
Select Board Agenda 
Monday, March 4, 2024 at 5:00 PM 

Town House, Public Hearing Room, 22 Monument Square 

Join Zoom Meeting 
https://us02web.zoom.us/j/81084118272?pwd=YnNTQWVLN3FMdWFZUzNtMjUraU9GUT09 

Meeting ID: 810 8411 8272 
Passcode: 786805 

Dial n Toll-Free: 833 928 4610 

# Time* Agenda Item 
I. 5:00 PM Executive Session under G.L. c. 30A, § 21(6) to consider the purchase, exchange, 

lease or value of real property (the MCI Concord facility), the Chair having 
declared that an open meeting may have a detrimental effect on the negotiating 
position of the Town 

II. 6:00 PM Consent Agenda 

a. Town Accountant Warrants: February 28, 2024
b. Approve LOHA Letter of Support regarding H. 4138 – Housing Bond Bill
c. Approve Comment Letter regarding MassDOT Route 2 Corridor Study

Public Meetings
d. Approve Letter of Support regarding the Municipal Empowerment Act

III. 6:00 PM Appointments 

a. Committee Appointments
i. Gregory Dorothy of 188 Border Road as an Associate Member to

the West Concord Advisory Committee for a term to expire May
31, 2027

ii. Joshua Fay of 44 Powers Road to the Personnel Board to complete
an unexpired term to expire on May 31, 2026

b. Election Workers – Eight (8) Election Workers as outlined in the Select
Board meeting packet by the Town Clerk on behalf of the Board of
Registrars

IV. 6:05 PM Town Manager’s Report 



V.  6:15 PM Chair’s Report 
 

VI.  6:20 PM Select Board Liaison Reports 
 

VII.  6:30 PM Discussion regarding future of MCI Concord property with State Representatives 
 
Presenter: Henry Dane, Select Board Chair 
 

VIII.  7:00 PM Continued Select Board Annual Town Meeting Public Hearing on the following 
articles: 
 

- Article 41 – Authorize a Task Force to Review and Update the Charges, 
Policies, and Protocols of the Historic Districts Commission and Historical 
Commission 

- Article 42 – Tourist Bylaw Amendments 
 

IX.   Public Hearing for a Grant of Location Request for Comcast for Pole Petitions at: 
- 56 Winthrop Street 
- 835 Old Marlboro Road 

 
Presenter: Cathy Maloney, Senior Manager of Government and Regulatory Affairs 
for Comcast 
 

X.   Public Hearing for a Grant of Location Request for National Grid for a Gas Main 
Petition at 47 Davis Court 
 
Presenter: Mary Mulroney, Permit Representative for National Grid 
 

XI.   Public Hearing for a Community Cable Needs Assessment in relation to the 
Comcast Franchise Contract Renewal 
 
Presenter: Jason Bulger, Chief Technology Officer and Sue Buske, Consultant for 
the Buske Group 
 

XII.   Discuss Recommendations on Annual Town Meeting Warrant Articles 
 
Presenter: Henry Dane, Select Board Chair 
 

XIII.   Adjournment 

*Times are approximate and subject to change 
 

Upcoming Meetings: 
 

Monday, March 18, 2024          Monday, March 25, 2024          Monday, April 1, 2024 
 
 

The Town of Concord endeavors to make public meetings accessible to all members of the community.  
To request a meeting accommodation or modification, please contact our ADA Coordinator Jessica 
Porter at jporter@concordma.gov or at 978-318-3028. Please make any requests for accommodation or 
modifications at least two (2) business days prior to the scheduled meeting. 

mailto:jporter@concordma.gov


February XX, 2024 

The Honorable James Arciero 

Chair, Joint Committee on Housing 

State House, Room 146 

Boston, MA 02133 

The Honorable Lydia Edwards 

Chair, Joint Committee on Housing 

State House, Room 413-C 

Boston, MA 02133 

Re: H.4138 The Affordable Homes Act 

Dear Chairs Arciero and Edwards: 

We write to you as municipal officials and staff who work each day to provide livable and affordable 

housing for our residents to express our enthusiastic support for The Affordable Home Act, particularly 

its provisions to enable local option transfer fees. We also wish to voice our support for the over a dozen 

home rule petitions that were filed in this and previous sessions.  

We are incredibly grateful to Governor Healey for her inclusion of a local option transfer fee in H.4138 

The Affordable Homes Act, and urge you to keep this provision in the final bill. We strongly believe that 

this critical tool will give our communities the ability to address local housing needs, and further our 

partnership with the Commonwealth as we work to address our housing challenges together.  

The extreme housing costs that residents across the Commonwealth face today are the direct result of 

decades of underfunding and underproducing the housing that those residents need. We need a 

legislative solution that addresses these challenges from all angles, and we think that Transfer Fees must 

be part of the solution, alongside the state investments that are also proposed in The Affordable Homes 

Act.  Transfer fees alone will not solve our housing crises, but taken together with state investments and 

other policy changes, transfer fees will allow us to invest local money in our local challenges and deliver 

better results for residents. 

Transfer fees also offer the following benefits: 

1. If a community does not want a transfer fee, they do not have to opt in.  Allowing communities 

who choose to do so to collect these fees to support affordable housing, while not requiring that 

any community do so, recognizes the diversity of housing needs across the state. 

2. Transfer fees tie housing prices to the resources communities have to produce housing. 

Transfer fees are assessed as a percentage of sale price, ensuring the resources we have to 

address our local affordable housing needs can keep pace with the cost of housing.  

3. Transfer fees are targeted to high-end real estate transactions, where those who pay the fee 

can afford to do so. While notable alternative funding mechanisms for affordable housing levy 

surcharges on all property owners, transfer fees will only impact those residents buying or 

selling a home over $1,000,000 or the county median, meaning most residents selling high-end 

properties will pay them only once or twice in their lifetime, not every year as we do with 

property taxes.  

4. Fees are modest. Collecting a fee of between .5% and 2% on high-end real estate transactions 

represents a small fraction of the value of property sold, a significantly lower amount than other 

closing costs, such as realtor fees.  

As you know, a total of 17 communities have now requested the ability to use this tool, beginning with 

Provincetown in 2010. In the years since this initial request from Provincetown, circumstances have only 



become more dire. More than a dozen other communities have requested the tool, and other 

municipalities like Falmouth and Great Barrington are in the process of exploring options to do the 

same. Realizing this synergy across the state, several of our communities came together in support of 

Representative Connolly and Senator Comeford’s H.2747/S.1771, and we are glad to see these and 

other parallel efforts come to fruition in the Governor’s inclusion of a transfer fee in The Affordable 

Homes Act. 

Our housing crisis is simply too great to leave funding and financing tools on the table. We must be able 

to use this tool that will allow us to generate additional resources for local affordable housing. 

In the years we have spent working toward a transfer fee, we have identified several elements which are 

critical in ensuring transfer fees are accessible and useful tools for all communities. As you consider the 

Governor’s proposal, we again urge you to include local option transfer fees in all subsequent versions 

of the bill, with particular attention to the inclusion of the following components: 

Provision Reason for Inclusion 

Local Option 
 

Transfer fees must remain local option so communities that don’t want or need 
them can simply choose not to opt in. 

Appropriate 
Threshold for 
Statewide Use 

Home sale prices vary greatly across Massachusetts, with rural communities and 
Gateway cities often having property values well below $1 million. A final bill 
should include a mechanism to make the tool available to these communities. 

Threshold 
Flexibility 

Allowing communities to set a threshold higher than the statewide threshold will 
allow them to tailor local transfer fees to local needs and market conditions.  

Reg’l Affordable 
Housing 
Commissions 

Allowing collaboration between multiple municipalities through regional 
affordable housing commissions is critical to making the tool available for rural 
communities across the Commonwealth.  

Fee Bearer 
Flexibility 

Allowing communities flexibility to determine whether buyers or sellers of a 
property bear fees will enable them to tailor their local transfer fee to local needs 
and market conditions. 

Further Local 
Exemptions 

Allowing municipalities to create further local exemptions to transfer fees such as 
exemptions for first time homebuyers or lower income seniors will enable them to 
protect vulnerable populations in their communities. Vulnerable populations differ 
by community, and thus further local exemptions are also necessary in some cases 
to prevent vulnerable communities. 

Applying Fees to 
Full Transaction 

Allowing municipalities to apply fees to the full amount of transactions, rather 
than only the amount in excess of the threshold, will allow communities with 
higher needs and sales prices closer to the $1,000,000 threshold to generate 
significantly more revenue which is desperately needed to fund the increasing 
costs of affordable housing development 

We know that housing production alone cannot solve our housing crisis. We firmly believe that in 

addition to revenue raising measures like local option transfer fees, the Commonwealth must also 

prioritize policies which provide vulnerable tenants and homeowners with additional protections and 

resources to guard against displacement.   

Together, all of these investments, new tools, simplified zoning processes, and homeowner and tenant 

protections can help us to both meet the needs of our residents and start down the path necessary to 

produce adequate housing to resolve these challenges in the decades to come. 



Thank you for your consideration of this letter. If you have any questions, please do not hesitate to 

reach out to Matt Walsh (mwalsh@mapc.org) and Mark Martinzes (mmartinez@mlri.org). 

