1 1 6B 728 Fall 2026/Winter 
2027 

70(Group 2A) 1 2 2 6B 975 Fall 2026 / Winter 
2027 

71 1 1 1 4B 725 Fall 2026 / Winter 
2027 

72 3 1 1 6A 728 Fall 2026 / Winter 
2027 

72 1 3 2 6A 1183 Fall 2026 / Winter 
2027 

73 2 2 2 6A 988 Fall 2026 / Winter 
2027 

74 3 1 1 6B 728 Fall 2026 / Winter 
2027 

75 2 1 1 4B 740 Fall 2026 / Winter 
2027 

76 1 2 2 4A 975 Fall 2026 / Winter 
2027 

77(Group 2A) 1 1 1 4A 716 Fall 2026 / Winter 
2027 

80 2 1 1 4A 716 Fall 2026 / Winter 
2027 

80 1 2 2 4A 975 Fall 2026 / Winter 
2027 

82 (Group 
2A) 

1 1 1 4A 716 Fall 2026 / Winter 
2027 

83 1 3 2 6A 1183 Fall 2026 / Winter 
2027 

 

Units labeled Group 2A are wheelchair-accessible affordable units. 
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Merchant Hill at Mashpee Commons 

Program Information & Disclosures 
 

The units will be rented in accordance with policies and guidelines established by the Commonwealth of 
Massachusetts Executive Office of Housing and Livable Communities (EOHLC).  

 
1. Eligibility for this lottery is subject to maximum household income limits based on household size. Please 

refer to the Maximum Household Gross Income Requirements table earlier in this application. Income 
limits are established by the U.S. Department of Housing and Urban Development (HUD) and are subject 
to change. 

2. Detailed Applicant financial qualification information:  
a. Household income cannot exceed the above-mentioned maximum gross allowable income limits.  

Income for all adults 18 or older in household must be included. 
b. Applicants may not own a home and lease an affordable unit (this includes homes held in a trust). 
c. All financial accounts, digital wallets, lump-sum receipts, and assets disposed of within the past two 

years must be disclosed and verified. Assets disposed of for less than fair market value within the past 
two years will be counted at their full market value when determining eligibility. 

d. Assets: 
a. If the applicant’s total assets are $5,000 or less, any actual interest or dividend income earned 

from those assets will be included in the household’s annual income. 
b. If the applicant’s total assets are more than $5,000, the household’s annual income will include 

whichever is greater: 
i. the actual income earned from the applicant’s assets, or 

ii. income calculated using a 0.06% imputed rate on the applicant’s assets. 
 

3. In addition to income and asset eligibility you also be screened and need to be approved by the developer’s 
Leasing Office for credit, landlord references, criminal background checks, etc.  

 

4. Employees, agents, consultants, or individuals with a financial interest in the development, ownership, 
management, leasing, or marketing of The Residences of Mashpee Commons as well as their immediate 
family members, are not eligible to participate in the affordable housing lottery or lease an affordable unit. 
This restriction includes employees of the developer, property management company, Leasing Office, 
lottery agent, and any affiliated entities involved in the development or operation of the project. 

 
5. Persons with disabilities will be given first preference for handicap-approved units based on the requested 

bedroom size, regardless of what lottery pool they may be in.   
 

6. Where a person with a disability is waiting for an accessible unit and a unit with adaptive features becomes 
available, the owner/management agent must offer to adapt the unit. 

 
7. Local Preference: Subject to certain fair housing and household size limitations herein, the initial 

occupancy up to 70% of the available affordable homes are given preference to households meeting at 
least one of the Local Preference Criteria outlined in the application.  

 
8. Accessibility and Adaptability:    
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a. Persons with disabilities are entitled to request reasonable accommodation in rules, policies, 
practices, or services, or to request a reasonable modification in the housing, when such 
accommodations or modifications may be necessary to afford persons with disabilities an equal 
opportunity to use and enjoy the housing.  

b. If the development includes Group 2A wheelchair-accessible units, they will be identified in the 
Affordable Unit Locations and Descriptions table.  
 

