7:36 am, Jan 14 2022

Concord Municipal Affordable Housing Trust
Thursday, January 6, 2022 at 1:30 pm
Virtual Meeting via Zoom
Approved Meeting Minutes

1. Call to Order / Roll Call – Chair Keith Bergman called the meeting to order at 1:32 pm on
Zoom. Roll call of members present: Linda Escobedo, Mike Lawson, Frank (“Rich”) Feeley, and
Keith Bergman. At the Select Board’s meeting on January 3, 2022, Rich Feeley had been
appointed to CMAHT, and Kerry Lafleur was sworn in as Concord’s Interim Town Manager.
Keith congratulated both Rich and Kerry, and welcomed Regional Housing Services Office
Director Liz Rust, Concord Housing Development Corporation chair Lee Smith, and Finance
Committee member Dee Ortner who were also present on the Zoom call.
2. Approval of minutes – Mike Lawson moved to approve the meeting minutes of Thursday,
December 16, 2021 at 2 pm; seconded by Linda Escobedo; motion approved by a vote of 3 in
favor (Mike, Linda, Keith), 0 opposed, and 1 abstention (Rich).
3. Upland Road/Old Marlboro Road land acquisition; “Assabet Bluff” draft MOU – Keith
Bergman began that CMAHT had briefed the Select Board on the Upland Road/Old Marlboro
Road land acquisition project at their January 3, 2022 meeting, The total project cost for
acquiring this 6.752 acres is $2.9-million, of which $1,000,000 (34.5%) is needed for a 0.923acre Parcel A for 5 units of community housing, and $1.9-million (65.5%) for a 5.827-acre
Parcel B for open space. See attached conceptual plan. On December 16, 2021, CMAHT was
presented with a request from CHDC for a total of $450,000 for up to 5 affordable units. $50,000
would also be needed from the Concord Housing Foundation and $500,000 from Community
Preservation Committee for the $1,000,000 needed for the housing component. CMAHT had
then voted to support that revised project and authorize an initial $50,000 payment towards a
refundable deposit of $140,000 needed to preserve the opportunity to acquire the property.
Keith further reported that Community Preservation Committee members at their meeting on
January 4, 2022 seemed supportive of funding the full $1,000,000 requested by CHDC to acquire
the parcel for open space and housing purposes, and began to discuss Concord Director of
Planning & Land Management Marcia Rasmussen’s suggestion to CPC to “perhaps split 70:30 in
favor of open space rather than 50:50 open space and housing.”
RHSO Director Liz Rust had sent an update to CMAHT in preparation for today’s meeting, and
announced that CHDC’s funding request to CMAHT would need to increase by $200,000—from
$450,000 to $650,000— to cover the proposed shift of $200,000 from housing to open space in
CHDC’s application to CPC to achieve a 70/30 split—rather than 50/50. The funding targets for
the $2.9-million project as presented to CMAHT on December 16, 2021 remained the same—
i.e., $1.9-million for open space and $1-million for housing. However, the housing component
would now need to be met by $300,000 (not $500,000) from CPC; $650,000 (not $450,000)
from CMAHT; and $50,000 from CHF. Lee Smith felt that this shift would help find a way
forward for the open space parties who are finding their required fundraising goal as ambitious.

Mike Lawson asked whether reducing CPA funds for housing from $500,000 to $300,000 would
still satisfy annual funding requirements for housing under the Community Preservation Act.
Linda Escobedo responded in the affirmative. Linda also wanted it acknowledged that the
proposed split of the $1-million CPA grant request with 70% for open space ($700,000) and 30%
for housing ($300,000) was different than the percentages for splitting the $2.9-million total
project cost-- with 65.5% for open space ($1.9-million) and 34.5% for housing ($1-million). Liz
Rust replied that the revised CPA funding requests had been rounded to the nearest $100,000.
Keith Bergman noted that, with the total cost for housing remaining at $1-million, the shift of
$200,000 from CPC to CMAHT would still keep the land acquisition cost at $200,000 per unit
for five affordable housing units—a figure that does not also include construction/development
costs. Liz Rust indicated that the construction/ development phase would likely involve an RFP
(request for proposals) process with entities whose costs would be lower than the public sector’s.
Rich Feeley felt strongly that rather than “up to” 5 affordable housing units, it should be at least
5; and if 5 cannot be done then the housing interests should get their money back. Lee Smith was
agreeable to removing “up to.” Linda Escobedo, Mike Lawson, and Keith Bergman also
expressed support for the project with at least 5 affordable housing units.
Keith Bergman, Liz Rust, Lee Smith, and Kerry Lafleur discussed the Land and Water
Conservation Fund grant program, under which the Town intends to submit an application of
$750,000 towards the $1.9-million open space component. The specifics of the grant program
will be further investigated. Even with $700,000 from CPC, another $450,000 would still need to
be raised for the open space component if a $750,000 LWCF grant were awarded—and
$1,200,000 would be needed without th grant. Kerry Lafleur indicated she had met with Marcia
Rasmussen and Delia Kay about this project, and indicated that the Town would include up to
$500,000 in its Capital Improvement Plan for FY 2023 for this acquisition, but only as a last
resort. Keith asked what entity is going to acquire the open space Parcel B, the Town? Lee
Smith said it had not been decided yet.
Linda asked about the status of the draft memorandum of understanding and the deposit. The
deposit had not happened in December but would happen in January, Lee replied. There is a draft
M.O.U. being circulated by CHDC among parties committing funds for housing and open space.
Once that M.O.U. is in final form, CMAHT could schedule a meeting to vote to approve it.
In indicating support for the total $650,000 CHCD was now requesting from CMAHT, Keith
Bergman said our vote today would help the Community Preservation Committee put the pieces
together for the proposed 70/30 split. Keith had prepared a spreadsheet to show that if CMAHT
approved a total of $650,000 for Assabet River Bluff, $555,000 would be left in the trust fund,
along with $25,000 in a special gift fund, for a total of $580,000 in uncommitted funds available.
See attached document.
In response to Mike Lawson’s question, Lee Smith replied that this project should now be called
“Assabet River Bluff.” Mike Lawson moved that the Concord Municipal Affordable Housing
Trust allocate an additional $600,000 to the Assabet River Bluff project, conditioned upon no
fewer than five units of affordable housing; seconded by Rich Feeley; motion passed
unanimously (4-0). Lee and Rich asked if Kerry Lafleur was also a voting member of CMAHT,

