TOWN OF CONCORD
SELECT BOARD
AGENDA
July 29, 2019 – 6:30 p.m. – Select Board Room – Town House
1.
2.

Call to Order
Consent Agenda:
 Town Accountant Warrants
 Minutes
 Gift Acceptance
Concord – Carlisle Community Chest Gift $11,107.00 Community Services Coordinator Gift Account
Concord – Carlisle Community Chest Gift $5,750.00 School Resource Officer Gift Account
 Resolution – FUTURE Act - “An Act for Utility Transition to Using Renewable Energy" H.2849 / S.1940
 One Day Special Licenses
 Saltbox Farm
8/20
6pm-10pm
 Saltbox Farm
8/23
6pm-8:30pm
 True West Brewing
8/13, 8/16-17 5pm-9pm
 Verrill Farm
8/20
12pm-3pm
 Verrill Farm
8/22
6pm-8pm
 Verrill Farm
9/22
4pm-7pm
 Sunday Entertainment Licenses
 Concord Players 11/10, 11/17, 2/16/20, 5/3/20, 6/7/20

3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.

19.
20.

40 Westford Road
40 Westford Road
275 Forest Ridge Road
11 Wheeler Road
11 Wheeler Road
11 Wheeler Road
51 Walden Street

Wine & Malt
Wine & Malt
Wine & Malt
Wine & Malt
Wine & Malt
Wine & Malt
Theater

Town Manager’s Report
Chair’s Remarks
7:05 p.m. Public Hearing: Petition for Installation of Coaxial Cable from Utility Pole #142 Main Street to
Utility Pole #4 Church Street – Comcast of Massachusetts III, Inc.
7:10 p.m. Public Hearing: Change of Officers associated with Section 12 Club All Alcohol License –
Musketaquid Sportsmen Club, 250 Old Mill Road
Library Partnership Process
Conflict of Interest Disclosure by Special Municipal Employee
Concord Housing Authority update on Gerow land
Update on Long Range Plan initiatives
Long Range Town-wide housing discussion – Planning Board
Review & Approve Economic Vitality Committee charge
Review & Approve Capital Planning Committee charge
Public Comments
Committee Liaison Reports
Miscellaneous/Correspondence
Committee Nominations:
Committee Appointments: Diana Clymer of 13 River Street and Robert Munro of 1400 Lowell Road to the
Concord Center Cultural District Committee; Jon Harris, Budget & Purchasing Administrator, to the
Concord Middle School Building Committee; Eve Isenberg of 833 Old Road to Nine Acre Corner to the
Zoning Board of Appeals as associate member; Todd Benjamin of 333 Sudbury Road to the Affordable
Housing Trust Study Committee
Appoint Election Officers
Adjourn

PENDING
Monday

August 12

7 pm

Select Board Meeting CANCELLED

Town House

Monday

August 26

7 pm

Select Board Meeting

Town House

Monday

September 2

All Day

Labor Day

Town Offices Closed

Monday

September 9

7 pm

Select Board Meeting

Town House

Monday

September 23

7 pm

Select Board Meeting

Town House

Supporting materials for agenda items are available online at www.concordma.gov/sbmtgdocs. Materials
are uploaded on the Friday before a Select Board meeting.

City of Cambridge
O-3
IN CITY COUNCIL
May 20, 2019
COUNCILLOR ZONDERVAN
VICE MAYOR DEVEREUX
MAYOR MCGOVERN
COUNCILLOR KELLEY
WHEREAS:

Recent events have demonstrated the safety and health risks inherent in aging fracked
gas infrastructure; and

WHEREAS:

Gas leaks deprive tree roots of oxygen and can kill shade trees, which are irreplaceable
protectors against extreme heat and flooding projected in the city’s Climate Change
Vulnerability Assessment; and

WHEREAS:

95% of natural gas is methane, which is a greenhouse gas that causes 84 times more
climate change (heating) than carbon dioxide over a 20-year period; and

WHEREAS:

Gas leaks in the state have not been significantly reduced since passage of Ch, 149,
Acts of 2014, An Act Relative To Natural Gas Leaks, and ratepayers still pay for the
lost gas; and

WHEREAS:

House H.2849 / Senate S.1940: “An Act for Utility Transition to Using Renewable
Energy (FUTURE)” will incentivize transitioning our utilities away from using
explosive fossil fuel as an energy source towards renewable thermal energy sources
including solar and geothermal; and

WHEREAS:

The FUTURE bill will empower municipalities to have a stronger, safer, more
transparent working relationship with public utilities by improving coordination for gas
leak repair, mandating that utilities notify the local fire chief and police department
within an hour of finding a dangerous leak, requiring that utilities share maps, costs,
and plans with the public, and requiring that gas utilities be audited annually for safety,
performance, and leak reports; and

WHEREAS:

The FUTURE bill will allow individuals and municipalities to claim property damage
from gas leaks, including trees, and also mandates that gas leaks within a certain
distance of a tree, building, or school be fixed within 6 months; and

WHEREAS:

The FUTURE Act’s promotion of renewable thermal energy is aligned with the City’s
Net Zero Action Plan goals as well as its’ goal of achieving 100% renewable energy by
2035; now therefore be it

RESOLVED:

That the City Council go on record in strong support of the FUTURE Act
(H.2849/S.1940) and urge the legislature to pass the bill this session; and be it further

RESOLVED:

That the City Clerk be and hereby is requested to forward suitably engrossed copies of
this resolution to members of Cambridge’s Legislative Delegation, as well as House
Speaker Robert DeLeo, Senate President Karen Spilka, and Governor Charlie Baker on
behalf of the entire City Council.
In City Council May 20, 2019.
Adopted by the affirmative vote of nine members.
Attest:- Donna P. Lopez, City Clerk
A true copy;
ATTEST:Donna P. Lopez, City Clerk

ACT FOR UTILITY TRANSITION TO USING RENEWABLE ENERGY (FUTURE)
H.2849/S.1940
Road Map to the FUTURE Act for Empowering Municipalities

The FUTURE Act focuses on the problems with the distribution of natural gas in the Commonwealth.
It addresses the crumbling infrastructure and immediate safety concerns in the wake of the September
2018 disaster in the Merrimack Valley. At the same time, it creates a path to the future by permitting
gas companies to distribute renewable thermal energy to heat and cool our homes and provide hot water.
Together, these measures will reduce greenhouse gas emissions and our Commonwealth’s dependence
on fossil fuels as well as allow us to achieve our goal of a safer, healthier, livable climate for all.
The FUTURE Act includes:
● Stronger oversight of gas companies by the Department of Public Utilities (DPU) to expedite
fixing gas leaks;
● Clear rules to strengthen gas safety standards for workers and the public;
● Increased coordination and transparency among the DPU, gas companies, and municipalities in
the repair and replacement of leak-prone pipes;
● Funding, financial incentives, and renewable energy credits to encourage gas companies to
distribute thermal renewable energy instead of gas, avoiding future stranded assets;
● Flexibility for municipalities to choose alternatives, such as district energy;
● Requiring the DPU to accommodate the mandates of the Global Warming Solutions Act;
● Requiring the DPU to consider equitable access to energy efficiency and renewable energy as
well as the public’s health and safety in its decisions as it regulates gas and electric utilities; and
● Establishing a Governor’s Commission to make legislative and policy recommendations to
ensure a safe, just, and expeditious transition to renewable energy by the year 2050.
Provisions in the FUTURE Act for Empowering Municipalities
A vast network of gas pipes runs under the streets and neighborhoods of cities and towns throughout the
Commonwealth – consisting 21,663 miles of gas mains and 1,336,690 service lines to ratepayers, as
reported by gas companies in 2017. With some 17,000 leaks, these pipes are leaking methane, polluting
the air, killing street trees, endangering our neighborhoods, and costing us money – as ratepayers pay for
the leaked gas. To repair or replace these pipes, gas companies have to dig up those streets, disrupting
traffic, inconveniencing residents, and costing municipalities for road repair and lost street trees.
The FUTURE Act improves coordination between the gas companies and the municipalities and gives
more authority and flexibility to municipalities in their choice of energy sources. It also gives
municipalities an effective voice in DPU proceedings and permits them to pursue remedies with the
DPU instead of the courts for damages incurred during gas company roadwork.