9. Affordable homes are distributed to match the household size.  For example, a single person cannot 
generally be given a two-bedroom home.  There are exceptions, but the general standards which apply are 
as follows: 

 
a. There is at least one occupant per bedroom. 
b. A husband and wife, or those in a similar living arrangement, shall be required to share a bedroom. 

Other household members may share but shall not be required to share a bedroom. 
c. A person described in the first sentence of (b) shall not be required to share a bedroom if the 

consequence of sharing would be a severe adverse impact on his or her mental or physical health and 
the lottery agent receives reliable medical documentation as to such impact of sharing. 

d. A household may count an unborn child as a household member.  The household must submit proof of 
pregnancy with the application. 

e. If the applicant is in the process of a divorce or separation, the applicant must provide proof that the 
divorce or separation has begun or has been finalized, as set forth in the application. 

 
10. Minority Representation: If the percentage of minority applicants in the Local Preference Pool is less than 

the percentage of minorities in the Surrounding HUD-defined area, currently 15.0%, a preliminary lottery 
will be held comprising all the minority applicants who do not qualify for the Local Preference Pool.  
Minority applicants not otherwise qualifying for the Local Preference Pool would be drawn at random from 
the Open Pool until the percentage of minorities in the Local Pool is no longer below the percentage of 
minorities in the surrounding HUD-defined area.  Applicants not selected for the Local Preference Pool 
would be in the Open Pool only. 
 

11. You need to comply with maximum income guidelines at the time of the lottery.  If you reside at the 
property, your income must be certified annually to ensure continued program compliance.  Once a 
resident, your income is allowed to increase to, but not exceed, 140% of the current income guidelines.  If 
that occurs, after the end of your current lease you will have the option of staying in your unit and paying 
market rent or not renewing your lease. 

 
12. Lottery Process 

 
Due to the nature of the affordable units’ availability, it is important for everyone to understand the procedure.   
Please be advised the program and its requirements are subject to changes in state or federal regulations.  
  

a. Lottery Pools.  The lottery has two pools: Local Preference Pool and the Open Pool.  If you meet at least 
one of the “Local Preference Criteria” you can be included in the Local Pool which will have a preference of 
up to 70% of the available affordable homes. Proof of Local Preference documentation must be submitted 
with the Phase 1 Application. MCO Housing Services will review the documentation you submit with your 
application and verify if you meet the Local Preference Criteria. If you do not qualify for local preference, 
you will be in the open pool.                 

 
b. Applicants in the Local Preference Pool will also be included in the Open Pool, providing two opportunities 

for selection.    
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Unit Assignment & Priority Rules 

a. Unit distribution will be based on lottery pool ranking and household size. The highest-ranked applicants in 
either pool who meet household size requirements and submit required documentation on time will be 
offered units first. For example, the Local Preference Pool one-bedroom unit will go to the highest-ranked 
eligible household, followed by the next eligible applicant. This process continues for all unit sizes until all 
units are leased or the lottery list is exhausted. 

 
Please note: Household size preference will override local preference.  This means if we exhaust the applicants in 
the local pool that require a one-bedroom unit, we will then move to the open pool for households requiring one 
bedroom. Household size shall not exceed, nor may the maximum allowable household size be more restrictive 
than the State Sanitary Code requirements for occupancy of a unit (See 105 CMR 400).   

 
a. Applicants will only have the opportunity to lease the unit once the Phase 2 application has been 

submitted and you have met the program eligibility criteria and all relevant Leasing Office reviews have 
been completed. 
 

b.  If all the affordable units are leased and lottery applicants remain, the established Open Pool ranking lists 
are used to create a waiting list for the project.  Local preference will not be applied beyond the initial 
marketing and lease up.  
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