to which Keith and Kerry replied, no, the town manager is eligible to serve but it would take a
specific appointment by the Select Board.1 Linda said she would bring this matter to the attention
of the Select Board.
4. Developing proposed CMAHT Guidelines for Select Board approval. Keith Bergman
indicated that the Select Board had also been briefed on January 3, 2022 that CMAHT was in the
process of developing proposed guidelines for the trust, which would be subject to the Select
Board’s approval, and that CMAHT would be back in a month or so. CMAHT is looking at
which Town housing goals the Trust should prioritize in the short term. For the long term, once
the Housing Production Plan is updated based on 2020 US Census data in the coming months,
CMAHT could revisit its guidelines and propose any necessary revisions at that time.
Keith noted that, as a surrogate in the meantime, the Community Preservation Committee has
already adopted rigorous standards for reviewing community housing applications, which CPC
has already applied to the one funding application CMAHT has received—Assabet River Bluff.
For CMAHT guidelines, Keith suggested that the highest priority should be adding countable
units onto the Subsidized Housing Inventory (SHI), noting there are two ways to achieve that
with the 5 community housing units at Assabet River Bluff— (1) as 5 ownership units at 80% of
areawide median income (AMI); or (2) as 5 rental units, with at least 25% (2 units) at 80% of
AMI and the rest (3 units) at 100% of AMI.
Mike Lawson suggested that, rather than adoption of the updated Housing Production Plan being
the sole trigger for transitioning from short- to long-term guidelines for CMAHT, passage of the
home rule petitions for real estate transfer fee and/or building permit surcharge should also be a
factor. The updated HPP would give us the goals, but the home rule petitions would give us the
funds to accomplish those goals. Until then, with limited annual funding, CMAHT should be
operating opportunistically. Linda Escobedo and Rich Feeley concurred that we should be
opportunistic in the short-term, particularly as individual housing units might become available,
and wait on a long-term funding source before transitioning to a long-term strategy. Rich shared
that major hospital systems may soon be announcing publicly their support for a statewide real
estate transfer fee, so stay tuned. For our next meeting agenda, Rich Feeley volunteered to
prepare a draft set of short-term guidelines for discussion.
5. 2022 Annual Town Meeting funding for CMAHT; exploring additional/alternative funding
sources for Trust fund – Keith reported that, at its meeting on January 3, 2022, the Select Board
stated its intention to place an article on the 2022 Annual Town Meeting warrant for CMAHT
funding from free cash. A public hearing on proposed 2022 ATM articles is this Saturday,
January 8, 2022 at 9 am. Kerry Lafleur indicated that free cash is limited, but ARPA (American
Rescue Plan Act of 2021) funding for affordable housing might be a one-time opportunity this
year. The Select Board has scheduled a special meeting for Monday, January 31, 2022 to discuss
ARPA. Mike noted that exploring additional/ alternative funding sources for housing is
something CMAHT has expressed its desire to undertake. Keith offered that, in lieu of cash,
CMAHT Bylaw provides in Section 4 that, “All Trustees shall be appointed by majority vote of the Select Board.
Trustees shall serve for a term of two (2) years, except that one less than a majority of the initial Trustee
appointments shall be for a term of one (1) year. Trustees may be reappointed for up to two (2) additional terms.
Nothing in this subsection shall prevent the Select Board from appointing the Town Manager as a Trustee.”
1