The FUTURE Act requires:
● Street repair requirements. When opening up a street to repair or replace gas infrastructure, gas
companies required to: (1) survey the project area for the presence of leaks, (2) set a leak repair and
replacement schedule, and (3) provide the municipality with the location, history, and grade of the leak, as
well as the age, pressure, size and material of the pipe and the schedule for the replacement of any leakprone infrastructure.
● Reports to municipalities. Gas companies required to provide the municipality when the work is
completed with a report from a certified gas inspector: (1) that the new infrastructure is free from defects,
(2) that the shutoff valves and gate boxes are accessible and working, and (3) that the work was
completed according to state and federal regulations.
● Plans to municipalities. DPU required to send infrastructure plans submitted by a gas company to each
municipality affected by the plans.
● Municipal aggregation. DPU required to issue regulations authorizing expansion of municipal
aggregation for district energy where it will reduce greenhouse gases and consumer cost.
The FUTURE Act permits:
● Participation in DPU hearings. Municipalities permitted to participate fully in DPU adjudicatory
proceedings related to its service territory, as may a member of the legislature whose district is in that
service area or 10 or more ratepayers from that service area.
● Claims for property damage. Municipalities permitted to submit to the DPU a claim for property
damage, including trees killed by gas leaks or by gas pipe repair or replacement, as verified by a certified
arborist.
● Claims for breach of franchise. Municipalities permitted to file a complaint with the DPU against an
electric or gas company for breach of franchise or of DPU regulations, with DPU required to hold a
public hearing and to publish its opinion.
The FUTURE Act authorizes:
● Local energy services. Municipalities, state agencies, or gas or electric ratepayers authorized to procure
local or district energy services and to establish an energy microgrid, using a public right of way for
energy generation or resiliency.
● Utility franchises. Municipalities, every 10 years, authorized to condition the establishment or renewal of
an exclusive gas or electric franchise upon compliance with the municipality’s regulations, including the
underground placement of distribution lines and facilities.
● Fees for utility franchise. Municipalities authorized to include in the franchise agreement a requirement
for the electric or gas company to pay fees to raise revenue or to defray any increase in municipal costs
resulting from the company’s operations, as well as a requirement to provide the municipality with
information about the gas or electric infrastructure and operations. Fees may be based upon gross
operating revenues or upon gross earnings revenues and may not be recovered in a proceeding under
section 94 of chapter 164. (Such franchise agreements are common in Colorado, Minnesota, Washington,
Florida, and elsewhere, giving municipalities the ability to negotiate better terms on rates, renewable
energy, and other issues.)

Prepared by Marilyn Ray Smith, Access to Justice Fellow, Gas Leaks Allies, April 18, 2019. For questions or comments,
please contact Marilyn at marilynray@aol.com.

From: Court Booth >
Sent: Thursday, July 18, 2019 11:23 AM
To: Michael Lawson <mlawson@concordma.gov>; Kate Hodges <khodges@concordma.gov>
Subject: 20190718_DISCLOSURE BY SPECIAL MUNICIPAL EMPLOYEE OF FINANCIAL I.pdf

Dear Michael and Kate,
Attached please find a Disclosure by Special Municipal Employee, for your consideration and
approval on 7/29/19 if you see fit.
I plan to teach CPR-Basic Life Support to CPS and High School coaches and athletic staff on
four occasions this summer. I have done this for many years. I am not seeking any compensation
for my teaching duties. However, as I now serve on School Committee, and I am asking for
reimbursement for out-of-pocket costs (only) from each student, it constitutes a contract in the
opinion of Amy Nee, Staff Counsel for the State Ethics Commission. She advises approval by
Select Board.
I will teach pro bono, and seek $30 from each student for actual costs for American Heart
Association certifications, text books, and related supplies.
Please add this item to your agenda for 7-29. The exemption form is page 4 of the attachment.
Thank you for your consideration.

CONCORD HOUSING AUTHORITY
34 EVERETT ST.
CONCORD, MA 01742
The Concord Housing Authority is very excited to assist the town with their affordable housing
efforts by adding a unit to the donated portion of the Gerow land adjacent to our property at 365
Commonwealth Ave.
The CHA had no previous plan for developing this property as the feasibility of constructing a unit
in this location was only established just prior to town meeting approval of both the land transfer
and the Affordable Housing Funding appropriation.
Our current plan is to request $50,000 from the Affordable Housing Fund for design and nonconstruction development costs, and to submit a CPA application for construction funding.
Other funding options can be pursued but are difficult until we own the land.
Proposed timeline:
Summer 2019- Transfer of land from the Town to CHA and secure initial funding
Early Fall 2019-Submit CPA application for construction funding and hire design team
Late Fall 2019- Begin design and start Conservation and Zoning approval process
Winter 2019-Finalize design and secure Conservation and Zoning approval
Spring 2020-Finalize construction drawings, secure CPA funding, and go out to bid
Summer 2020- Secure building permit and begin construction
Fall/Winter 2020- Complete construction and lease unit
The CHA looks forward to working with the town to create another affordable housing opportunity
in Concord.

Sincerely,

Marianne Nelson
Executive Director
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Executive Summary

Vision
The purchase of the Gerow property was made possible in part through the Town’s Community
Preservation Act (CPA). CPA is a smart growth tool that helps communities preserve open space and
historic sites, create affordable housing, and develop outdoor recreational facilities. While CPA funds
allocated for the Gerow land purchase were specifically for the purchase of open space, there has been
an interest in trying to accommodate an affordable house within the property.
Therefore, working in collaboration, the Town of Concord and the Concord Housing Authority (CHA) are
advancing the idea of siting an affordable home on the property frontage along Commonwealth Avenue.
The intent of the house project is to add an additional housing unit adjacent to the existing residence
which is owned by the CHA at 365 Commonwealth Avenue. The Town considers it a win-win if the
purchase of the Gerow property not only provides open space and recreation, but also generates an
affordable housing unit.
The mission of the Concord Housing Authority is to develop and manage safe, good-quality affordable
homes for low- and moderate-income individuals and families, while promoting community and selfreliance. The proximity of the Gerow property to downtown West Concord makes the location ideally
suitable, as it is offers safe and functional pedestrian connections that directly link into the village center.
Design Process
The Town recommended the incorporation of an affordable housing lot as part of the Gerow Recreation
Area development. In March of 2019, the Town of Concord selected GPI to develop an assessment and
feasibility study for the development of an affordable housing lot.
Site Scenarios
This process arrives at three potential site plan scenarios based around access needs of the proposed
park. This includes 1) maintaining a 20’ access drive to the park, 2) preserving future rights of access
only, and 3) elimination of all access.
These plans are presented with the primary issues for each scenario’s development and rationale.
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1.0 INTRODUCTION
Greenman-Pedersen, Inc. (GPI) was retained by the Town of Concord to prepare a feasibility study for an
affordable housing lot on a portion of the Gerow Property, located at 369 Commonwealth Avenue. This
study was funded by the Town of Concord and The Concord Housing Authority (CHA).

1.1

BACKGROUND

The Gerow property is found along Commonwealth Avenue between the Route 2 rotary and the
intersection at Laws Brook Road (see Figure 2). From this location, the project is within a half-mile
walking distance of West Concord Center - either via Commonwealth Avenue or the Bruce Freeman Rail
Trail (BFRT). Developed as a traditional village center, the compact nature of the downtown offers
various shops and services that meet the daily needs of residents and workers alike – without the use of
an auto. As such, walkability is a key characteristic of the village, and is considered an important aspect
of West Concord.

