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Exhibit 1


2.1  Provide a brief description of the scope of the project.
The Applicant, Wellman Healthcare Group, Inc. (“Wellman” or the “Applicant”) received a Notice of Final Action on February 10, 2022, to expand its long-term care facility through construction of a 46,225 gross square foot (“GSF”) replacement facility with 82 bed (of which 21 would have been new beds) (the “Approved Project”). The purpose of the Approved Project was to bring the Applicant’s skilled nursing facility (“SNF”) into compliance with 105 CMR 150.320(B) (the “De-Densification Requirements”).   Since the approval, the Applicant has been making substantial and continuing progress on the Approved Project but encountered challenges due to the COVID-19 pandemic and other unforeseen market forces as further described on the Applicant’s approved requested to extend the DoN Authorization Period attached as Exhibit 1.    
	The Applicant now proposes amending the Approved Project into a scaled-down, more cost-effective project to right size the SNF given the unforeseen market challenges that limited the Applicant’s ability to move forward with the Approved Project.  Instead of constructing a replacement facility, the Applicant would construct a two-story 15,600 GSF addition to the SNF and renovate 3,250 GSF of the SNF (the “Amended Project”).  Once the Amended Project is complete, the SNF will be 36,576 GSF in total and would eliminate all three and four bedded rooms, resulting in 76 beds overall (of which 15 will be new beds), comprised of 2 private rooms and 37 semi-private rooms, of which 5 will be hybrid rooms that can be flexed to serve as either single- or double-bedded rooms.
	The Approved Project will add a second nursing unit to the Facility. Currently the Facility has one unit that is a locked unit (“Unit 1”), allowing the Applicant to provide specialized services to residents requiring geriatric-psychiatric and Alzheimer’s care. The Amended Project will keep the locked unit, but it will be right sized to 41 beds and add additional common and outdoor space, which will allow the Applicant to be licensed as a Dementia Special Care Unit[footnoteRef:1]. The second unit (“Unit 2”) will be a new 35 bed sub-acute and long-term care unit serving residents who need short term rehabilitation services and traditional long term care services. As noted in the Applicant’s original application, the need for beds is supported by Baystate Wing Hospital, a 74-bed community hospital, being located less than a mile from the Facility and serving as the Facility’s primary source of referrals. Through ongoing discussions with the Hospital and its orthopedic team, the Applicant has identified a need for short-term rehabilitation beds in the community so that patients can stay in their local community and receive their short-term rehabilitation care. This was reaffirmed by a market study conducted by the Applicant in 2025.[footnoteRef:2] Currently, the Facility is locked and cannot accommodate these residents. Additionally, when residents need to step down from a locked unit they have to be transferred to another facility. The Amended Project would allow these residents to remain at the Facility with their same caregivers and ensure continuity of care and reduction of transfer trauma. [1:  Applicant currently is not eligible for DSCU licensure because it does not have the required amount of outdoor space.]  [2:  The market study found that as of July 11, 2025, no new skilled nursing projects were identified within 12 miles of the Facility, despite SNF occupancy rates in the Facility’s county and metro areas consistently exceeding regional and national benchmarks for occupancy. ] 

	The Amended Project will also consist of two rehabilitation gyms that are conveniently accessible via a central elevator for the different patient populations in the two units. Currently, the existing rehabilitation gym is accessible through the outdoor courtyard, resulting in residents instead having regular rehabilitation services in their rooms. The addition of the elevator will allow Unit 1 residents to easily access the existing rehabilitation gym in the basement. The addition of the new second rehabilitation gym specifically for the Unit 2 residents will enable the Facility to provide timely access to rehabilitation services for all residents while minimizing the administrative burden of complex scheduling that would be necessary to balance the two different patient populations in one rehabilitation gym.  Similarly, Unit 2 will have its own beauty salon so that its Unit 2 residents do not have to share the existing beauty salon located in Unit 1. 
	Like the Approved Project, the Amended Project will further enhance the Facility’s operational efficiencies and resident experience. In addition to the central elevator for easy access to services on the basement level, the Amended Project will relocate the Facility entrance and kitchen to a central location. The Facility’s relocated central entrance and exit will have a vestibule and public bathroom with a sink for handwashing for enhanced screening and infection control measures, and there will be a handwashing sink near both Units’ entrances. The kitchen in Unit 1 will be converted into an additional outdoor common area, which when combined with the existing common area, will ensure that the Facility meets the common space requirements[footnoteRef:3]. In Unit 1 there are currently shared bathrooms for up to 8 residents. The Amended Project will eliminate these shared bathrooms by adding 8 private bathrooms to the existing rooms. [3:  See 100 CMR 15.360 and 105 CMR 150.029 (requiring a total of at least 27-square feet per bed).] 