Sincerely, 

 

 

mailto:mwalsh@mapc.org


 

 

 

 

 

 

March 4, 2024 

Massachusetts Department of Transportation 
10 Park Plaza, Suite 4160 
Boston, Massachusetts 02116 
 
RE: MassDOT Route 2 Corridor Study 
 
The Select Board of the Town of Concord is pleased to see that MassDOT has produced a 
conceptual study for short term improvements to the Route 2 Corridor. Our position on the 
proposed concepts is as follows: 
 
We support the goal of keeping Route 2 commuter traffic within the corridor and reducing cut-
through traffic on local roads but we have strong concerns about the proposals for the crossings 
at Main St. (Route 62), Old Road to Nine Acre Corner, Sudbury Road, and Walden Street. 
Essentially, it is proposed to widen the roadway from four to six lanes at those intersections. We 
oppose this measure as the only reasonable solution. Starting with the work on our most recent 
Comprehensive Long Range Plan, Envision Concord: 2030, discussions and surveys of our 
residents consistently indicate that our most urgent priority is safer crossing of Route 2 for 
pedestrians, bicyclists, and motorists. This urgency was again indicated in our most recent 2023 
survey of residents.  
 
The concepts proposed for the Concord Rotary may offer the possibility of improved flow of the 
bulk of the traffic through the rotary. Since it is only a concept at this point, much will depend on 
the detailed design and how well it will deal with the complexity of the intersection plus the need 
to provide enhancements to pedestrian and bicycle access.  
 
The Governor’s budget proposal has identified the upcoming closure of MCI Concord with the 
intent to dispose of the property. As the state and Town of Concord work together to plan for a 
redevelopment of this site, changes to the rotary should be included to ensure that any solution 
meets both local and regional goals.  
 
The concepts proposed for the intersection with Baker Avenue Extension and Elm Street also 
appear promising, depending on the actual detailed design.  
 
The proposed widening of Route 2 at the four intersections named earlier exacerbates safety and 
connectivity concerns of pedestrians, cyclists, and motorists crossing the highway. We are 



doubtful that any mitigation that would emerge in a detailed design under the proposed concept 
will improve the situation for crossing traffic when one considers that crossing time will have to 
increase by 50% to accommodate the larger number of lanes. It is necessary for the Town to see 
details on the signal timing changes at each intersection to understand if more will be afforded to 
the Route 2 through traffic at the expense of local traffic crossing ability. 
 
The Town also wants to be informed on speed criteria used in the design of the improvements 
such as new deceleration lanes to be able to assess if more safety concerns for our local users are 
being introduced.  
 
Another concern is the traffic modeling performed for the corridor study does not include 
proximate local roadways and intersections within the study impact area. It is important for the 
Town to see validation that the proposed corridor improvements result in no adverse impacts to 
Town roadway infrastructure and operations. Note that Route 2 divides the Town of Concord in 
half, creating a barrier between our two town centers and dividing every school district. We 
expect solutions to the traffic problems on Route 2 include reducing this barrier effect and not 
further isolate our Town centers and our community. 
 
We ask that MassDOT re-evaluate (including performing the necessary quality assurance 
reviews) the conceptual designs of the corridor and especially of the intersections noted, taking 
into account the safety priorities of Concord’s residents, its Select Board, and its Transportation 
Advisory Committee.  
 
 
Yours sincerely, 
 
 
 
 
Henry J. Dane, Chair  
 
 
Concord Select Board 
Terri Ackerman 
Henry Dane 
Linda Escobedo 
Mary Hartman 
Mark Howell 
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March 5, 2024 
 
Joint Committee on Municipalities and Regional Government 
The Honorable Senator Jacob R. Oliveira, Chair 
State House 
24 Beacon Street, Room 416-B 
Boston, MA  02133 
 
Joint Committee on Municipalities and Regional Government 
The Honorable Representative Carole A. Fiola, Chair 
State House 
24 Beacon Street, Room 236 
Boston, MA  02133 
 
Joint Committee on Revenue 
The Honorable Senator Susan L. Moran, Chair 
State House 
24 Beacon Street, Room 312-D 
Boston, MA  02133 
 
Joint Committee on Revenue 
The Honorable Representative Mark J. Cusack, Chair 
State House 
24 Beacon Street, Room 34 
Boston, MA  02133 
 
Re: Written Testimony by the Town of Concord Regarding S. 2571, An Act empowering 
municipalities and local governments  
 
 
Dear Chairs Oliveira, Fiola, Moran, Cusack, and distinguished members of the Joint Committee 
on Municipalities and Regional Government and the Joint Committee on Revenue, 
 
On behalf of the Town of Concord, the Concord Select Board submits this letter in support of S. 
2571, An Act Empowering Municipalities and Local Governments (the “Municipal 
Empowerment Act” or the “MEA”). The MEA provides an expansive array of municipal tools to 
address critical workforce shortages and improve municipal financial strength. These tools will 
benefit the Town as described below.  

Concordian’s dedication to civic service is partly represented in the over 60 public boards and 
committees that serve the policy and budget needs of the Town. The restrictions on physical 
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proximity during the COVID pandemic required all public bodies to meet virtually and this 
capability was allowed by executive order for set periods of time. We have seen in Concord a 
resurgence of attendance at our public boards and committees. For those working parents, those 
working professionals trying to vote on a committee matter or watch the deliberations of a public 
body, for our seniors and those with mobility restrictions, attending public meetings virtually has 
provided a critical lifeline for civic connectedness. The MEA’s proposal to make this capability 
permanent will ensure the high level of transparency, accountability, and connection that all our 
residents deserve.  

The Board is also supportive of the proposal to increase ceilings for local meals and lodging 
taxes. The Town’s largest source of revenue is property taxes followed by local aid from the 
Commonwealth. Local receipts are generally capped by state law. For the first time since 2009, 
legislation has been proposed to increase the municipal ceiling for local meals and lodging tax.  

During the pandemic, according to Concord’s Economic Vitality division, local lodging tax 
revenues dropped from almost $900,000 in 2019 to $200,000 in 2021. Revenues have been rising 
but the Town has not yet returned to pre-pandemic levels. The increase from 6% to 7%, through 
local legislative vote, will generate approximately $99,614 in additional local lodging receipts 
for the next fiscal year, helping the Town return to pre-pandemic levels.  

In terms of meals tax, the Town experienced more durability with meals tax revenue with a drop 
from about $400,000 in revenue in 2019 to about $275,000 in revenue in 2021. The proposed 
increase in local meals tax – only with local legislative approval – of 0.75% to 1.0% is projected 
to result in an increase in meals tax revenue of about $62,668 over the next fiscal year. These 
projected revenue streams will help the Town reinvest these dollars in vital economic vitality 
initiatives.  

Lastly, the Board is supportive of the other proposed tools of municipal empowerment including 
allowing cities and towns to increase their utilization of retired public safety employees, making 
outdoor dining permanent, increasing the advertising threshold for public procurement 
announcements from $50K to $100K, allowing multiple contracts one Request for Proposal 
process, increasing the max term from 30 years to 40 years for school project municipal bonds, 
allowing means-tested property tax exemption for seniors (which the Town has already 
petitioned the legislature for home rule authorization), allowing municipalities to amortize 
emergency deficit spending for natural disasters over three years, and providing a COLA 
adjustment for qualifying property tax exemptions (especially considering our recent 
environment of high inflation).  

The Concord Select Board applauds the efforts of the Healey-Driscoll Administration to partner 
with cities and towns in the Commonwealth to help build communities where people want to 
live, work, raise a family, go to school visit, and start a business. The Board asks for your 
support for this critical legislation to help municipalities like Concord strengthen municipal 
finances and address critical workforce shortages.   

 Sincerely, 

Concord Select Board  
 
 
Henry J. Dane, Chair 
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Mary Hartman, Clerk 
Terri Ackerman 
Linda Escobedo  
Mark Howell 
 
 
 
CC:  The Honorable Representative Simon Cataldo 
 The Honorable Representative Carmine Gentile 
 The Honorable Senator, Michael Barrett 
 Kerry A. Lafleur, Town Manager 
 Megan Zammuto, Deputy Town Manager 
 Mimi Graney, Economic Vitality Manager 
 Christopher Carmody, Risk & Compliance Manager, Legislative Aid 
 
 
 
 
 



1 

 
  Town Clerk’s Office 

22 Monument Square 
Concord, MA  01742 

 

   Memo 
To: Select Board  

Cc: Kerry Lafleur, Town Manager 

Board of Registrars 

From: Kaari Mai Tari, Town Clerk 

Date: February 21, 2024 

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 8 voters (list of appointees follows) 
as Election Officers for terms to expire July 31, 2024. 
 
 
Party distribution among 101 Election Workers 
Democrat:  #50 / 49.5% 
Republican:  #8 / 7.9% 
Unenrolled:  #43 /42.6% 
 
Thank you for your consideration. 
 