1.2

PURPOSE AND NEED

This study provides analysis and findings for advancing the development of an affordable housing unit
along Commonwealth Avenue in West Concord, where there are currently several affordable units along
Warner’s Pond (see Figure 3). The CHA owns Federal, State, and Locally aided housing. Because of
the high demand for affordable housing, and comparatively low supply, it is not rare to be on a waiting list
for several years. As such, the CHA is always looking for opportunities to increase their housing stock.

MCI
Concord

Bruce
Freeman
Rail Trail

Concord
Rotary
Commonwealth
Gerow
Avenue
Park
MCI
Parcels
Concord
Property
Concord
Housing
Authority
Properties

To West Concord
village

Figure 3: Affordable Housing Properties
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2.0 PROJECT CONTEXT
The following built and natural features are found in the project study area:

2.1

COMMONWEALTH AVENUE

Commonwealth Avenue is a two-lane roadway running approximately north-to-south between the Route 2
rotary and West Concord Village. Significant portions of Commonwealth Avenue have existing sidewalk
on both sides, although the sidewalk width varies. There are currently no bicycle accommodations along
this route.

2.2

369 COMMONWEALTH AVENUE: GEROW PROPERTY

Located at 369 Commonwealth Avenue, the Town purchased the 7.03-acre Gerow Property in 2018, with
the express intent to develop it as a recreational facility serving West Concord. The park is immediately
situated upon Warner’s Pond, a 54-acre body of water located immediately to the west of the property
(see Figure 1). This property is highly valued for its access to the pond for kayaking and fishing, for its
stunning views of the water, for its open space and wooded areas, and for its proximity to the BFRT. The
Town believes that the combination of these assets is a significant gain for our residents.
Existing access to the property is via a narrow gravel driveway off Commonwealth Avenue. The current
zoning of the property at 369 Commonwealth Avenue is Residence B.
Originally there was a small 3-bedroom, Cape Cod-style dwelling and a detached garage located in the
center of the property. Initially, the Town had hoped to move this facility to a location where it could be
used as an affordable housing unit. However, analysis of the cost and site constraints made this
prohibitive. The unit was demolished in early 2019.

2.3

365 COMMONWEALTH AVENUE: CHA PROPERTY

The current Lot at 365 Commonwealth Ave (property #2156) is owned by the Concord Housing Authority
and includes an area of 8,776 SF with approximately 55’ of frontage. This house is in the Residence C
district which requires a minimum lot size of 10,000 SF and 80 feet of frontage. The lot is currently not
compliant, but it is considered “grandfathered” because a house was constructed on the lot prior to the
adoption of zoning and the minimum lot size.
The current living area square footage is 1,684 SF.

2.4

WARNER’S POND

Warner’s Pond, located immediately to the south of the Gerow property, is a 54-acre body of water within
a larger Town-owned parcel totaling more than 77 acres – highlighted in Figure 2 in RED. Warner’s Pond
was created in the 1800’s by damming the Nashoba Brook in order to impound water to power the nearby
mills. Abutting the property to the west is 67-acres of conservation and agricultural land owned by
Massachusetts Correctional Institution (MCI) - Concord. The land is leased to farmers who grow field
4
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crops there. The remaining Red parcels highlighted in the picture showcase other Town-owned lands,
held mostly by the Natural Resources Commission Division. There are two parcels along Commonwealth
Avenue which are currently owned by the CHA and are rented units of Affordable Housing.

2.5

BRUCE FREEMAN RAIL TRAIL

The Bruce Freeman Rail Trail (BFRT) is a non-motorizedshared-use path currently under construction
along the former route of the old New Haven Railroad – Framingham & Lowell Line. This rail-to-trail path,
once complete, will run 27-miles in length from Framingham to Lowell. Approximately 3.5-miles of the trail
falls within Concord, stretching from the border of Sudbury near White Pond, north through the West
Concord Village to just south of Route 2 at the Acton Town border. After two decades, the majority of the
Concord section of the BFRT is nearly complete, with an opening anticipated in the spring/summer 2019.
The BFRT provides north-to-south access and passes directly through Junction Park and the West
Concord Commuter Rail Station. The trail is expected to provide recreational and commuter access from
surrounding neighborhoods to the village center.
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3.0 PROJECT CONSIDERATIONS
The existing Gerow property has a number of physical and regulatory constraints that make development
of the affordable house lot challenging in addition to the access and utility requirements that must be
maintained. These include the following:

3.1

ZONING

The Gerow property is currently zoned Residence B. As shown in Table 1, this zoning district requires a
minimum lot area of 20,000 square feet; minimum lot frontage of 125 feet (or 100 feet applying the
frontage exception); and minimum lot width of 100 feet. The “yard” or setback requirements for this
property are also: 20-foot front yard, 15-foot side yard and the lesser of 30-feet or 25% of lot depth for the
rear yard.
The current zoning of the CHA property at 365 Commonwealth Avenue is zoned Residence C.
Potentially, an area of land could be transferred from the Gerow Property to the ownership of 365
Commonwealth Avenue, and rezoned from Residence B to Residence C. As shown in Table 1, this
zoning district requires a minimum lot area of 10,000 square feet; minimum lot frontage of 80 feet; and
minimum lot width of 64 feet. The “yard” or setback requirements for this property are: 20-foot front yard,
15-foot side yard and the lesser of 30-feet or 25% of lot depth for the rear yard.
Residence B

Residence C

Lot Size

20,000 SF

10,000 SF

Frontage

125 feet (100 feet with
frontage exception)

80 feet

Minimum lot width

100 feet

64 feet

Front Yard

20 feet

20 feet

Side Yard

15 feet

15 feet

Rear Yard

The lesser of 30 feet or
25% of lot depth

The lesser of 30 feet or
25% of lot depth

Table 1. Overlying Zoning Requirements
This presents a considerable spatial challenge as the ‘neck’ of the Gerow parcel has very limited frontage
as well as a 50’ Buffer from the wetland dedicated as a ‘no build zone’. Carving off a 20,000 SF parcel, or
even a 10,000 SF is made more difficult by issues of access and topography.
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PARK FRONTAGE

The existing Gerow property is zoned as Residence B, which requires a minimum frontage between 100125 feet. The existing property only has 40 feet of frontage along Commonwealth Avenue, due in part to
the acquisition of a small triangular parcel from the railroad in 1949. In 1951, the then-owners prepared a
subdivision plan utilizing a 40’ wide right-of-way, which was approved by Planning Board (note: the 50’
right-of-way requirement was not adopted until 1960). The 1,000 feet long right-of-way provided frontage
for multiple lots, but only one was developed.
Unlike a house lot, the conversion of the lot to a public park has no frontage requirements.

3.3

PARK ACCESS

Access to the proposed park property is currently served by a 10’ wide gravel driveway within a 40’ Rightof-Way. While adequate for a private residence, this driveway width will need to be widened to at least
20’ to serve two-way traffic to the park. Furthermore, an engineering review of the driveway
recommended relocation of the driveway entrance to the north side of the BFRT for a variety of safety
reasons. Perhaps most importantly, the preferred relocation option provides increased separation from
the BFRT crossing, which will greatly reduce conflict as the Town transitions the property to public use.
The Town of Concord is in the process of trying to obtain a lease or easement over the BFRT from the
State to facilitate this new alignment. This access agreement would likely be in the form of an
amendment to the 99-year lease that the Town currently holds for the state-owned rail corridor. So even
if access over the BFRT is granted, it will likely have similar terms to the trail lease, meaning that it would
not be a permanent means of access.
With the exception of the 40’ Right-of-Way, the proposed park is otherwise landlocked, therefore
maintaining a right of access to the park is a top priority for the Town. As such, the Town is unlikely to
give up total control over its current access from Commonwealth Avenue. However, retention of the 40’
Right-of-Way greatly restricts the amount of buildable area near the public street.