	Like the Approved Project, the Amended Project will capitalize on the Applicant’s successful infection control measures at the Facility. In Unit 2, the mechanical systems will include a state-of-the-art VRF forced HVAC system that can provide both heating and cooling in separate rooms or zoned areas throughout the building, ensuring the health, comfort, and well-being of the residents, families and staff. The Unit 2 systems include mechanical fresh air provided by a series of Energy Recovery Ventilators (ERV’s) which pre-condition incoming outside air with heated or cooled air, thereby increasing energy efficiency and maximizing infection control by achieving the required level of air exchanges and filtering the fresh air with MERV-13 filtration throughout the building, which effectively targets airborne contaminants. Unit 2 will also include a layered approach to maximizing outdoor air ventilation and/or reducing recirculation of air indoors, consistent with the layered approach described in the Centers for Disease Control and Prevention Guidelines.[footnoteRef:4]  In Unit 1, the majority of the existing HVAC systems will remain in place. The HVAC systems will be new in areas of Unit 1 where there is substantial renovation. This includes the existing kitchen, which will be repurposed to create a new activity space for the residents. In this area, a new high efficiency heat pump will be provided to heat and cool the space, as well as provide fresh air for the occupants. In addition, the new special care room will be provided with fresh air. This will provide the isolation room with its own fresh air, which aids in infection control.   [4:  It is cost prohibitive with the existing systems to add this layered approach to Unit 1.] 

In summary, the following is an overview of the changes related the Amended Project[footnoteRef:5]: [5:  This chart is based on a similar chart found in the Approved Project’s Staff Report to the Public Health Council for a Determination of Need, dated November 17, 2021.] 

	Not applicable (n/a)
	Pre- Project
(number)
	Approved Project (number)
	Amended Project 
(number)

	Rooms
	n/a
	n/a
	n/a

	4-bedded rooms
	5
	0
	0

	3-bedded rooms
	11
	0
	0

	2-bedded rooms
	4
	40
	37*

	Private rooms
	0
	2
	2

	Total Beds
	61
	82
	76

	Area
	n/a
	n/a
	n/a

	Floor
	1**
	2
	1**

	Dementia Special   
Care Unit
	0
	1
	1

	Gross Square Feet of SNF
	20,976
	46,225
	36,576


*Unit 2 will include 5 semi-private hybrid rooms which meet the licensure requirements for single room and can be used as a single or double as needed by the Applicant. 
**The Facility is one level with a basement that includes the rehabilitation gym, offices, and housekeeping services.

10.5.a Describe the Amended change.
See Project Description. 
10.5.b Describe the associated cost implications to the Holder.
The Amended Project will result in a more cost-effective project while still meeting the Commonwealth’s De-Densification Requirements.   The chart below sets forth each category of expenditure for the Amended Project in accordance with F4.a.ii of the DoN Application.  
	n/a
	83 percent
New Construction 
15,600 SF
	17 percent
Renovation
3,250 SF
	100 percent
Total (calculated) 
18,850 SF

	Land Costs
	 n/a
	n/a
	n/a

	Land Acquisition Cost
	n/a
	n/a
	n/a

	Site Survey and Soil Investigation
	n/a
	n/a
	n/a

	Other Non-depreciable land development
	n/a
	n/a
	n/a

	Total Land Costs
	n/a
	n/a
	n/a

	Construction Contract (including bond cost)
	n/a
	n/a
	n/a

	Depreciable Land Development Costs
	n/a
	n/a
	n/a

	Building Acquisition Cost
	n/a
	n/a
	n/a

	Construction Contract (including bond)
	$8,756,524.07
	$1,793,504.93
	$10,550,0290.00

	Fixed Equipment Not in Contract
	$271,726.23
	$55,654.77
	$327,381.00

	Architectural Cost (including fee, printing, supervision, etc.) and Engineering Cost
	$242,609.00
	$49,691.00
	$292,300.00

	Pre-filing Planning and Development Costs
	$37,350.00
	$7,650.00
	$45,000.00

	Post-filing Planning and Development Costs
	$0.00
	$0.00
	$0.00

	Net Interest Expensed During Construction 
	$884,050.15
	$181,070.51
	$1,065,120.66

	Major Moveable Equipment 
	$323,755.00
	$0.00
	$323,755.00

	Total Construction Costs
	n/a
	n/a
	$12,603,585.66

	Financing Costs
	n/a
	n/a
	 n/a

	Cost of Securing Financing (legal, administrative, feasibility studies, mortgage insurance, printing, etc.)
	$245,853.36
	$50,355.51
	$296,209.00