Kaari 
 

 

Last Name First Name Voting 
Precinct Party Address 

Barker Charles 5 U 83 Monument St 
Blodgett Lyndal 2 U 33 Highland St 
Dugger John 1 D 166 Main St 
Hirschler-
Marchand Julie 2 D 1381 Main St 

Howerton Betsy 5 U 994 Lowell Rd 
Kundert Beth 2 D 182 Central St 
Moir Claire 3 D 35 South St 
Moir Donald 3 D 35 South St 



VII. Discussion regarding future of MCI 
Concord property with State 

Representatives – Correspondence  
 
 

I. Gary Kleiman 
II. James Judge 
III. John Boynton 
IV. Patrick McCurdy 
V. Greg Winter 
VI. Caroline Dale 
VII. Julianne and John Jenkins 
VIII. Scott Bates 
IX. Transportation Advisory Committee 
X. Emily Boynton Rush and Wes Rush 
XI. Tim Redmond 

 















Winter Real Estate Investors, LLC 
821 Barrett’s Mill Road 

Concord, MA 01742 

978 944-6061 

g.winter@live.com 

 

State Representative Simon Cataldo 

Boston State House 

24 Beacon Street, Room 448 

Boston, MA 02133 

 

Dear Representative Cataldo: 

RE: Redevelopment of MCI- Concord and Redesign of the Route 2 Rotary 

Background 

I am writing to provide my insights and offer suggestions to you regarding the MCI- Concord 

property disposition. This letter serves to outline my thoughts and recommendations on how to 

establish an integrated planning framework that fosters collaboration between the 

Commonwealth of Massachusetts and the Town of Concord. The primary goal of this integrated 

planning framework will be to maximize the benefits from this redevelopment project as well as 

to mitigate any potential negative impacts while addressing local concerns. This planning 

framework could dovetail nicely with the re-design of the hazardous Route 2 rotary which has 

five separate access routes off of the rotary.  

The ultimate goal for any governance process established for the disposition and 

redevelopment of MCI- Concord needs to recognize that consensus building to establish future 

zoning and a successful 2/3rd’s vote at a Town meeting for a 65-acre parcel of land that has been 

a prison since about 1890, will take some up-front financial expense, time and effort in order to 

maximize the economic value that will accrue to the state from the sale of this property.  

This letter assumes that you will be working with the State Legislature, DCAMM and the 

Governor and Lieutenant Governor’s Office to fund this up-front consulting expense that 

DCAMM will then administer on behalf of a DCAMM and Town collaboration effort.    

DCAMM property disposition experience  

My previous experience and Concord residency is why I offer my advice.  



I have written four DCAMM property disposition RFP responses during my real estate 

development and asset management career. On behalf of my clients, I have succeeded on three 

of these property sales competitions.   

The property sale competitions included:  

➢ The vacant 77-acre former Danvers State Psychiatric Hospital (in collaboration with 

Avalon Bay Communities, Inc.) developed into 497 apartments and condos. 

➢ The vacant Salem District Courthouse Building (in collaboration with Diamond Sinacori, 

LLC and Urban Spaces, LLC) developed into 61 condominiums with 89 parking spaces 

and 3,500 square feet of service-oriented retail space. 

➢ The vacant New Bedford Armory Building (on my own). I had to regrettably withdraw my 

developer designation when we discovered during due diligence over $2 million of 

rotten structural wooden members from a hole in the roof that allowed extensive water 

migration into this building.  

➢ The sale of the former 23-acre South Campus at Salem State University (in collaboration 

with Groom Construction of Salem, MA and Time Equities from NY, NY) Our team came 

in second in the bidding process against a formidable joint venture of Winn 

Development and Avalon Bay Communities. Please note DCAMM did not re-zone this 

single family home zoned site prior to disposing of this property. 

My suggested key team members for the successful redevelopment of MCI- Concord and the re-

design and construction of a new safer Concord Route 2 rotary and their suggested roles and 

responsibilities include: 

Office of Lieutenant Governor Kim Driscoll   

Given the Lieutenant Governor’s extensive experience with property redevelopments during 

her tenure as Mayor of Salem, MA, I recommend that the Lieutenant Governor provide 

executive leadership for the entire DCAMM/Town of Concord redevelopment planning process. 

I also recommend that Kim Driscoll provide a quality assurance role that State Housing 

residential development objectives are met upon disposition of MCI-Concord.  

Kimberly Driscoll is a natural leader.  She is a joy to work with. We are blessed to have Kimberly 

as our Lieutenant Governor. As a former star center on the Salem State University basketball 

team, Kimberly knows what teamwork is all about. Additionally, as the distinguished former 

Mayor of one of Massachusetts oldest Cities in Salem, MA, Kim led a pioneering effort to 

redevelop this historic Gateway City.  

The Town of Concord will need to work with DCAMM and the Lieutenant Governor to confirm 

an affordable housing goal. In the City of Boston, for projects of 10 or more units of market rate 

housing, 13% of any new units created are income restricted. I recommend that this be the 

minimum goal for the MCI-Concord redevelopment working with Town initiatives. 

MASSDOT 



Neil Boudreau, Assistant Administrator for Traffic and Safety for Mass Department of 

Transportation Highway Division and Douglas McGarrah General Counsel for Mass DOT and 

MBTA are responsible for the status of the Concord Rotary re-design.  

I propose that Neil and Douglas be asked by the Lieutenant Governor to establish a clear and 

definitive timetable for the redesign of the Route 2 Rotary that will need to clearly outline the 

land required for the new rotary design from the MCI-Concord site and a proposed construction 

schedule.  I recommend that approval of a future design for a safer Concord Rotary should occur 

prior to the disposition of MCI-Concord’s land.  

Doug McGarrah served in the real estate law practice at Foley Hoag for many years and served 

as the Secretary of Transportation’s, Chief of Staff permitting the Big Dig. Doug also served as 

Senator Tsongas’ head of economic development for Western Massachusetts. Doug will be a 

critically important legal contact for you to meet at Mass DOT as you work on the unsafe 

Concord Rotary issue.  

DCAMM 

Adam Baacke, Commissioner, Department Capital Asset Management and Maintenance 

(DCAMM) 

Jay Mitchell, Deputy Commissioner of Design and Construction, DCAMM 

I respectfully submit that DCAMM’s initial goals for this site disposition process should be to 

first issue an RFP to select an environmental site assessment, hazardous material survey, legal 

permitting strategy, stakeholder engagement plan, land planning, project rendering, fiscal 

impact analysis, and building demolition consulting firms to accomplish the following tasks in 

coordination with the Town: 

1. Environmental Site Assessment 

First, perform a Phase I ($5,000) and Phase II ($35,000) Environmental Site assessment 

for a total of about $40,000 – Goal will be to quantify the money required to deliver a 

clean site to a potential developer for this redevelopment project.  

DCAMM’s normal procedure is to encumber a buyer with a environmental site 

assessment obligation to be performed during due diligence. Inherently, DCAMM 

receives significantly less money for a property by doing so.  

 

2. Hazardous Materials Survey 

Perform a building by building hazardous materials survey to identify construction 

materials such as asbestos, PCB’s, mercury, etc. that will need to be removed prior to 

each building’s demolition. ($60,000) 

 

 

 



3. Memo of Understanding on future zoning 

Work in collaboration with the Town of Concord to evaluate the most appropriate 

permitting vehicle for the proposed redevelopment for the entire MCI-Concord site that 

is currently zoned for industrial use. A review of similar redevelopment projects will 

help to inform the recommendations. Completion of a memo of understanding 

between DCAMM and the Town on the permitting strategy would be the legal work 

product required from the Town.  Estimated outside counsel potential legal cost to work 

with Town of Concord’s Town Counsel (Assume 80 hours of outside counsel legal work 

at $425.00. hour = $34,000) 

 

4. Stakeholder Engagement Plan 

Include town planning engagement specialist(s) on the team to design and execute a 

robust stakeholder engagement process. The purpose of the process, in addition to 

reaching consensus and generating buy-in, will be to develop a vision and set of goals 

for the redevelopment of the parcel; based on these, a series of alternative 

redevelopment scenarios will be developed. It is proposed that a Redevelopment 

Commission be formed to help guide the process (more on the proposed composition 

of this Commission in pages that follow). The first step will be to develop a Stakeholder 

Engagement Plan identifying key stakeholders, how to reach them, and at which points 

to include them in the planning process and how. ($75,000) 

 

          5. Redevelopment Scenarios  

Work with a land planning firm to develop three alternative land use redevelopment 

scenarios for the redevelopment of MCI- Concord each with a place making 

foundational element that achieve the vision and goals developed during the initial 

stages of the engagement process (with key stakeholders and the Redevelopment 

Commission). Assume $66,666 per redevelopment scenario for a total of $200,000 for 

visioning and redevelopment scenario drafting with appropriate renderings. 

 

Potential redevelopment scenarios could include: 

Redevelopment scenario 1: Town Center image led plan-  

This scenario would establish a Town center placemaking goal for a mixed-use 

redevelopment project with a mixture of retail and residential on the first floor and 

residential on floors 2 through 5.  

Redevelopment Scenario 2: Residential density led plan  

This scenario would seek to maximize the 5-story stick-built housing production goal on 

site, with a combination of condominiums, apartment buildings and some for-sale 

townhomes.    



Redevelopment Scenario 3: Commercial led plan  

This scenario would zone this site exclusively for office use and some over 55 deed 

restricted apartments and condominiums.  

