Concord Municipal Affordable Housing Trust
Monday, August 15, 2022 at 1:00 pm
Virtual Meeting via Zoom
Approved Meeting Minutes

4:23 pm, Aug 24 2022

1. Call to Order / Roll Call – Chair Keith Bergman called the meeting to order at 1:00 pm on
Zoom. Roll call of members present: Linda Escobedo, Mike Lawson, Frank (“Rich”) Feeley, and
Keith Bergman. Kerry Lafleur is still on vacation and not in attendance. Also present were
Concord Housing Development Corporation chair Lee Smith and Concord Housing Authority
member Stephan Bader.
2. Drafting letter to Select Board, and planning outreach to other Town boards and potential
partners, in support of further State and Town funding for Christopher Heights/Junction Village
for 83 senior assisted living units countable on the Town’s Subsidize Housing Inventory (SHI);
understanding importance of achieving and maintaining compliance with Town’s 10% goal
under State’s Chapter 40B, and identifying impacts of non-compliance, including ineligibility for
certain State funding and programs, and opening the Town to “unfriendly 40B” developments –
The chair began by recalling that, on August 10, 2022, the Trust had voted to authorize Rich
Feeley to draft a letter from the Trust to the Select Board to be used for outreach to other Town
boards and potential partners for the purposes, in support of further State and Town funding for
Christopher Heights/Junction Village, as described in the agenda item above. The Trust had been
made aware that Concord Housing Development Corporation was requesting time on the Select
Board’s agendas on August 29th for an update on the project, and on September 12th for a policy
decision on funding. The chair noted that the Trust was meeting today, Monday, August 15th, to
be able to vote on the final form of the letter in time to share it at this month’s Concord Chairs
Breakfast meeting on Wednesday, August 17th at 8 am.
The chair reported that, on August 11th, the Governor had signed in law An Act driving clean
energy and offshore wind, which—despite his agita—includes, in Section 84 of that act, the pilot
program for the first 10 communities filing home rule legislation for fossil fuel-free construction
and major renovations. Concord is one of those 10, so needs to understand the affordable
housing requirements needed to maintain eligibility for that program as set forth in Section 83 of
that Act. DOER is expected to issue demonstration program regulations by July 1, 2023. It will
be important for Concord to be above its 10% 40B goal when that happens. Members
volunteered to contact climate bill lead sponsor Senator Mike Barrett (Rich), MAPC executive
director Marc Draisen (Keith), and Concord fossil fuel-free home rule petition advocate Alice
Kaufman (Mike).
After discussing the draft letter prepared by Rich Feeley, Mike Lawson moved that the Trust
vote to authorize the chair to distribute a letter to the Select Board, substantially as drafted and
incorporating changes as discussed, in support of the Concord Housing Development
Corporation’s request for funding for Christopher Heights/Junction Village; and further to share
the letter with chairs of all town boards asking them to distribute it to all of their members; and
to post the letter at the Trust’s page at the Town website; seconded by Rich Feeley; and approved
by unanimous vote (4-0). A copy of the letter sent is attached to these minutes.

3. Public Comment – Stephan Bader spoke on the importance of doing outreach to potential
partners.
4. Upcoming Meetings and Events – CMAHT’s next meeting would be scheduled for
Wednesday, August 24, 2022 at a time when Regional Housing Services Office Director Liz
Rust, Director of Planning and Land Management Marcia Rasmussen, Town Manager Kerry
Lafleur and other Trust members could attend. Other upcoming events of interest were:
• Concord Chairs Breakfast – Wed 8/17/22 at 8 am on Zoom
• HPP Steering Committee meeting – Tue 8/30/22 at 6 pm on Zoom (tentative)
• Concord Housing Roundtable – Tue 8/30/22 at 7 pm on Zoom
• Housing Production Plan community forum -Wed 9/14/22 at 7 pm on Zoom
• Community Preservation Act funding applications due - Fri. 9/16/22 at 4 pm
5. Adjournment – Mike Lawson made a motion to adjourn the CMAHT meeting, seconded by
Rich Feeley. Motion passed unanimously (4-0). The meeting adjourned at 2:24 pm.
Document attached
•

CMAHT Letter to Select Board supporting Christopher Heights/Junction Village, 8/15/22

TO:
FROM:
DATE:
SUBJ:

Concord Select Board
Concord Municipal Affordable Housing Trust
August 15, 2022
Christopher Heights/Junction Village