3.4

WETLAND RESOURCE AREAS

All work within the study area is subject to the Wetlands Protection Act (M.G.L. 131 §40) and
implementing regulations (310 CMR 10.00), and the Concord Wetlands Bylaw. For this project, wetland
resource areas include Bank, Bordering Vegetated Wetlands, Land under Water Bodies and Waterways,
and the 100-year floodplain (Land Subject to Flooding).
Relevant to this study, there is a designated 50’ No-Build buffer to any wetlands along the pond edge.
This significantly impacts the narrower portions of the parcel located near Commonwealth Avenue.
Close coordination with the Concord Natural Resources Commission (NRC) will be required to insure that
all proposed improvements comply with the Wetlands Protection Act and Concord Wetlands Bylaw for
work which will remove, fill, dredge or alter any wetland resource area.
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TOPOGRAPHY

The Gerow property is served by a narrow ‘neck’ that includes the gravel driveway and a steep bank
down to the pond. Due to the overlying 40-foot Right-of-Way and a 50-foot No-Build buffer to wetlands
along the pond edge, this area is considered unsuitable as a house lot.
Under current zoning requirements, one would need to go almost 400 feet into the site before the
topography and land is wide and flat enough to provide a buildable area. This is considered by the Town
to be too intrusive to the park development, as it would occupy some of the flattest and most usable
space – which is currently slated as a playground area.

3.6

DRAINAGE

There is an existing 6” drainage line that passes through the study area. This pipe appears to be
associated with storm drains located within Commonwealth Avenue near the former RR line crossing. The
current condition of the pipe is unknown as the outlet could not be located, but it would be feasible to
relocate the pipe if needed.

3.7

SEWERAGE

The house placement will be served by connections to the present public sewer, water, and electric/telecom
lines found along Commonwealth Avenue. An initial review of the house lot and the Town of Concord’s
Design and Installation Standard Specifications for Sewer Services in the Town of Concord, Massachusetts,
April 2005 suggests that a gravity sewer connection to an existing sewer manhole in front of #355-357
Commonwealth Avenue is feasible. Consider the following:
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•

While the ground elevation within the buildable area of the lot is roughly EL. 130, it is assumed
that the front yard of the new unit would be filled to match the adjacent house. This would raise
the grade of the lot to approximately EL. 136. This suggests that the First Floor EL. of the house
is around EL. 138.0.

•

No building sewer shall have less than 4-feet of cover over the crown of the pipe unless approved
by the Superintendent. Therefore, the service connection leaving the house would need to be
around EL. 131.5 or lower.

•

Per Water and Sewer regulations, 6” service connections shall be designed with slopes between
1/8- and 1/4-inches per foot wherever possible. The existing SMH has an invert at EL. 128.8, so
the line at the house would need to be between EL. 130.3 to EL. 131.8.

•

No sewer service shall exceed 200-feet in length without prior approval of the Water and Sewer
Superintendent. Connection to the existing sewer manhole (SMH) in Commonwealth Avenue
would require a 6” service connection approximately 150-feet in length.

•

Connection directly to the SMH will require approval of the Water and Sewer Superintendent. In
all likelihood, the line would actually connect to the service connection coming from 365
Commonwealth Avenue, which already ties into the SMH.

STUDY FOR AN AFFORDABLE HOUSING LOT - WEST CONCORD, MA

APRIL 1, 2019

9

Co

m

m

on

we

at

lh

Av
e

LEGEND

nu

1 - House Invert = EL. 130.3 to 131.8

e

2 - SMH Invert = EL. 128.8

6” Sewer Service Connection
Proposed Affordable Unit
135
130
130

5

13

EL

.1

EL

.1

+F
.F.
30

.

EL

.1

+

36

.

15

0’

+

1

+/

-@

1/

4”

/F

oo

t

38

.

2
13

0

12

5

Exist. Drain Line

Exist. Sewer Manhole
Exist. Sewer Main

Warner‘s

0

10

25

60

Pond

100

Greenman-Pedersen, Inc.

Figure 4: SEWER CONNECTION
Study for an Affordable Housing Lot
West Concord, MA

STUDY FOR AN AFFORDABLE HOUSING LOT - WEST CONCORD, MA

APRIL 1, 2019

4.0 REGULATORY FRAMEWORK
The project intentions as directed by the Town seeks to define an appropriate area of property for the
affordable house as an extension of the CHA parcel, but to maximize the property retained for the park.
With a goal to develop an affordable house lot using a portion of the Gerow property, a number of
regulatory approaches were reviewed with planning and town administrative staff as shown in Table 2.
These options were weighed against leaving the existing 40’ Right-of-Way in place or changing to an
easement.
Existing Zoning

Viable?
No

Re-zoning

No

Combining Lots

No

Accessory Dwelling
Residential Compound
Residential Development Cluster
Chapter 40B
Planned Residential Development
Table 2. Alternate Scenarios Reviewed

No
No
No
Yes
Yes

Comment
Would require over an acre of land to
obtain buildable area.
Would require over an acre of land to
obtain buildable area.
Would require over an acre of land to
obtain buildable area.
Must be interior to building.
Would require 5x zoning lot area.
Would require 5x zoning lot area.
State Process
Meets Special Permit for CHA.

After a review of options, there are two viable approaches for the Concord Housing Authority to develop a
small house adjacent to the existing house at 365 Commonwealth Ave, including the following:
•

Option 1 - the first is through the application of the comprehensive permit process (State process
under MGL Ch. 40B); and

•

Option 2 - the other is through use of the special permit provision expressly for the Concord
Housing Authority found in the Concord Zoning Bylaw (ZBL) Section 10. Planned Residential
Development).

A brief explanation of each follows:

4.1

CHAPTER 40B

The comprehensive permit process provided by state statute enables local Zoning Boards of Appeal to
approve affordable housing developments under flexible rules (including waiver of all zoning
requirements) if at least 20-25% of the units have long-term affordability restrictions. In order to be
eligible to submit an application to the Board for a Comprehensive Permit, the Developer must prepare a
Project Eligibility submittal and meet certain threshold requirements, which include:
•
•

Nature of the developer;
Project is fundable; and,
11
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Developer has site control.

SECTION 10: PLANNED RESIDENTIAL DEVELOPMENT

The second path, the special permit provision of the Concord Zoning Bylaw (ZBL), may provide a more
streamlined approach because the Concord Housing Authority would not be required to obtain a ‘site
eligibility’ determination from the State, but would follow the local special permit process which begins
with submitting an application to the Zoning Board of Appeals (ZBA). Prior to submitting the application,
town review staff is available to provide a review of preliminary plans if desired to identify any major
issues in advance of submitting a full application.
ZBL Section 10.3.1 Special Provisions for the Concord Housing Authority and Town of Concord Projects
waives all standards found under Section 10.2 except the height and access from a public or private way,
provided that 75% of the units will be low income dwelling units which can be counted toward the
Subsidized Housing Inventory and are affordable. The standards that are waived include:
•
•
•
•
•
•
•
•
•

minimum tract size;
maximum permissible density;
diversity of dwelling units
permitted uses;
lot area,
frontage and yard requirements;
area of residential development;
common open space; and,
limitation of subdivision.

Once a ZBA application is formally submitted or filed, the information is distributed to Town staff for
review and comment. Comments are shared with the applicant at a staff meeting, after which additional
information may be provided or a report prepared.
The application is then reviewed at a Planning Board public meeting and a Natural Resources
Commission public meeting for these boards to prepare a recommendation to the ZBA. The ZBA then
holds a public hearing (which requires notification to abutters and abutters to abutters) to receive the
recommendations, hear public comments and receive any additional information.
After the public hearing is closed, the ZBA prepares its decision (with findings to approve, approve with
conditions or deny), which is then filed with the Town Clerk. Following filing with the Town Clerk there is a
20-day appeal period after which, the decision is filed at the Middlesex South Registry of Deeds.