6. Planning Principles  

Stakeholders will be involved in evaluating the alternative redevelopment scenarios and 

their input will be used to inform the selection of the Preferred Alternative. Following 

feedback from the Town of Concord, issue a Planning Principles document that will guide 

future real estate developers on the required planning framework for the 

redevelopment of this important 65-acre site. Estimated Cost to develop detailed 

planning principles as a roadmap to success - $125,000. 

 

7. Fiscal Impact Analysis 

Based on the revised preferred redevelopment scenario finally chosen to pursue in the 

disposition RFP for MCI-Concord, I recommend that a thorough fiscal impact analysis be 

performed that calculates the net benefit or detriment to the Town of Concord’s 

property tax base that will accrue to the Town of Concord over time. This fiscal impact 

analysis will address the net tax base increase juxtaposed against the increased cost 

demands on the school system, the police force, the fire department and the 

department of public works from the development of this site. $30,000 

 

8. Demolition Estimate  

Obtain a conceptual estimate from two demolition general contractors for the 

demolition and removal of all building and associated physical structures on the MCI- 

Concord site. $40,000 

The total estimated consulting cost = $604,000. It would be prudent to carry a 10% ($60,400) 

contingency for these studies for a total estimated cost of $664,400. From my real estate 

development experience, I respectfully submit to you that this up-front consulting cost, time 

and effort will create value well in excess of the cost.   

New zoning for this property (that is currently zoned industrial) will require a 2/3rds positive 

vote at Town meeting.  Having a consensus amongst the Town Manager, Select Board, Planning 

Board and Finance Committee in support of the recommended new zoning for this property will 

then allow the State to maximize its net sales proceeds from the property disposition process.  

Suggested Town Governance for MCI – Concord Site Disposition Planning– Appoint a 

representative Redevelopment Civic Advisory Commission 

Suggested Representatives to serve on the MCI- Concord, Redevelopment Civic Advisory 

Commission could include: 

➢ Redevelopment Commission Chairperson:  Kerry LaFleur Town Manager  



➢ Redevelopment Commission Vice Chairperson: Henry Dane, Chairman of the Board of 

Selectman 

➢ Megan Zammuto, Deputy Town Manager/Planning and Land Management 

➢ Linda Miller, Planning Board Chair or her designee 

➢ Peggy Briggs, Member Finance Committee 

➢ Alan Cathcart, Concord Public Works Director (He will serve as the point person to 

manage the water treatment facility sale to the Town of Concord) 

➢ Susan Mlodozenic, Chair, West Concord Advisory Committee or her designee 

I recommend that two additional at large Concord citizens interested in serving on a 

Redevelopment Commission be recruited through direct outreach with the following 

background and experience:  

➢ A real estate development and/or real estate asset management professional. Adam 

Winstanley of Winstanley Enterprises would be a perfect candidate given his unique 

skills and abilities.  

➢ A real estate attorney that specializes in zoning and land use planning. 

I hope this letter helps you Henry, Kerry, Megan, Kim, Adam, Jay, Neil and Doug as you 

deliberate on the next steps for the redevelopment of the MCI- Concord site in parallel with the 

re-design and construction of an improved Route 2 Rotary. I would be pleased to provide 

referrals to strong consulting professionals that can assist you with this endeavor.  

Best,  

 

Greg Winter 

Cc: Henry Dane, Chairman, Concord Board of Selectman 

       Kerry LaFleur, Town Manager 

       Megan Zammuto, Deputy Town Manager/Planning and Land Management 

       Kimberly Driscoll, Lieutenant Governor 

       Adam Baacke, DCAMM 

       Jay Mitchell, DCAMM 

       Neil Boudreau, Mass DOT 

       Dougals McGarrah, Mass DOT 













SENT:Wednesday, February 28, 2024

TO: The Concord Select Board: Henry Dane, Chair; Mary Hartman, Clerk; Terri
Ackerman; Linda Escobedo; and Mark Howell

CC: Shannon McAndrew, Executive Assistant
FROM: Laura Davis, Outgoing Chair of Transportation Advisory Committee
SUBJECT: Position on Route 2 Corridor Study

The Select Board and Transportation Advisory Committee of the Town of Concord are pleased
to see that MassDOT has produced a conceptual study for short term improvements to the
Route 2 Corridor. Our position on the proposed concepts is as follows:

We have strong concerns about the proposals for the crossings at Main St. (Route 62), Old
Road to Nine Acre Corner, Sudbury Road, and Walden Street. Essentially, it is proposed to
widen the roadway from four to six lanes at those intersections. We oppose this plan. Starting
with the work on our most recent Comprehensive Long Range Plan, discussions and surveys of
our residents consistently indicate that our most urgent priority is safer crossing of Route 2 for
pedestrians, bicyclists, and motorists. This urgency was again indicated in our most recent 2023
survey of residents.

The concepts proposed for the Concord Rotary may offer the possibility of improved flow of the
bulk of the traffic through the rotary. Since it is only a concept at this point, much will depend on
the detailed design and how well it will deal with the complexity of the intersection plus the need
to provide enhancements to pedestrian and bicycle access. We also wonder if a detailed design
should await decisions on the plans for the MCI Concord land.

The concepts proposed for the intersection with Baker Ave. Extension and Elm Street also
appear promising, depending on the actual detailed design.

The proposed widening of Route 2 at those intersections exacerbates safety and connectivity
concerns of pedestrians, cyclists, and motorists crossing the highway. We are doubtful that any
mitigation that would emerge in a detailed design will improve the situation for crossing traffic
when one considers that crossing time will have to increase by 50% to accommodate the larger
number of lanes.

Note that Route 2 divides the Town of Concord in half, creating a barrier between our two town
centers and dividing every school district.

We ask that MassDOT reconsider the conceptual design of these intersections, taking into
account the safety priorities of Concord’s residents, its Select Board, and its Transportation
Advisory Committee.



 

Confidential 

February 28, 2023 
 
 
To: Select Board Members 

Henry Dane, Chair 
Mary Hartman, Clerk  
Terri Ackerman 
Linda Escobedo  
Mark Howell 

 
Town of Concord 
22 Monument Square 
Concord, MA 01742 

 
 
RE:  MCI Concord Conveyance | Town of Concord Must Have Legal Rights. 
 
 
Dear Concord Select Board Members,  
 
We are writing to communicate our concern regarding the legislation regarding the closure of MCI 
Concord, notably the proposal to convey the land from the Department of Corrections to the Department 
of Capital Asset Management and Maintenance (“DCAMM”); It is our understanding that the proposed 
legislation does not contain any legal rights or an advisory role for the Town of Concord or its residents, 
in crafting future proposals for the redevelopment of the land. 
 
We’re all aware of the profound impact this land, and its future state, has and will have on our town and 
our residents. Without representation or input from Concord, there is a risk that decisions regarding the 
property's use, zoning, and programming may not align with the needs or character of our community; 
DCAMM will have the authority to designate uses for the property that do not benefit Concord residents 
or align with our values. There is so much to consider: Traffic management, appropriate land usage, the 
preservation of green spaces along the river, and more. 
 
We are relying on you as members of the Select Board, to advocate for legislative solutions that guarantee 
a voice for Concord residents in the redevelopment process and to ensure collaboration with the State. 
We are a connected and knowledgeable community, that can bring a multitude of resources to the table. 
 
For instance, I (Emily) am a member of the Urban Land Institute (“ULI”), and we have engaged with 
multiple communities on an advisory level via our Technical Assistance Panels (“TAP”). TAPs provide 
resources and guidance to communities undergoing a substantial transformation, and bring together 
public and private stakeholders to create a strategically balanced cohort, which can guide a public private 
partnership in the evaluation of the creating the highest and best use for the property.  
  
We must take proactive measures now, to avoid potential negative impacts to our town and residents. 
We all must come together to preserve the values, character, and historical charm of the town we all love 
(my brothers and I are third generation Concord!). We implore the Town and the Select Board to fight for 
a seat at the table, to create an advisory group of Concord residents, which will play a meaningful role in 
the future of this land.  



 

Confidential 

Sincerely,  
 
 
Emily Boynton Rush & Wes Rush (member of the Concord Business Partnership) 
122 Upland Road 
Concord, MA 01742 
 
Please note: ULI’s Westborough State TAP is a good case study to share as the complexities of that site 
are in line with Concord: 
No Slide Title (windows.net) 
 
 

https://ulidigitalmarketing.blob.core.windows.net/ulidcnc/2016/03/Westborough-TAP-Presentation.pdf


Some people who received this message don't often get email from timothy.d.redmond@jpmorgan.com. Learn why
this is important

From: Henry Dane
To: Shannon McAndrew
Subject: FW: MCI Concord Parcel
Date: Thursday, February 29, 2024 8:52:28 AM

 
 
From: Redmond, Timothy D <timothy.d.redmond@jpmorgan.com> 
Sent: Thursday, February 29, 2024 8:48 AM
To: Henry Dane <hdane@concordma.gov>; Mary Hartman <mhartman@concordma.gov>; Terri
Ackerman <tackerman@concordma.gov>; Linda Escobedo <lescobedo@concordma.gov>; Mark
Howell <markhowell@concordma.gov>
Subject: MCI Concord Parcel
 

Dear Select Board:

With plans for the MCI Concord parcel under consideration, it is my understanding that the parcel is
owned entirely by the state and that legislation filed by the Governor supplies to the Town and its
residents zero legal rights or advisory role in the disposition or development of the parcel. Now is
the time for Town leadership to act before Concord and its residents lose the opportunity to have a
voice at all stages of this process. As a concerned resident, I am writing to urge the Select Board to
prioritize this important matter at its next meeting. It is important that, when a rezoning proposal
comes to Town Meeting, the proposal reflects the collaboration and vision of Concord residents. 