	Bond Discount
	n/a
	n/a
	n/a

	Other
	n/a
	n/a
	n/a

	Total Financing Costs
	n/a
	n/a
	$296,209.00

	Estimated Total Capital Expenditure
	$10,706,829.02
	$2,192,964.98
	$12,899,794.00



The following charts show the cost for the savings of the Amended Project compared to the Approved Project.
	  n/a
	Approved Project
46,225 GSF
	Amended Project 
18,850 GSF
	Cost Savings


	Construction Contract (including bond cost)
	n/a
	n/a
	n/a

	Construction Contract (including bond)
	$16,036,718.00
	$10,550,029.00
	$5,486,689.00

	Fixed Equipment not in the Contract
	$462,682.00
	$327,381.00
	$35,301.00

	Architectural Cost (including fee, printing, supervision, etc.) and Engineering Cost
	

$907,984.00
	$292,300.00
	

$615,684.00

	Pre-filing Planning and Development Costs
	
$75,000.00
	$45,000.00
	
$30,000.00

	Post-filing Planning and Development Costs
	
    $25,000.00
	$0
	
$25,000.00

	Net Interest Expensed During Construction 
	
$704,000.00
	$1,065,120.66
	
($361,120.66)

	Major Moveable Equipment 
	$400,000.00
	$323,755.00
	$76,245.0

	Total Construction Costs
	
$18,611,384.00
	$12,603,585.66
	
$5,982,798.34

	Financing Costs
	n/a
	n/a
	n/a

	Cost of Securing Financing (legal, administrative, feasibility studies, mortgage insurance, printing, etc.)
	


$227,000.00
	


$296,209
	


($69,208.86)

	Total Financing Costs
	$227,000.00
	$296,209.00
	($69,209.00)

	Estimated Total Capital Expenditure
	
$18,838,384.00
	$12,899,794.66
	n/a

	Total Cost Savings
	n/a
	n/a
	$5,938,589.34



	As you can see, the Applicant is able to obtain significant cost savings in all areas of the Amended Project except for certain financing costs, which is practically guaranteed to always to be more expensive than the Approved Project due to the long-term nature of this project and continually growing inflation rates. 
Even though the Amended Project has significant cost savings, the Applicant still requests that DPH continue to honor the extension of the CHI payments in accordance with the Notice of Extension of CHI Payment letter attached hereto as Exhibit 2. Overall, the total cost savings from the Amended Project is $5,938,589.34. 
10.5.c  Describe the associated cost implications to the Holder’s existing Patient Panel.
There should be no or very modest cost implications to the existing Patient Panel.  The SNF cares for over 92 percent of Medicaid and Medicare patients who will not be impacted as patient paid amounts/co-pays are fixed by the government payor.  Private pay rates for the remaining approximately 8 percent will remain consistent with market standards.
10.5.d   Provide a detailed narrative, comparing the approved project to the proposed Significant Change, and the rationale for such.                 
See Project Description.
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Public Announcement Concerning a Proposed Health Care Project
Wellman Healthcare Group, Inc.
Wellman Healthcare Group, Inc. (the “Applicant”) intends to file an application with the Massachusetts Department of Public Health for a Significant Change (“Application”) to amend the Applicant’s previously issued Determination of Need (“#PHC-21052014-LE”), which was approved to construct a 46,225 gross square foot (gsf) replacement long-term care facility with 82 beds (of which 21 will be new beds) for Palmer Healthcare Center, a skilled nursing facility located at 250 Shearer Street, Palmer, MA 01069 (the “Facility”) so that the Facility complies with the de-densification regulations set forth 105 CMR 150 .000 Standards for Long-Term Care Facilities (the “Approved Project”). The Applicant now requests to amend the Approved Project to construct an approximately 15,600 gsf addition to the Facility and renovate 3,250 gsf of the existing Facility instead of constructing a replacement facility (the “Proposed Project”).  The Facility, once the Proposed Project is completed, will be 36,576 gsf with 76 beds (of which 15 will be new beds) comprised of private and two-bedded rooms. The estimated revised capital expenditure for the Proposed Project is $12,899,794 (March 2026 dollars).  The Applicant does not anticipate any price or services impacts to the exhibiting Patient Panel as a result of this Proposed Project. Any ten Taxpayers of Massachusetts may register in connection with the intended Application by no later than April 14, 2026 or 30 days from the Filing Date, whichever is later, by contacting the Department of Public Health Determination of Need Program by email at dph.don@state.ma.us, or via United States Postal Services at 67 Forest Street, Marlborough, MA 01752.   



[image: Public Notice, The Republican, Wednesday March 18, 2026]
[image: Public Notice, The Republican, Wednesday, March 18, 2026]


Exhibit 5

Exhibit 5


Articles of Organization
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