4.3

PREFFERED APPROACH

The preferred approach is to develop a Planned Residential Development (PRD) consisting of two low
income units (the existing house and construction of a new house) located on a combined lot measuring
12
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18,176 SF. This will be accomplished by adding a 9,400 SF portion of land from the Gerow parcel to the
existing 8,776 SF affordable housing lot located at 365 Commonwealth. In keeping with the requirements
of Section 10, access to the tract shall be provided from Commonwealth Avenue, and the maximum
height of any structure is limited to thirty-five (35) feet.
Planned Residential Development (PRD) allows by special permit from the Board an alternative pattern of
residential land development. It is intended to encourage the conservation of open space, while at the
same time providing for a mixture and diversity of housing types in the Town at somewhat greater
dwelling unit densities than is otherwise permitted without a significant increase in Town-wide population
density. In a PRD, dwelling units should be constructed in appropriate clusters that are harmonious with
neighborhood development and will not detract from the ecological and visual qualities of the area. The
overall site design and amenities should enhance the quality of living for the residents of the
development, the immediate neighborhood and the Town generally. Attention, however, shall be given by
the Board as to whether the proposed site design, development layout, number, type and design of
housing constitute a suitable development for the neighborhood within which it is to be located.
Use of ZBL Section 10.3.1 Special Provisions for the Concord Housing Authority and Town of Concord
Projects waives all standards found under Section 10.2 except the height and access from a public or
private way. Both units will be low income dwelling units which can be counted as affordable units toward
the Subsidized Housing Inventory. A comparison of the zoning requirements to the proposed affordable
lot are as follows:
Residence B

Residence C

Proposed PRD

Lot Size

20,000 SF

10,000 SF

18,176 SF

Frontage

125 feet (100 feet with
frontage exception)

80 feet

95 feet

Minimum lot width

100 feet

64 feet

95 feet

Front Yard

20 feet

20 feet

18 feet

Side Yard

15 feet

15 feet

12+ feet

Rear Yard

The lesser of 30 feet or
25% of lot depth

The lesser of 30 feet or
25% of lot depth

45+ feet

Table 3. A Comparison of PRD Approach to Standard Zoning.
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5.0 FINDINGS
The study has identified three different scenarios for the affordable house location, driveway and other
considerations for the site development. These are shown on the following pages.

5.1

SCENARIO 1

This plan (Dwg. L1.1) is predicated on denial of the Town’s request for access across the BFRT for the
Gerow Recreation Area, and therefore the Town must retain the gravel access route for primary access to
the park.
•
•
•
•

The house placement is significantly affected by the constrained area, with the 20’ ROW and a 3’
setback plus the wetland setback. There is a feasible location for a modest sized house to be
developed, although it is very close to the access road.
This plan shows the road at 20’ wide.
The house is placed on a gradual west facing slope with a walk out basement on the pond side and
the house entrance closer to the elevation of the front lawn facing Commonwealth Avenue.
Parking is defined as two pull off spaces along the access road.

5.2

SCENARIO 2

This plan (Dwg. L1.2) is predicated on approval of the Town’s request for a lease agreement across the
BFRT for the Gerow Recreation Area. The scenario reserves a 20’ ROW along the route of the gravel
driveway to preserve a future right of access for the park property. However, this easement would only
be for future use if necessary, but could be used otherwise by the affordable unit as a driveway.
•
•
•

The house is still placed outside of the 20’ ROW, but the narrower driveway at 12’ leaves 8’ of lawn or
open space as a separation from the drive to the house façade.
Parking is achieved with head-in parking pulled closer to the house for convenient access from the
driveway.
The house is placed on a gradual west facing slope with a walk out basement on the pond side and
the house entrance closer to the elevation of the front lawn facing Commonwealth Avenue.

5.3

SCENARIO 3

This plan (Dwg. L1.3) is predicated on the successful negotiation of a permanent ROW across the Bruce
Freeman Trail such that the gravel driveway is no longer required for anything other than access to the
proposed affordable house. With this in mind, the house can actually occupy the flatter ground of the
existing driveway, making it much more suitable for the house’s placement.
•
•
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The house can be planned as a freestanding project without the ROW constraints.
The separate driveway off Commonwealth Avenue is much like the majority of houses up and down
the street.

Bruce Freeman Rail Trail

N
COMMONWEALTH AVE

UE

Wetland delineation survey

Existing 10' Drive into Gerow
Recreation Area

Buildable Area

12' Fire separation to existing house

Estimated wetland boundary
& buffer
365 COMM.AVE.

Existing Concord Housing Authority home
3 Bedrooms 1,684 SF of living Area

Project:

SCHEMATIC PLANS FOR

GEROW RECREATION AREA
Concord, Massachusetts

Client:

TOWN OF CONCORD
22 MONUMENT SQUARE
LAWRENCE, MA 01742

Engineering
Design
Planning
Construction Management

978.570.2999

North:

0

20

1" = 20'
03/29/2019

GPINET.COM

Greenman-Pedersen, Inc.
181 Ballardvale Street, Suite 202
Wilmington, MA 01887

50

SWS

SCALE: 1" = 20'

RW/RH
00/00/00

Affordable Housing
Existing Conditions

Dwg #:

L1.0

Bruce Freeman Rail Trail
20' Drive into Gerow Recreation Area

UE

Wetland delineation survey

N
COMMONWEALTH AVE

Pulloff Parking

Buildable Area
Proposed Housing Authority home
(580 SF one level or 1,160 SF two
level)

Approximate wetland
boundary & buffer

365 COMM.AVE.

Existing Housing Authority home
3 Bedrooms 1,684 SF of living Area

Existing Town Sidewalk
Project:

SCHEMATIC PLANS FOR

GEROW RECREATION AREA
Concord, Massachusetts

Client:

TOWN OF CONCORD
22 MONUMENT SQUARE
LAWRENCE, MA 01742

Engineering
Design
Planning
Construction Management

978.570.2999

North:

0

20

1" = 20'
03/29/2019

GPINET.COM

Greenman-Pedersen, Inc.
181 Ballardvale Street, Suite 202
Wilmington, MA 01887

50

SWS

SCALE: 1" = 20'

RW/RH
00/00/00

Affordable Housing
Scenario 1

Dwg #:

L1.1

Bruce Freeman Rail Trail
12' driveway

N
COMMONWEALTH AVE

UE

Wetland delineation survey

Pull in Parking
Buildable Area
Proposed Housing Authority home
(580 SF one level or 1,160 SF two
level)

Estamated wetland boundary & buffer

365 COMM.AVE.

Existing Concord Housing Authority home
3 Bedrooms 1,684 SF of living Area

Existing Town Sidewalk
Project:

SCHEMATIC PLANS FOR

GEROW RECREATION AREA
Concord, Massachusetts

Client:

TOWN OF CONCORD
22 MONUMENT SQUARE
LAWRENCE, MA 01742

Engineering
Design
Planning
Construction Management

978.570.2999

North:

0

20

1" = 20'
03/29/2019

GPINET.COM

Greenman-Pedersen, Inc.
181 Ballardvale Street, Suite 202
Wilmington, MA 01887

50

SWS

SCALE: 1" = 20'

RW/RH
00/00/00

Affordable Housing
Scenario 2

Dwg #:

L1.2

Bruce Freeman Rail Trail

N
COMMONWEALTH AVE

UE

End of wetland delineation survey

Buildable Area

Proposed Housing Authority home
(580 SF one level or 1,160 SF
two level) Easily Expandable
Driveway & Parking

Approximate wetland boundary
& buffer
365 COMM.AVE.