Can you please share what you are doing to guarantee that Concord residents have a voice at all
stages of this process?

Thank you for your time and consideration.

Sincerely,
Tim Redmond, 75 Ayrshire Lane Concord, MA
 
 
 
Tim Redmond | Executive Director | Global Fixed Income | J.P. Morgan Securities LLC | 50 Rowes Wharf, 3rd Floor,
Boston, MA 02110 |  T: 617-310-0790  timothy.d.redmond@jpmorgan.com
 

This message is confidential and subject to terms at:
https://www.jpmorgan.com/emaildisclaimer including on confidential, privileged or legal
entity information, malicious content and monitoring of electronic messages. If you are not the
intended recipient, please delete this message and notify the sender immediately. Any
unauthorized use is strictly prohibited.

mailto:timothy.d.redmond@jpmorgan.com
https://aka.ms/LearnAboutSenderIdentification
https://aka.ms/LearnAboutSenderIdentification
mailto:hdane@concordma.gov
mailto:smcandrew@concordma.gov
mailto:timothy.d.redmond@jpmorgan.com
https://gcc02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.jpmorgan.com%2Femaildisclaimer&data=05%7C02%7Csmcandrew%40concordma.gov%7Ce18a041397534ca047ae08dc392da898%7Cd5259e2c19154f4588b612488019ce3b%7C0%7C0%7C638448115480115061%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C0%7C%7C%7C&sdata=MD5XEzmtKpW%2BnP2c6T8KEKs4ziOr6h2CtRp%2FIdIrI2Y%3D&reserved=0
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AUTHORIZE A TASK FORCE TO REVIEW AND UPDATE THE CHARGES, POLICIES, AND 
PROTOCOLS OF THE HISTORIC DISTRICTS COMMISSION AND THE HISTORICAL 
COMMISSION ARTICLE 41. 

To determine whether the Town will urge the Select Board, in close collaboration with 
the Diversity Equity and Inclusion Commission, to create a short-term task force to 
conduct a full and complete review of the charges, policies, protocols and enabling 
legislation of the Historic Districts Commission and Historical Commission, and 
recommend to the Select Board any updates, changes, and improvements needed, or 
take any other action relative thereto. 



6

As members of the DEI Commission in Concord, it has been our collective endeavor to 
promote diversity, equity, and inclusion within our community. 

Recognizing the significance of the Historic District Commission and Historical 
Commission’s role in preserving our town's rich history, our collaboration would be 
aimed at enhancing the inclusivity of the town’s historical preservation efforts. 

Our intent is to foster an environment where the stories of all community members, 
regardless of background, are acknowledged and preserved.

Both commissions were formed in 1960 and 1973 respectively and their charges have 
not been updated since 1982. ( 42 years) 



7

The scope of these commissions can be expanded to more explicitly include a wider 
understanding of our community’s history that represents all of us (Black, Indigenous, 
Woman, Immigrant and the LGBTQ+ communities) 

Some framing questions that could facilitate the task forces discussion include :

What do we value as a Town? Who are we today? 
Whose history have we preserved? 
What do we mean by the "literary and historic tradition of Concord"? 
Whose “literary and historic tradition? 
Who is not represented and why?
How does our interpretation reflect the makeup of America and our Town? What 
internal improvements can we make? What positive changes can we begin to 
collectively advocate for?
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To: Concord Select Board 

From: Beth Williams, Tourism Manager 

Date: February 26, 2024 

RE: Tourist Bylaw Amendments 

As tourism numbers have grown, so has the number of people interested in providing tours in Concord. 
With the continued increases expected due to the popularity of the upcoming Concod250, the following 
recommendations are submitted for you. 

Included with this memorandum is language for Warrant Article 42: Tourist Bylaw Amendments. The 
purpose of these amendments is to modify the original Tourist Bylaws created in 1905. The original 
language only mentions soliciting tourists to ride in carriages, while current recommendations are to 
provide a wider regulation to allow for walking, bus, and other vehicular tours. Additionally, the 
amendments will correct the former language of Selectmen to Select Board. 

TOURIST BYLAWS AMENDMENTS 

ARTICLE 42. To determine whether the Town will amend the Tourist Bylaws as follows, 
or take any other action relative thereto (changes shown in bold italics or strikeout for clarity 
purposes only): 

LICENSING OF TOURIST VEHICLES BYLAW 

No person shall use provide tour guide services via vehicle a carriage or other vehicle for the 
transportation of tourists for hire without first obtaining a license so to do from the Select 
Boardmen, which license shall be issued for a definite time, and shall be revocable by the 
Select Boardmen within that time. 

TOURIST GUIDE LICENSE BYLAW 

No person shall, in any of the public places in said Town, solicit tourists to ride in carriages or 
other vehicles, to take meals, to employ guides, or to buy any articles without first obtaining a 
license so to do from the Select Boardmen, which license shall be issued for a definite time and shall be 
revocable by the Select Boardmen within that time.



CONCORD PUBLIC WORKS                                                         Tel:  978 - 318 - 3210 
ENGINEERING DIVISION                                                             Fax:  978 - 318 - 3245 
         
133 Keyes Road 
Concord, MA 01742 
 
DATE:  01/05/2024                                      MEMORANDUM           

 Printed on 30% post consumer recycled paper 
 

TO: Shannon McAndrew, Executive Assistant to the Select Board 
VIA: Alan Cathcart, Director of Public Works    
FROM: Stephen Dookran PE, Town Engineer  
PREPARED BY: Justin Richardson, PE, Assistant Town Engineer  
SUBJECT: Petition of Comcast of Massachusetts III, Inc. to install new coaxial cable 

along Commonwealth Avenue and Winthrop Street 
This memorandum is to provide comments to the Select Board on the petition for a Grant of  
Location filed by Comcast of Massachusetts III, Inc. on Commonwealth Avenue and 
Winthrop Street. The applicant proposes to overlash an additional cable to the existing 
Comcast network from utility pole #23 Commonwealth Avenue to utility pole #5-2 Winthrop 
Street to provide service to the occupants of 56 Winthrop Street.  Concord Public Works 
(CPW) Engineering Division has reviewed the attached Grant of Location petition dated 
October 26, 2023, and has no objection to the approval of the petition subject to the following 
conditions. 

 
1. A letter is submitted by the Concord Municipal Light Plant to the Select Board stating 

concurrence with the work as proposed by Comcast.  
 

2. Prior to construction, the applicant must complete a site visit with CPW to review 
work to be completed. CPW shall be notified at least 24 hours prior to the start of 
construction. 

 
3. The applicant must remove any infrastructure deemed obsolete because of this project. 

 
4. As-built plans must be provided to the Concord Public Works Engineering Division 

prior to the final closeout of the project. 
 

5. The Applicant will remove the new coaxial cable upon completion of its service life. 
 

6. A ROW Permit application shall be submitted to CPW with stamped constructions 
plans if any alteration of surface features in the ROW is being performed. A ROW 
permit shall also be applied for if obstructions will be left in the ROW when no work 
is being performed.  If a ROW permit is required, no work shall commence until CPW 
has completed its review and provides ROW Permit approval to the Applicant.   
 

7. A traffic management plan shall be submitted to the Concord Police Department 
Traffic Safety Officer and the CPW Engineering Division for approval. This should 
include sidewalk closures and alternative pedestrian routes around the construction. 

 
8. The Applicant shall notify emergency services, the school district, the post office, 

CPW Solid Waste for trash pickup services via email one week prior to the start of 
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construction.  The applicant shall also notify neighborhood residents with door 
hangers prior to the start of construction.  

 
9. The Applicant and its Contractor, if applicable, shall adhere to the CPW Construction 

and Tree Protection Standard Operating Procedures including the protection of public 
shade trees: “No person may plant, trim, cut, or remove a public shade tree without the 
prior permission of the Tree Warden and Engineering Division. This control includes 
the cutting of roots during construction.” The contractor shall be responsible for 
installing wooden tree guards with orange snow fencing on public shade trees located 
within the work zone. 
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Date: January 24, 2024 

To: Shannon McAndrew, Town Manager’s Office, Senior Administrative Assistant 

Via: Jason Bulger, CTO & Interim CMLP Director 

Via: Joe Repoff, CMLP Assistant Director 

From: Jeffrey Cosgrove, CMLP Lead Electrical Engineer 

Cc: Steven Dookran, CPW Town Engineer 

Cc: Justin Richardson, CPW Assistant Town Engineer 

Subject: Petition of Comcast of Massachusetts III, Inc. for a Grant of Location on sections of 
Commonwealth Ave and Winthrop St 

 

This memorandum is to provide comments to the Select Board on the petition for a Grant of Location filed by 
Comcast of Massachusetts III, Inc. on portions of Commonwealth Avenue and Winthrop St.  The applicant is 
proposing to overlash an additional cable to Comcast’s existing network encompassing the following sections 
of roadway as noted below; reference plan titled “Aerial Cable Replacement Request, 56 Winthrop St, Concord 
MA”. 
 