we’d take land. If there is surplus Town land that could be made available for affordable
housing, that would be a significant way to reduce the cost of development. Rich added that he
would also be interested in a program for donating properties for affordable housing, just as is
done for open space. Keith also suggested that mitigation funds from development in lieu of
creating affordable units on site might be an option to pursue.
6. Public Comment – Dee Ortner indicated, in response to Rich Feeley’s suggestion of promoting
the idea of house donations, that she knew of a house that was donated to the Town in the 1980s,
prior to the adoption of the CPA. Dee said she had watched the Select Board’s discussion with
CMAHT about the Assabet River Bluff project and wanted to ask if there is a monetary threshold
above which the acquisition and construction of a single unit is not reasonable. In general,
construction costs are rising, members replied. Keith cited by way of example only the Select
Board’s recent decision not to support the Concord Housing Authority’s request for additional
funding for the Gerow property, where the total cost for a single unit had risen to $750,000.
7. Schedule Next Meeting – CMAHT members indicated their availability to meet next on
Thursday, January 13, 2022 at 1:30 PM on Zoom, to consider the Assabet River Bluff M.O.U.
and other matters. Chair Keith Bergman will prepare and circulate a proposed agenda.
8. Adjournment – Mike Lawson made a motion to adjourn the CMAHT meeting, seconded by
Rich Feeley. Motion passed unanimously (4-0). The meeting adjourned at 2:36 pm.

Documents attached
•
•

Concept Plan 7a Parcels A & B Upland Road/Marlboro Road land acquisition (Assabet
River Bluff), December 20, 2021
CMAHT fund balances as of January 6, 2022

CONCEPT PLAN 7a - Parcels A & B
Subdivision of Land owned by DIGI LLC
Total Tract Area based on GIS Data = 294,130± S.F.
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Concord Municipal Affordable Housing Trust, 1/6/2022
Vote

By

Purpose

Affordable Housing Town Meeting Article Balances
7/1/2019 Town Meeting 2019 ATM, article 23
7/1/2019 Select Board
930 Main St - Assist in purchase (2 units)
7/29/2019 Select Board
Gerow - Design feasibility
9/13/2020 Town Meeting 2020 ATM, article 14
2/22/2021 Select Board
Emerson Annex - Preserve 1 unit
6/1/2021 Select Board
100 Elm Brook Buydown - Create 1 SHI unit
7/1/2021 Town Meeting 2021 ATM, article 17
11/22/2021 Select Board
Emerson Annex - return unused balance
Concord Municipal Affordable Housing Trust Fund
12/6/2021 Select Board
Transfer article balances to CMAHT fund
12/16/2021 CMAHT
Upland Road / Assabet Bluff deposit
1/3/2022 Select Board
100 Elm Brook Buydown - decommit
1/6/2022 CMAHT
Assabet River Bluff land for 5 units
Special Gift Fund
1/4/2021 Select Board
Gift of Eric Green & Carmin Reiss to AHTF
UNCOMMITTED BALANCE
Programmatic Summary
REVENUES

Applicant

Amount

Balance

$
CHDC, CHF, HFH $
CHA
$
$
RHSO/Town
$
CHDC
$
$
RHSO/Town
$

500,000.00
(150,000.00)
(50,000.00)
500,000.00
(100,000.00)
(570,000.00)
500,000.00
5,000.00

CHDC
CHDC
CHDC

$
(50,000.00) $
570,000.00 $
(600,000.00) $

BY FUNDING SOURCE
2019 ATM, article 23
2020 ATM, article 14
2021 ATM, article 17
Gift of Eric Green & Carmin Reiss to AHTF

$
$
$
$

25,000.00

$
$
$
$

500,000.00
500,000.00
500,000.00
25,000.00

$
$
$
$
$
$
$
$

$
$

$
EXPENSES

BY PROJECT
930 Main St - Assist in purchase (2 units)
Gerow - Design feasibility
Emerson Annex - Preserve 1 unit
100 Elm Brook Buydown - Create 1 SHI unit
Assabet River Bluff land for 5 units
UNCOMMITTED BALANCE

CHDC, CHF, HFH
CHA
RHSO/Town
CHDC
CHDC

$
$
$
$
$

500,000.00
350,000.00
300,000.00
800,000.00
700,000.00
130,000.00
630,000.00
635,000.00

Status

appropriation
completed
partially spent
appropriation
completed
committed
appropriation
returned to article

635,000.00
585,000.00 "refundable deposit"
1,155,000.00 decommited
555,000.00 Updated request, 1/5/22
25,000.00 gift accepted
580,000.00

1,525,000.00

(150,000.00)
(50,000.00)
(95,000.00)
(650,000.00)

completed
partially spent
completed
decommitted
committed
$
$

(945,000.00)
580,000.00