Existing Concord Housing Authority home
3 Bedrooms 1,684 SF of living Area

Project:

SCHEMATIC PLANS FOR

GEROW RECREATION AREA
Concord, Massachusetts

Client:

TOWN OF CONCORD
22 MONUMENT SQUARE
LAWRENCE, MA 01742

Engineering
Design
Planning
Construction Management

978.570.2999

North:

0

20

1" = 20'
03/29/2019

GPINET.COM

Greenman-Pedersen, Inc.
181 Ballardvale Street, Suite 202
Wilmington, MA 01887

50

SWS

SCALE: 1" = 20'

RW/RH
00/00/00

Affordable Housing
Scenario 3

Dwg #:

L1.3

STUDY FOR AN AFFORDABLE HOUSING LOT - WEST CONCORD, MA

5.4

APRIL 1, 2019

ACCESS EASEMENT

To be clear, the feasibility of the property as the location of an affordable housing unit is predicated upon
two major state actions, including: 1) securing access into the park across the BFRT, and 2) determining
if the access across the BFRT is a lease or an easement. If the Town is able to obtain a lease and
relocate the park access road, then the existing driveway can be used as a single width 12’ wide
residential driveway for the proposed lot for the longevity of the lease. If a permanent easement is
obtained, than the current driveway can be used for other purposes.
Under the preferred scenario, the Town would eliminate the 40’ Right-of-Way within the Gerow Property,
such that additional square footage would count within the overall lot size of the PRD. However, as a way
of protecting access in perpetuity, the Town would also require an access easement in place of the Rightof-Way. The proposed access easement is considered a contingency plan for the park in case the state
ever revokes the 99-year lease on the trail.
If access for the park cannot be negotiated across the BFRT, and the driveway cannot be used for
residential use, then the house site would be far less functional.

5.5

BUILDABLE AREA

At a minimum, the buildable area excluding yard or setback requirements within the combined lot would
be approximately 1,100 SF. Although tight, the plan allows for the construction of a housing unit having a
footprint around 600 to 700 SF. The buildable area would increase for Scenario 3.
The orientation and frontage on Commonwealth Avenue is best if oriented orthogonally square to the
street and in line with the front facades of the other houses in the neighborhood. The placement of the
affordable house should not impinge upon the 20’ ROW or an additional setback of at least 5’ or more.
The identification of a 50’ buffer setback from the pond edge limits the placement of the house on the
downhill side of the driveway towards the pond. The buffer is considered a no build zone.
The house also needs to be accompanied by two parking spaces for the residential unit.
The lot will accommodate a two - bedroom house, 2 stories in height and possibly with a walkout
basement, depending on site location and grading.
The house placement should reserve a min. 12’ space to the existing house at 365 Commonwealth
Avenue to preserve required fire code separations, and a level of privacy between the houses.

5.6

SEWERAGE

As demonstrated in Section 3.7, connection to the sewer line in Commonwealth Avenue appears to be
feasible for all three scenarios.
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6.0 COSTS & PERMITTING
6.1

DESIGN

Design will be a collaboration of the Concord Department of Planning and Land Management, and the
staff and board of the Concord Housing Authority.

6.2

PERMITTING

The permitting process should take approximately 6 months from the time the application is filed provided
that information is complete.
•

Filing fees – ZBA application is $200; a waiver can be requested from the Town Manager.

•

Wetlands – the actual wetlands need to be delineated by a wetland specialist/scientist and an
“ANRAD” submitted to the Natural Resources Commission. The Abbreviated Notice of Resource
Area Delineation (ANRAD) provides a procedure for an applicant to confirm the delineation of a
Bordering Vegetated Wetland (BVW). If an ANRAD is filed for a BVW delineation, confirmation of
other resource areas may also be requested provided the other resource area boundaries are
identified on the plans which accompany the boundary delineation. There is usually a fee
associated with this process.

•

Outside engineering fees (also known as “third-party” engineering review) – This depends on the
extent of site redevelopment proposed that could impact drainage and is also dependent on the
availability of Public Works Engineering staff and current workload. Traffic studies would not be
needed for a 2-bedroom single-family home.

6.3

CONSTRUCTION COSTS

Our construction cost evaluation is based on high level estimates from similar structures using
comparable square footage calculations.
$ 12,000
$ 40,000
$ 38,000
$130,000
$ 8,000
$228,000

Site Preparation
Foundation Work
Utilities
House
Landscaping & Driveway

END OF DOCUMENT
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TOWN OF CONCORD
Planning Board
141 Keyes Road, Concord, MA 01742
(978) 318-3290

To:
From:

Select Board
Planning Board
Elizabeth Hughes, Town Planner

Re:

Planning Board Goals/Projects: 2019-2020

Date:

July 17, 2019

I. Executive Summary
The following memo and table below outlines the projects that were accomplished in 2018-2019 and the
Goals and Project that the Planning Board will consider for the next year. The Board has provided an
opinion on the level of study/work required for each item by the Town Planner and the Board.
2018-2019 Goals & Project Accomplished


Adoption of the Envision Concord-Bridge to 2030 Comprehensive Long Range Plan, with a
special thanks to past Planning Board Chair and Co-Chair of the CLRP Committee Gary Kleiman.



Formula Business Bylaw amendment to include Concord Center passed Town Meeting limiting
the number of formula businesses to 12. On July 9th, the Board granted a Special Permit to the
first formula business application, which represents the 12th such business.



Wireless Overlay District Expansion in the location of Middlesex School passed by Town
Meeting.



Handicapped Parking was a minor Bylaw amendment that passed Town Meeting to correct the
name of the State agency that issues the rules and regulations regarding handicapped parking
requirements.



Groundwater Conservancy District was a minor Bylaw amendment that passed Town Meeting to
make the lot size in the Bylaw consistent with the Title V requirement of 40,000 s.f.



Marijuana Establishment Temporary Moratorium was deleted by Town Meeting from the Zoning
Bylaw since a ban on such establishments was passed by the Town.



Nonconforming Single & Two-Family Residential Structures amendment passed Town Meeting
to fix a formatting issues with the existing language.



Fairs, Bazaars, & Antique Shows amendment passed Town Meeting to allow Town events to be
exempt.



Flood Plain Conservancy District Map amendment passed Town Meeting to incorporated recent
FEMA Letters of Map Revisions.



Large Ground-Mounted Solar amendment passed Town Meeting to include this use in the Table
of Uses.