• Commonwealth Ave: Pole #23 Commonwealth Ave to Pole #18 Commonwealth Ave 
• Winthrop St: Pole #18 Commonwealth Ave to Pole #5-2 Winthrop St 

 
The Concord Municipal Light Plant (CMLP) has met with Comcast on site to review the application and plans 
and has no objection to the approval of the petition subject to the following conditions which are 
supplemental to Concord Public Works requirements: 

 
1. Prior to construction, the applicant must complete a pre-Hearing site visit with the Concord Municipal 

Light Plant to review work to be completed. 
 

2. The new aerial cable shall be installed using common industry standards and shall be set substantially 
at the points indicated on the plan filed with the petition.  Specifically, the new aerial cable must be 
installed between utility poles 23 Commonwealth Ave and pole 5-2 Winthrop St.  Minimum separation 
and clearance requirements as described by the most recent National Electric Safety Code must be 
maintained between the proposed aerial cable and existing overhead facilities. 
 

3. The Applicant must complete any applicable transfer work between old and new utility poles along this 
section of roadway during installation.  Should any issues arise it is the responsibility of the Applicant 
to coordinate with CMLP. 

 
4. As-built plans must be provided to the Concord Municipal Light Plant Engineering Division prior to the 

final closeout of the project. 



 
 
85 East Belcher Road   
Foxborough, MA 02035 
Phone: 617-279-5880 (c) 
 
 
 
October 26, 2023 
 
Shannon McAndrew  
Senior Administrative Assistant 
Town Manager’s Office 
Town of Concord, MA 
 
RE:  Petition for Grant of Location for 56 Winthrop Steet, Concord, MA 
 
 
Dear Shannon:  
 
Enclosed please find Comcast’s Petition for Installation of Cable in order to provide service to 56 
Winthrop Street.  I have also enclosed a draft Order. Please advise when the Board will be able to hear us 
on this matter.  
 
Thank you for your assistance in this matter. Please do not hesitate to contact me should you have any 
questions, comments, or concerns regarding any aspect hereof. 
  
 
 
Sincerely,  
 

Catherine Maloney 
 
Catherine Maloney, Senior Manager of Government & Regulatory Affairs 
Comcast 
  



   

 
 
 
 
 
 
 
PETITION FOR INSTALLATION OF COAXIAL CABLE   
 
Concord, Massachusetts 
 
          10/26/2023 
 
To the Select Board of Concord, Massachusetts: 
 
Comcast of Massachusetts III, Inc. requests permission to install coaxial cable to be owned and used by 

the petitioner, along and across the following public way or ways: 

   
• Winthrop Street via Commonwealth Avenue 

     
Wherefore they pray that after due notice and hearing as provided by law, they be granted permission to 

install coaxial cable over lashed to existing strand coaxial cable as they may find necessary and in 

accordance with the plan filed herewith.  

 

 
 
 1. Comcast of Massachusetts III, Inc. 
 

By: _Catherine Maloney 
 
Print name:  Catherine Maloney 
 
Title: Sr. Manager of Government and Regulatory Affairs                           
                            
Telephone or e-mail contact info: (617) 279-5880 cell phone 
                                    Catherine_Maloney@comcast.com 

                                                                                                                   
 
 
 
 
 
 
  
 
 
 



   

 
 
 
 
 
ORDER FOR INSTALLATION OF COAXIAL CABLE 
 
In Select Board of the Town of Concord, Massachusetts 
 
Notice having been given and a public hearing held, as provided by law,  

IT IS HEREBY ORDERED: that Comcast of Massachusetts III, Inc. be and is hereby granted 

permission to install cable as it deems necessary, in the public way or ways hereinafter referred to, as 

requested in the said petition and accompanying plan. 

 
All construction under this order shall be in accordance with the following conditions: 

 
  Overlash an additional cable to the existing Comcast network from utility pole #23 Commonwealth Av. 
to utility pole #5-2 Winthrop St. This request is to provide service to the occupants of 56 Winthrop St. 
All work to be done in accordance with the Town’s order of conditions. 
    

 
 
The following are the public ways or parts of ways along which the above referred to may be installed 

thereon under this order: 

 
• Commonwealth Ave, Winthrop Street  

 
 
I hereby certify that the foregoing order was adopted at a meeting of the Select Board of the Town of 

Concord, Massachusetts held the _________ day of __________, 2023. 

 

 
 
      ______________________________________ 
      Clerk of Select Board 
 
 
 
 
 
 
 
 
 
 
We hereby certify that on__________________________ , at ________O'clock _____, at  



   

 
Concord, Massachusetts, a public hearing was held on the petition of Comcast of Massachusetts III, 
Inc. 
 
permission to install coaxial cables, fixtures and connections described in the order herewith recorded, 

and that we mailed at least seven days before said hearing a written notice of the time and place of said 

hearing to each of the owners of real estate (as determined by the last preceding assessment for taxation) 

along the ways or parts of ways upon which the Company is permitted to install coaxial cables, fixtures 

and connections under said order. And that thereupon said order was duly adopted. 

 
      ______________________________ 
 
      ______________________________ 
 
      ______________________________ 
 
      ______________________________ 
 
      ______________________________ 
 Select Board of the Town of Concord, Massachusetts 
 
 
 
 
 
 
 
 
CERTIFICATE 
 
I hereby certify that the foregoing is a true copy of a location order and certificate of  
 
Hearing with notice adopted by the Select Board of the Town of Concord, Massachusetts, 
 
on the ___________ day of ____________________, and recorded with the records of location 
 
orders of said Town, Book__________, Page____________.  This certified copy is made under  
 
the provisions of Chapter 166 of General Laws and additions thereto or amendments thereof. 
  
Attest: ____________________________________  
  Town Clerk     
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TOWN OF CONCORD 
SELECT BOARD 

 
PUBLIC HEARING NOTICE 

 
 

Notice is hereby given that a Public Hearing will be held at the Town House in the 
Select Board Meeting Room, 22 Monument Square, Concord, MA on Monday, March 4, 
2024 at 7:00 PM, upon the petition of Comcast of Massachusetts to install coaxial cable 
to be owned and used by the petitioner, along and across the following public ways or 
ways: 
 

- Winthrop Street via Commonwealth Avenue 
 
The petition was filed with the Select Board on October 26, 2023. 
 
Questions on this matter should be directed to Catherine Maloney, Senior Manager of 
Government and Regulatory Affairs at Comcast, via phone at 617-279-5880 or via email 
at Catherine_Maloney@comcast.com.  
 
 
By Order of the Select Board 
 
 
 
Mary Hartman, Clerk 

mailto:Catherine_Maloney@comcast.com


CONCORD PUBLIC WORKS                                                         Tel:  978 - 318 - 3210 
ENGINEERING DIVISION                                                             Fax:  978 - 318 - 3245 
         
133 Keyes Road 
Concord, MA 01742 
 
DATE:  01/05/2024                                      MEMORANDUM           

 Printed on 30% post consumer recycled paper 
 

TO: Shannon McAndrew, Executive Assistant to the Select Board 
VIA: Alan Cathcart, Director of Public Works    
FROM: Stephen Dookran PE, Town Engineer  
PREPARED BY: Justin Richardson, PE, Assistant Town Engineer  
SUBJECT: Petition of Comcast of Massachusetts III, Inc. to install new coaxial cable 

along Old Marlboro Road 
 
This memorandum is to provide comments to the Select Board on the petition for a Grant of  
Location filed by Comcast of Massachusetts III, Inc. on Old Marlboro Road. The applicant 
proposes to extend the Comcast network from utility pole #70 Old Marlboro Road to utility 
pole #76 Old Marlboro Road to provide service to the new Sanborn Middle School.  Concord 
Public Works (CPW) Engineering Division has reviewed the attached Grant of Location 
petition dated December 11, 2023, and has no objection to the approval of the petition subject 
to the following conditions. 

 
1. A letter is submitted by the Concord Municipal Light Plant to the Select Board stating 

concurrence with the work as proposed by Comcast.  
 

2. Prior to construction, the applicant must complete a site visit with CPW to review 
work to be completed. CPW shall be notified at least 24 hours prior to the start of 
construction. 

 
3. The applicant must remove any infrastructure deemed obsolete because of this project. 

 
4. As-built plans must be provided to the Concord Public Works Engineering Division 

prior to the final closeout of the project. 
 

5. The Applicant will remove the new coaxial cable upon completion of its service life. 
 

6. A ROW Permit application shall be submitted to CPW with stamped constructions 
plans if any alteration of surface features in the ROW is being performed. A ROW 
permit shall also be applied for if obstructions will be left in the ROW when no work 
is being performed.  If a ROW permit is required, no work shall commence until CPW 
has completed its review and provides ROW Permit approval to the Applicant.   
 

7. A traffic management plan shall be submitted to the Concord Police Department 
Traffic Safety Officer and the CPW Engineering Division for approval. This should 
include sidewalk closures and alternative pedestrian routes around the construction. 

 
8. The Applicant shall notify emergency services, the school district, the post office, 

CPW Solid Waste for trash pickup services via email one week prior to the start of 
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construction.  The applicant shall also notify neighborhood residents with door 
hangers prior to the start of construction.  