Honorable Select Board Members:
The Concord Municipal Housing Trust Board of Trustees continues to view the Christopher
Heights/Junction Village project as the highest and best use of any Town funds for affordable
housing. It is the most cost-effective way of adding 83 countable units to the Town’s Subsidized
Housing Inventory (SHI), and essential for the Town to maintain compliance with its 10% goal
under State Chapter 40B. Without this project, the Town faces ineligibility for certain State
programs---including a fossil fuel free demonstration project included in the recently-enacted
clean energy legislation---while inviting “unfriendly 40B” development at locations and densities
not of the Town’s choosing.
So we write again to strongly support the request of the Concord Housing Development
Corporation for $1.5-million in additional Town funding for the Junction Village project. This
could be provided through federal ARPA funds available to the Town, as well as funds currently
available in the CMAHT’s trust fund. If feasible-- and it would cost less-- an alternative would
be a Town-funded sewer connection that replaces the on-site treatment plant currently required.
This request requires prompt action by the Select Board in order to meet the Massachusetts
Department of Housing and Community Development’s (DHCD) September 2022 deadline for
the Grantham Group to reapply for State funding for Junction Village.
We acknowledge the contentious history of Town subsidies for Junction Village. However, the
MOU simply did not anticipate the significant cost increases associated with supply disruptions
driven by COVID. The MOU’s intent was to foreclose incremental actions by the developer to
attract additional funds from the Town. But COVID related inflation is hardly an incremental
development. If the Town of Concord does not make this commitment for additional funding,
then there is no chance of any State funding being made available for Junction Village. It is our
understanding from DHCD that no projects will be considered for additional State funding unless
municipal funds are increased as well. Should the Town take no action, the project will
certainly die after a decade of effort by the Town and the developer. Given the small number of
other units in the affordable housing pipeline in Concord, it will be years, perhaps a decade or
more, before Concord could create 83 units which would count in the SHI. And this project is
targeted at a pressing need in Concord, to find affordable space where our growing elderly
population can “downsize,” and get the support they need to stay in Concord.
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The per unit cost at Christopher Heights is far less than other projects. Even with the suggested
additional Town support, the cost of municipal subsidy is far less on a per unit basis than other
current projects. At $48,000 per unit, including this request, the Town would be paying less than
the $200,000 per unit just expended on the land acquisition for the housing portion of Assabet
River Bluff, which will provide five additional affordable units and require additional funds to
support construction. Further, the Junction Village per unit cost and per unit subsidy is a small
fraction of the cost quoted for the Concord Housing Authority to build a small replacement
house on the corner of the Gerow land (over $700,000).
The increase in construction costs in the project is consistent with national increases. In the five
years to June of this year, the cost of residential construction materials increased by 49% (St.
Louis Federal Reserve). Along with the recent rise in interest rates, it is not surprising that the
cost estimate for the project has increased 65% in this period. We want to emphasize this is a
65% increase since 2017, not a 165% increase, as was mentioned in a recent Select Board
hearing, and 40% since the COVID outbreak began in 2020.
The downside of letting the Junction Village project die is wide ranging. Not only will Concord
elders have a harder time finding an affordable place (with supplementary services) here in
Town, but the Town will not maintain its 10% goal under Chapter 40B. Therefore, a developer
could come in and bypass Town zoning (such as height, setbacks, density) to create a dense
multi-unit development, which the Town could do little about. Even if Junction Village does
move forward, it may not be “countable” in the Subsidized Housing Inventory (SHI) by next
spring. However, developers are unlikely to start creating a 40B development if Junction Village
is proceeding and will “count” on the SHI in the near future. We saw the opposition to multifamily, multi-use zoning changes at Thoreau Depot. How will the voters feel if we must accept a
40B development with little Town input?
Finally, the death of Junction Village will strike at Concord’s cherished environmental goals.
Under the climate legislation recently signed by the Governor, Concord can be one of ten towns
in the Commonwealth to participate in a demonstration project requiring that new building
construction or major renovation projects be fossil fuel-free, for which guidelines will be issued
by July 2023. However, participating communities will be required either to be meeting their
10% affordable housing goal under Chapter 40B, or achieving “safe harbor” by producing
housing units with an approved Housing Production Plan, or having approved a zoning by-law
that provides for at least 1 district of reasonable size in which multi-family housing is permitted
as of right. Thus, the death of Junction Village may cost Concord its best chance to implement
its leading-edge climate policies and meet both affordable housing and climate action goals.
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