II. Potential Goals and Projects
1. Housing Diversity Initiatives
The 2018 Envision Concord Long Range Plan identifies a number of Goals and Action Items in Section
4.2 Economic Diversity, Section 4.3 Housing and Section 4.4 Land Use that the Planning Board began
evaluating to further the goal of housing diversity, while maintaining neighborhood character. The
Board decided to move forward with a discussion about expanding the provisions for allowing
additional dwelling units, allowing two-family dwellings, and modifications to the PRD Bylaw to take
into consideration the differences in projects located within walking distance to village centers and those
further out. The Board has begun developing a list of Key Questions & Answers for each initiative with
the intention of putting forth potential Zoning Bylaw Amendments.
Estimated Board time: High
Estimated Staff time: High
Implementation Priority: High – Four Potential 2020 Annual Town Meeting Warrant Articles
2. Thoreau Depot Smart Growth Analysis
The Town’s 2018 Envision Concord Comprehensive Plan specifically identified the Thoreau Depot area
as an area to encourage redevelopment for mixed-use, multi-family use through the adoption of zoning
provisions, such as a 40R Smart Growth or Transportation Orientated Development Overlay District.
The Town has been awarded a technical assistance grant from the Metropolitan Area Planning Council
to conduct a study on creating a Transportation Oriented Development or Chapter 40R overlay district in
the Thoreau Deport village. MAPC will begin this project in late summer/early fall.
Estimated Board time: Medium
Estimated Staff time: Medium
Implementation Priority: High
3. Parking Requirements & Relief From Parking
For the past three years, the Board has used the following six criteria to help evaluate applications
requesting relief from parking:
1) Has the Applicant provided documentation from parking studies and/or transportation industry
publications that show the parking ratios required in the Zoning Bylaw for the proposed use is not
in-line with current industry standards?
2) Has the Applicant provided information on how the proposed use is beneficial and/or contributes to
the other businesses, village center and neighborhood?
3) What is the distance and availability of on-street parking, public parking facilities and alternative
transportation?
4) What is the intensity of the use and the number of employees required?
5) Are alternative provisions being made for off-site parking for employees?
6) Is there currently, or is the Applicant proposing bicycle parking?
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The Board will meet with the Zoning Board of Appeals to discuss potential Zoning Bylaw Amendments
and discuss whether these criteria should become a required finding for the granting of any requested
relief from parking. Additionally, the Board will be reviewing the final MAPC parking report to
determine if the minimum number of parking and loading spaces required for various uses still meet
today’s industry standards and whether there are minimum standards for shared parking situations.
Estimated Board time: Medium
Estimated Staff time: Medium
Implementation Priority: Medium– Potential 2020 Annual Town Meeting Warrant Article
4. 2018 Envision Concord-Bridge to 2030 Comprehensive Plan
The 2018 Comprehensive Plan Section 5 Implementation Action Chart that has a total of 188 Action
Items with the Planning Division referenced in 140 and the Planning Board referenced in 54 Items. The
Board will review these Action Items on an annual basis, identified timing, whether the Board should
take the lead in moving forward and develop a list of Goals & Projects for the next 2 to 4 years.
Estimated Board time: High/Medium
Estimated Staff time: High/Medium
Implementation Priority: Medium
5. Research Site Plan Rules & Regulations
Zoning Bylaw Section 11.8.4 states that a Site Plan application shall be submitted in accordance with the
rules and regulations. However, the Board has not adopted any. This is not a simple task given all of the
elements and variables that go into a well thought out and successful site plan. The Town Planner will
begin researching other communities that have adopted regulations and the Board will begin listing
components that they feel fit with the goals and characteristics of the community.
Estimated Board time: Medium
Estimated Staff time: High
Implementation Priority: Medium - Rolling development as staff time allows
6. Active Role in Exploring Alternative Transportation Options for the Town
The Town has been a member of CrossTown Connect (CTC) Transportation Management Association
since October 2017. In coordination with CTC, the Town submitted a Community Transit Grant
application to the State to implement a shuttle from the two commuter rail stations to MCI-Concord
Prison, Baker Ave. and Baker Ave. Ext., Emerson Hospital, Concord Center and employment sites on
Virginia Rd. The Town is still waiting to hear on whether the grant has been awarded. If awarded, the
Board will begin discussing ways the Board can take a more active role in participating and promoting
CrossTown Connect and seek mechanisms to foster and promote alternative transportation options when
evaluating and permitting development applications.
Estimated Board time: Low
Estimated Staff time: Medium
Implementation Priority: Medium
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7. Wireless Communications Overlay District Deficiencies & Impediments Analysis
With the on-going changes in the wireless industry, there needs to be a more comprehensive Town-wide
analysis of the adequacy of the wireless communication needs of the community and wireless providers,
the deficiencies and impediments. This is a process that the Town went through in 2003 through the
hiring of a consultant to evaluate wireless deployment issues and to look at issues with the Zoning
Bylaw. From these two reports, subsequent amendments were made to the Wireless Overlay District
Map and Zoning Bylaw. The Board would need assistance from an outside consultant to pursue the
project and will need to work with the Select Board and Town Manager on seeking funding. The Board
notes that the changes in the industry to 5G technology appears to primarily be impacting areas within
community’s road right-of-ways, which is under the purview of the Select Board.
Estimated Board time: Low
Estimated Staff time: Medium – Consultant Assistance Needed
Implementation Priority: Low/Medium - Further Study & Planning
8. West Concord Design Guidelines & West Concord Business/Industrial/Village Zoning Districts
A Board Goal from last year was to discuss further with the West Concord Advisory Committee the
possibility of strengthening the West Concord Design Guidelines and amending the West Concord
Business, West Concord Industrial and West Concord Village Zoning Districts to streamline the uses in
the three districts and determine if the current uses are appropriate. The Board believes this is still a
worthwhile process, but has not had any further discussions with the WCAC to advance the idea. The
Board would like to keep this important topic on the table, but has lowered the priority due to other
commitments.
Estimated Board time: Medium – Significant input from WCAC
Estimated Staff time: High
Implementation Priority: Low
9. Subdivision Rules & Regulations
The new MS4 Permit requirements under the EPA’s National Pollution Discharge & Elimination
System (NPDES) Program have been issued, litigated and are now in effect. The Public Works
Department will be submitted the Town’s MS4 Plan for review and approval. One milestone action item
in the Plan will be updating the Subdivision Rules & Regulations. The Town Planner has done some
preliminary review of the current Regulations with the Town Engineer and investigated some
communities who have done recent updates. However, with the departure of the Town Engineer again,
as well as other Engineering staff, there will not be sufficient Engineering staff to assist with a
substantial overhaul of the construction standards until January 2020 at the earliest. Revisions to the
Rules & Regulations will require a legal notice, public hearing and adoption by the Board.
Estimated Board time: Low
Estimated Staff time: High
Implementation Priority: Low – Rolling development as staff time allows
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10. Senate & House Zoning Reform Bills
Once again there are a number of bills going through the Senate and the House regarding zoning reform.
There will be opportunities for communities to comment on these bills as they move through. It is not
likely that any zoning reform will impact the Board in the next year. However, should something pass, it
will require a significant amount of time in 2020 to review the Zoning Bylaw and develop appropriate
Bylaw amendments. The Town Planner will continue to monitor the various bills.
Estimated Board time: Low
Estimated Staff time: Low
Implementation Priority: Further Study & Planning
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SECOND DRAFT July 29, 2019
Charge
Economic Vitality Advisory Group

Background
The long‐range plan‐ Envision Concord Bridge to 2030 lists as Big Idea 1,
“Strengthen the sustainability of local business districts and the
cultural, historic and civic assets in Concord by connecting businesses
to cultural, historic, and civic resources, and developing coordinated
strategies that serve cross‐sector goals.” As a step in this process, the
Select Board suggests the formation of an advisory group to study
economic vitality of the three retail districts and their connections to
the historical and cultural resources that bring tourists to Concord and
are enjoye by the citizens of the Town. By Economic Vitality, the Select
Board means to incorporate tourism, the vitality of the town’s retail
district and more traditional economic development. However, this
advisory group will be asked to focus on retail sustainability and
tourism.

Purpose and Goals
The purpose of the Economic Vitality Advisory Group is to:
 Define Economic Vitality as it applies to the four Concord retail
districts

 Research and suggest ways to connect tourists to the business
districts
 Explore and make recommendations about the role of
transportation in accomplishing goals
 Explore and recommend revenue sources such as public‐private
partnerships, grants, etc.
 Make recommendations as to how the Town can support the
business districts with existing resources
 Explore ways to benefit from regional efforts to achieve similar
goals.

Membership
The Economic Vitality Advisory Group shall be comprised of 13
members appointed by the Select Board. The term of office shall be
three years.
Membership shall be as follows:
Two commercial property owners to represent the four retail districts:
Concord Center, the Depot, West Concord and Nine Acre Corner (2)
Two owner/manager of local business from the four retail districts (2)
Two representatives of local historical/cultural institutions (2)
Executive Director of Concord Chamber of Commerce, or designee (1)
One representative of Planning Dept., or designee (1)
Town Visitor and Tourism Manager (1)

Four community members (4)
The Advisory Group shall elect a chair, keep minutes of its
deliberations, observe the Open Meeting and Public Records law, and
comply with other laws and regulations fostering a free and open
discussion of ideas.

Duties and Responsibilities
Analyze goals and report to Select Board with specific
recommendations that can be implemented to support the goals.

Other Considerations
The Advisory Group shall comply with the provisions of the Open
Meeting Law, the Public Records Law, the Conflict of Interest Law and
all other applicable laws and regulations of the Commonwealth as well
as all relevant Bylaws and Administrative Policies of the Town.