 
9. The Applicant and its Contractor, if applicable, shall adhere to the CPW Construction 

and Tree Protection Standard Operating Procedures including the protection of public 
shade trees: “No person may plant, trim, cut, or remove a public shade tree without the 
prior permission of the Tree Warden and Engineering Division. This control includes 
the cutting of roots during construction.” The contractor shall be responsible for 
installing wooden tree guards with orange snow fencing on public shade trees located 
within the work zone. 
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Date: January 24, 2024 

To: Shannon McAndrew, Town Manager’s Office, Senior Administrative Assistant 

Via: Jason Bulger, CTO & Interim CMLP Director 

Via: Joe Repoff, CMLP Assistant Director 

From: Jeffrey Cosgrove, CMLP Lead Electrical Engineer 

Cc: Steven Dookran, CPW Town Engineer 

Cc: Justin Richardson, CPW Assistant Town Engineer 

Subject: Petition of Comcast of Massachusetts III, Inc. for a Grant of Location on a section of Old Marlboro 
Rd 

 

This memorandum is to provide comments to the Select Board on the petition for a Grant of Location filed by 
Comcast of Massachusetts III, Inc. on a portion of Old Marlboro Rd.  The applicant is proposing to install new 
aerial and underground cable on Old Marlboro Rd to extend Comcast’s existing network in order to provide 
service to the new Middle School.  This petition encompasses the following section of roadway as noted 
below; reference plan titled “Pole Attachment Request, 835 Old Marlboro Rd, Sanborn Middle School, 
Concord MA”. 
 

• Old Marlboro Rd: Pole #70 Old Marlboro Rd to Pole #76 Old Marlboro Rd 
 

It should be noted that Comcast intends to utilize new underground infrastructure installed by the School 
Department’s contractor to cross Old Marlboro Rd between utility pole 76 Old Marlboro Rd and the new 
Middle School.  The Concord Municipal Light Plant (CMLP) has met with Comcast on site to review the 
application and plans and has no objection to the approval of the petition subject to the following conditions 
which are supplemental to Concord Public Works requirements: 

 
1. Prior to construction, the applicant must complete a pre-Hearing site visit with the Concord Municipal 

Light Plant to review work to be completed. 
 

2. A pole survey shall be performed at the applicant’s expense noting existing and proposed utility 
attachments and heights including any applicable make ready work required to meet code 
requirements.  All proposed make ready work must performed by each existing utility prior to the 
installation of said cable and shall be paid for by the applicant. 

 
3. The new aerial cable shall be installed using common industry standards and shall be set substantially 

at the points indicated on the plan filed with the petition.  Specifically, the new aerial cable must be 
installed between utility poles 70 and 76 Old Marlboro Rd.  Minimum separation and clearance 
requirements as described by the most recent National Electric Safety Code must be maintained 
between the proposed aerial cable and existing overhead facilities. 
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4. The Applicant must complete any applicable transfer work between old and new utility poles along this 
section of roadway during installation.  Should any issues arise it is the responsibility of the Applicant 
to coordinate with CMLP. 
 

5. It is imperative that CMLP’s work along Old Marlboro Rd as part of the new Middle School Project be 
completed prior to Comcast’s installation. 



 
 
85 East Belcher Road   
Foxborough, MA 02035 
Phone: 617-279-5880 (c) 
 
 
 
December 11, 2023 
 
Shannon McAndrew  
Executive Assistant to Select Board 
Town Manager’s Office 
22 Monument Square 
Concord, MA 01742 
  
 
RE:  Petition for Grant of Location for 835 Old Marlboro Road, Concord, MA 
 
 
Dear Shannon:  
 
Enclosed please find Comcast’s Petition for Installation of Cable in order to provide service to 835 Old 
Marlboro Road, the new Sanborn Middle School.  I have also enclosed a draft Order. Please advise when 
the Board will be able to hear us on this matter.  
 
Thank you for your assistance.  Please do not hesitate to contact me should you have any questions, 
comments, or concerns regarding any aspect hereof. 
  
 
 
Sincerely,  
 

Catherine Maloney 
 
Catherine Maloney, Senior Manager of Government & Regulatory Affairs 
Comcast 
  



   

 
 
 
 
 
 
 
PETITION FOR INSTALLATION OF CABLE   
 
Concord, Massachusetts 
 
          12/11/2023 
 
To the Select Board of Concord, Massachusetts: 
 
Comcast of Massachusetts III, Inc. requests permission to install new strand and cable to be owned and 

used by the petitioner, along and across the following public way or ways: 

   
• Old Marlboro Road   

     
Wherefore they pray that after due notice and hearing as provided by law, they be granted permission to 

install new strand and cable as they may find necessary and in accordance with the plan filed herewith.  

 

 
 
 1. Comcast of Massachusetts III, Inc. 
 

By: _Catherine Maloney 
 
Print name:  Catherine Maloney 
 
Title: Sr. Manager of Government and Regulatory Affairs                           
                            
Telephone or e-mail contact info: (617) 279-5880 cell phone 
                                    Catherine_Maloney@comcast.com 

                                                                                                                   
 
 
 
 
 
 
  
 
 
 
 



   

 
 
 
 
ORDER FOR INSTALLATION OF CABLE 
 
In Select Board of the Town of Concord, Massachusetts 
 
Notice having been given and a public hearing held, as provided by law,  

IT IS HEREBY ORDERED: that Comcast of Massachusetts III, Inc. be and is hereby granted 

permission to install cable as it deems necessary, in the public way or ways hereinafter referred to, as 

requested in the said petition and accompanying plan. 

 
All construction under this order shall be in accordance with the following conditions: 

 
To extend the Comcast network from utility pole #70 Old Marlboro Road to utility pole #76 Old Marlboro 
Road.    This request is to provide service to the Sanborn Middle School.  All work to be done in 
accordance with the Town’s order of conditions. 
    
The following are the public ways or parts of ways along which the above referred to may be installed 

thereon under this order: 

 
• Old Marlboro Road 

 
 
I hereby certify that the foregoing order was adopted at a meeting of the Select Board of the Town of 

Concord, Massachusetts held the _________ day of __________, 2023. 

 

 
 
      ______________________________________ 
      Clerk of Select Board 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



   

We hereby certify that on__________________________ , at ________o'clock _____, at  
 
Concord, Massachusetts, a public hearing was held on the petition of Comcast of Massachusetts III, 
Inc. 
 
permission to install cables, fixtures and connections described in the order herewith recorded, and that 

we mailed at least seven days before said hearing a written notice of the time and place of said hearing to 

each of the owners of real estate (as determined by the last preceding assessment for taxation) along the 

ways or parts of ways upon which the Company is permitted to install cables, fixtures and connections 

under said order. And that thereupon said order was duly adopted. 

 
      ______________________________ 
 
      ______________________________ 
 
      ______________________________ 
 
      ______________________________ 
 
      ______________________________ 
 Select Board of the Town of Concord, Massachusetts 
 
 
 
 
 
 
 
 
CERTIFICATE 
 
I hereby certify that the foregoing is a true copy of a location order and certificate of  
 
Hearing with notice adopted by the Select Board of the Town of Concord, Massachusetts, 
 
on the ___________ day of ____________________, and recorded with the records of location 
 
orders of said Town, Book__________, Page____________.  This certified copy is made under  
 
the provisions of Chapter 166 of General Laws and additions thereto or amendments thereof. 
  
Attest: ____________________________________  
  Town Clerk     
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TOWN OF CONCORD 
SELECT BOARD 

 
PUBLIC HEARING NOTICE 

 
 

Notice is hereby given that a Public Hearing will be held at the Town House in the 
Select Board Meeting Room, 22 Monument Square, Concord, MA on Monday, March 4, 
2024 at 7:00 PM, upon the petition of Comcast of Massachusetts to install coaxial cable 
to be owned and used by the petitioner, along and across the following public ways or 
ways: 
 

- Old Marlboro Road 
 
The petition was filed with the Select Board on December 11, 2023. 
 
Questions on this matter should be directed to Catherine Maloney, Senior Manager of 
Government and Regulatory Affairs at Comcast, via phone at 617-279-5880 or via email 
at Catherine_Maloney@comcast.com.  
 
 
By Order of the Select Board 
 
 
 
Mary Hartman, Clerk 

mailto:Catherine_Maloney@comcast.com


CONCORD PUBLIC WORKS                                                         Tel:  978 - 318 - 3210 
ENGINEERING DIVISION                                                             Fax:  978 - 318 - 3245 
         
133 Keyes Road 
Concord, MA 01742 
 
DATE:  1/29/2024                                                               MEMORANDUM           

 Printed on 30% post consumer recycled paper 
 

TO: Shannon McAndrew, Senior Administrative Assistant  
 c/o Select Board 
VIA: Kerry Lafleur, Town Manager 
VIA: Alan Cathcart, Director of Public Works    
FROM: Stephen Dookran PE, Town Engineer  
PREPARED BY: Justin Richardson, PE, Assistant Town Engineer  
SUBJECT: Petition by National Grid to relay approximately 470 feet of 2-inch Coated 

Steel (1930) Gas Main with 470 feet of 2-inch Plastic Gas Main in Davis Ct 
from Bedford St to end at #47 Davis Ct. 