DRAFT 5
7/20/19
Charge
Concord Capital Planning Task Force

A. Purpose and Background
The purpose of the Concord Capital Planning Team is to develop a process for town-wide
capital planning. This process will then be used annually to develop a 10-year capital plan,
including all foreseeable Town and Concord Public School capital projects.
The major objectives of capital planning are to provide a comprehensive view of the expected
capital costs and to help integrate fiscal policies among the Select Board, the School
Committee, and the Finance Committee, with the offices of Town Manager, School
Superintendent, and their staffs. Integrated fiscal policy among these officials is essential
because the Town and Schools desire to:
 Build and maintain high quality infrastructure
 Manage Concord citizens’ tax burden, with minimal reliance on Proposition 2-1/2 Overrides
and Exclusions
 Maintain Concord’s Aaa bond rating
 Have a transparent process for capital planning, with input from the public.
Currently, Capital Planning in Concord has three distinct funding layers;
 Minor capital items are funded within the operating town and CPS budgets, as
recommended by the Town Manager and the School Superintendent.
 Intermediate and large capital expenditures for the Town and CPS are generally funded
within the Levy Limit via an annual Capital Plan article at Town Meeting, as recommended
by the Town Manager.
 Very large projects are each funded in a distinct article(s) at Town Meeting and usually
funded via debt exclusions to Proposition 2 ½.
The current process for the first two layers is fairly well-developed and transparent. The
Capital Planning Task Force is charged with developing a process for the third layer of
funding, the very large projects.

B. Membership
The Capital Planning Committee shall be comprised of nine members appointed by the Select
Board. The term of office shall be 6 months.

Membership shall be as follows:










One member of the Select Board, or their designee
One member of the CPS and CCHS School Committee, or their designee
Town Manager, or their designee
Town Finance Director, or their designee
Superintendent of Schools, or their designee
School Director of Finance & Operations, or their designee
One citizen with a background in architecture
One citizen with a background in capital budget planning
One citizen at large

In addition, the Finance Committee shall appoint a representative to be a liaison to the Task
Force.

The Committee shall elect a chair, keep minutes of its deliberations, observe the Open Meeting
and Public Records law, and comply with other laws and regulations fostering a free and open
discussion of ideas.

C. Duties and Responsibilities

The Concord Capital Task Force shall develop a process for town-wide capital planning:
 Determine and define specifically what constitutes a “very large” project to be included
in the annual Capital Plan
 Develop a template format for the Town and Concord Public Schools to complete
annually. The template shall include all the information that will be needed for a
transparent and effective process, such as (but not limited to) projected project
location(s), demonstrated need, estimated construction cost, potential offsets/savings,
estimated annual operating cost, climate impacts and vulnerabilities.
 Determine the process for evaluation, timing, and prioritization of projects, balancing the
priorities of different stakeholders, and balancing service demand with affordability.
 Recommend specific policies and practices to ensure that planning of capital projects
will take into account protection from climate impacts. This includes evaluation of the
vulnerability of capital assets, such as drinking water, wastewater systems,
communications and utility systems, buildings and other structures.
 In developing this process, the Task Force should seek to apply “best practices” used in
other towns’ and states’ capital plans.
 The Task Force should also study the 2002-3 report of the Concord Facilities Planning
Committee and explore why the report’s recommendations were not implemented. In
some cases, the committee will want to incorporate elements of that report; in other
cases they will recommend improvements for the new process.

The Capital Planning Task Force shall encourage input from the public, including at least one
public hearing. It is also recommended that task force members meet with groups such as the
Tax Fairness Committee to understand the “affordability” component of capital projects.
The Task Force shall report their recommendations to the Select Board no later than March 1,
2020.

D. Other Considerations
The Committee shall comply with the provisions of the Open Meeting Law, the Public Records
Law, the Conflict of Interest Law and all other applicable laws and regulations of the
Commonwealth, as well as all relevant Bylaws and Administrative Policies of the Town.

From: kevin parke
Sent: Tuesday, July 16, 2019 5:59 PM
To: finance mail
Subject: Finance Committee

To the Finance Committee of Concord,
first, thanks for everything you do and the time and expertise you give.
my email concerns the Estabrook Woods litigation. I suggest the following:
The town manager and the Board of Selectmen should ask their legal counsel for a range of
financial estimates regarding the ongoing case. That range of estimates combined with
probabilities should be presented to the Finance Committee and incorporated into the fiscal 2020
and 2021 town budgets. These costs are easily anticipated. The citizens of Concord should not
be surprised by the spending - after they occur.
i understand the strategy and rationale behind the legal effort is the responsibility of the Town
Manager and Select Board. However, the integrity and transparency of the costs should be the
responsibility of the Finance Committee,
thank you,
Kevin Parke
33 Liberty Street

From: Marge Daggett <mmdaggett@verizon.net>
Sent: Sunday, July 21, 2019 7:10 PM
To: Terri Ackerman
Subject: Capital Planning Committee
Hi Terri,
I was very disappointed to read the supporting material for last week’s Select Board meeting relative to the current
thinking on the Capital Planning/Expenditures Committee. I confess that I have not followed previous meetings
and was unable to attend to last LWVCC Town Government meeting. My vision for this committee seems to be a
odds especially with current board’s thinking. I think that this should be a Committee, not a group, but a full
committee in the same sense as the Fincom. The Committee should be a citizens committee (and only
citizens),that gathers information from all departments and using town financial data proposes capital
expenditures that will be handled in the yearly budget and that which is larger and needs to be addressed with
debt exclusions etc. What is being planned seems to me to be a Super Big‐Building group giving some advice to
the Selectmen. There are a lot of needs that do not fit what is being proposed and should perhaps be given more
weight and be part of a full capital spending plan if Capital were a Committee not a group.
I know you have put in a lot of work on this but at this moment I think it falls short of what could better address
the concerns of the citizens who are concerned about taxes and the increasing borrowing costs.
Marge Daggett
978‐287‐0252
80 Deaconess Rd. #134

Town Clerk’s Office
22 Monument Square
Concord, MA 01742

Memo
To:

Select Board

Cc:

Kate Hodges, Interim Town Manager
Kerry Lafleur, Finance Director

From:

Kaari Mai Tari, Town Clerk

Date:

July 26, 2019

Re:

Election Officer Appointments

Pursuant to MGL Chapter 54: Section 12, I would like to request, on behalf of
the Board of Registrars, appointment of the following 33 voters as Election
Officers for terms to expire July 31, 2020.
Reappointments: 33
Thank you for your consideration.
Kaari
Appointment List (all Concord residents)
Party
U
U
U
D
U
R
D
U
D
D
D
R
R
D
D
U
D

1

Name
Richard Anderson
Carolyn Andrews
Katherine Ash
Stephan Bader
Beth Baryiames
Michael J. Benn
Susan St. Croix
Joanne Crowell
Carol A Dromgoole
Barbara Finan
Colleen Giddings
Mark Giddings
Faye Hayes
Sprague Huntington
Susan Jancourtz
Patricia Kane
Nancy Kerr

Address
70 Beharrell St Apt. 328
11 Dalton Road
28 Fairhaven Road
7 River Street
149 Central St
747 Old Marlboro Rd
32 Center Village Drive
55 Woodland Rd
150 Hubbard Street A
21 Bedford Ct
474 Barretts Mill Road
474 Barretts Mill Road
1450 Main Street
PO Box 1262
77 Sudbury Rd
30 Court Lane
62 Lexington Rd
25 Upland Rd

Precinct
2
4
4
1
2
3
2
3
1
4
5
5
2
1
1
4
3

Party
U
D
D
D
D
U
D
U
D
D
U
R
D
U
U
U
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Name
Suzanne Knight
Ruth Lauer
Betsy Levinson
Richard Loynd
Caroline McCloy
Dorcas Miller
Pauline Murray
James Phelps
Kevin Plodzik
Karlen Reed
Dean Sullender
Richard Sur
Maureen Swanson
Sally Williams
Judith Zaunbrecher
Dale M. Zippin

Address
64 Bayberry Rd
100 Keyes Rd 323
124 Nashoba Road
20 Crest Street
137 Central St
75 White Ave
32 Monsen Road
256 Hunters Ridge Rd
98 Baker Ave
83 Whits End Road
64 Bayberry Road
513 Hayward Mill Road
88 Wright Road
113 Hillside Ave
402 Border Rd
188 Border Road

Precinct
2
1
1
3
2
3
4
2
1
5
2
2
2
2
2
2