 
This memorandum is to provide comments to the Select Board on the petition for a Grant of 
Location filed by National Grid on Davis Court. Concord Public Works (CPW) Engineering 
Division has reviewed the attached Grant of Location petition dated March 18, 2022 and 
proposed plan dated of March 16, 2022 from National Grid for the above referenced project in 
the Davis Court public right-of-way in which National Grid requests relay of approximately 
470 feet of 2-inch Coated Steel (1930) gas main with 470 feet of 2-inch Plastic gas main in 
Davis Court from Bedford Street to the end at #47 Davis Court. It should be noted that this 
petition and several others filed almost two years ago have been delayed by a number of 
discussions between National Grid and CPW to come to agreement on conditions of approval 
and by National Grid’s reprioritizing the locations to proceed with.  CPW asks that if the 
Select Board approves the petition, the following understandings, conditions, and 
recommendations are made part of the approval: 
 

1. Grant of Location Expiration. This Grant of Location (GOL) will expire on May 30, 
2024 if National Grid does not complete all its work proposed in this petition by that 
date to allow the Town to repave Davis Court. In such an event, National Grid may 
reapply for a GOL for the subject location to perform the work after the five-year 
moratorium placed on newly paved streets under the Town’s Private Digging of Roads 
bylaw.   
 

2. Compliance with Applicable Laws. National Grid shall comply with all state laws 
and requirements with respect to the replacement and/or removal of gas mains. 
 

3. Failures due to Abandoned Gas Main and Services. Should any issue, including but 
not limited to roadway settlement or collapse, gas leakage, groundwater, or storm water 
interference, etc. arise as a result of National Grid’s abandoned mains, services, 
appurtenances or associated trenches, National Grid shall promptly respond to make all 
necessary repairs to the affected area as required by the road restoration standards set 
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forth in D.T.E. 98-22. Failure to do so may result in a revocation, delay, or denial of 
any pending or future GOLs applied for by National Grid. 
 

4. Conflicts with Abandoned Gas Mains. If any of National Grid’s abandoned mains, 
including the main to be abandoned under this petition for a GOL, present conflicts 
with future improvements to the public street infrastructure including but not limited to 
sidewalk, drainage or public utilities, National Grid will work with the Town to 
minimize the impacts of these conflicts including potentially using National Grid’s 
resources to help with the following:  (1) confirming or identifying the location of the 
mains (that may not be identified by Dig Safe), (2) confirming that the main has no 
residual gas, and (3) working with the Town to remove any obstructing facilities. 
Failure to do so may result in the revocation, delay or denial of any existing, pending or 
future GOLs applied for by National Grid. A National Grid Representative shall attend 
Town Project pre-construction meetings and other construction meetings as needed to 
provide information necessary to minimize conflicts with live and abandoned gas 
infrastructure.   
 

5. Right of Way Permit – A right of way (ROW) permit issued by CPW Engineering is 
required to perform work in the public street.  CPW Engineering reserves the right to 
add and/or adjust permit stipulations related to construction standards, work quality, 
work site maintenance, schedule adjustments, etc. when these become necessary to 
address new information and conditions related to the project or project site. All work 
shall be performed in compliance with the conditions of this memorandum and D.T.E. 
98-22.  In the event that any provision of this grant of location is inconsistent with the 
standards set forth in D.T.E. 98-22, the Town and National Grid agree that National 
Grid shall be required to comply with all standards in D.T.E. 98-22. 
 

6. Traffic Control Plan – As part of the ROW permit a traffic mitigation plan meeting 
the Manual of Uniform Control Traffic Devices (MUTCD) shall be submitted to the 
Concord Police Department Traffic Safety Officer and CPW Engineering.  It appears 
from the plan provided thus far that the work will require partial or full closure of the 
roadway and pedestrian paths.  A sketch shall be provided detailing how the anticipated 
vehicular and pedestrian movements will be managed for the duration of the job.  The 
construction hours shall be in conformance with the requirements of the ROW permit, 
and any changes to work hours and significant deviations from the traffic control plan 
shall be approved by the Town Engineer.  The roadway and sidewalk shall be secured 
at the end of each workday to ensure safe and adequate passage. The temporary 
pedestrian route shall conform to ADA Regulations. Work shall not commence until 
the review and approval of the traffic mitigation plan are completed. 
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7. Tree Protection – Contractors shall adhere to the CPW Construction and Tree 
Protection Standard Operating Procedures including the protection of public shade 
trees: “No person may plant, trim, cut, or remove a public shade tree without the prior 
permission of the Tree Warden and Engineering Division. This control includes the 
cutting of roots during construction.” The contractor shall be responsible for installing 
wooden tree guards with orange snow fencing on public shade trees located within the 
work zone. 
 

8. Construction Notifications – The applicant shall notify emergency services, the 
school district, the post office, CPW Solid Waste for trash pickup services via email 
one week prior to the start of construction.  The applicant shall also notify 
neighborhood residents and businesses two weeks prior to the start of construction.  
Additionally, the applicant is required to give prior notice to CPW Engineering 
regarding daily work in the ROW as specified in the ROW permit. 
 

9. Preconstruction Meeting - National Grid shall schedule a preconstruction meeting 
with all pertinent Town Divisions, other utility companies and stakeholders two weeks 
prior to the commencement of construction. 
 

10. Separation from Existing Utilities in Roadway - National Grid shall maintain the 
following minimum offsets from existing infrastructure with its new mains. 
 Minimum of 3’ from all other existing utilities and utility structures 
 Minimum of 1’ vertical separation to any utility crossing 

 
11. Trenching, Patching, and Pavement Restoration – National Grid must backfill the 

trench with suitable material, in 6-inch lifts, and compact with mechanical vibratory 
devices such as vibratory roller, plates, or rammer (pogo stick). Suitable backfill 
material will mean an imported product meeting the gradation specification for 
MassDOT M1.03.1 Processed Gravel for sub-base. The gravel material delivered must 
pass a three (3) inch square mesh sieve and shall not contain frozen material. 
Contractor must submit material data sheet to the Engineering Division prior to 
commencing work. No work shall commence until Engineering has completed its 
review of the material data sheet. National Grid shall have a Geotechnical Engineer 
certify that the material inside the trench and the compaction of the material meets 
Town of Concord Design and Construction Standards. The material data and the 
Geotechnical Engineer certification can be omitted if National Grid provides the Town 
with a five-year warranty of the pavement in the area of their trench. 
 
The patch shall be considered temporary until the Town completes the final repaving of 
Davis Court in the project area.  During this period any settlement or delamination of 
pavement within the patch or unacceptable deterioration of adjacent pavement caused 
by the construction shall be rectified by National Grid or its subcontractors within two 
days of notice of defect.   
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Asphalt (a minimum of 4.5-inches of binder) patching shall be placed at all trenched 
locations in preparation for the Town’s full width mill and overlay on Davis Court.  
 

12. Trench Plates – CPW understands that work can potentially be performed during the 
winter snow events but during this time no steel plates will be permitted to secure 
trenches.  If the use of steel plates becomes absolutely necessary because of a critical 
change in the work plan, CPW shall be immediately notified, and the installation of the 
plates will strictly follow the requirements to allow safe and proper snow removal.  
National Grid will be held liable for any incidents due to inadequate removal of snow 
and ice in the work area related to improperly installed trench plates and/or 
obstructions caused by their work in the work area.  The plates shall be in place for no 
more than 24 hours or the duration of a snow or ice event.  They shall be monitored to 
make sure they remain secure.   
 

13. As-Built Plans – An as-built plan of the new main and all appurtenances as well as a 
record drawing of the Abandoned Main and all its appurtenances shall be provided to 
CPW Engineering prior to the final closeout of the ROW Permit.   
 

 
 



 
PETITION OF NATIONAL GRID FOR GAS MAIN LOCATIONS 

 
 
Town of Concord / Board of Selectmen: 
 
 The Nationalgrid hereby respectfully requests your consent to the locations of mains as 
hereinafter described for the transmission and distribution of gas in and under the following public 
streets, lanes, highways and places of the Town of Concord and of the pipes, valves, governors, 
manholes and other structures, fixtures and appurtenances designed or intended to protect or operate said 
mains and accomplish the objects of said Company; and the digging up and opening the ground to lay or 
place same: 
Due to Concord road reconstruction, Nationalgrid recommends the relay of approximately: 
470 feet of 2-inch Coated Steel (1930) gas main with 470 feet of 2-inch Plastic in Davis Ct St from 
Bedford St to end at #47 Davis Ct. 
 
 
Date:  March 18, 2022 
 
       By:   ____________________ 
        Mary Mulroney 
        Permit Representative 
 
 
Town of Concord / Board of Selectmen: 
 
IT IS HEREBY ORDERED that the locations of the mains of the Nationalgrid for the transmission and 
distribution of gas in and  under the public streets, lanes, highways and places of the Town of Concord 
substantially as described in the petition date March 18, 2022 attached hereto and hereby made a part 
hereof, and of the pipes, valves, governors, manholes and other structures, fixtures and appurtenances 
designed or intended to protect or operate said mains and/or accomplish the objects of said Company, 
and the digging up and opening the ground to lay or place same, are hereby consented to and approved. 
 
 The said Nationalgrid shall comply with all applicable provisions of law and ordinances of the 
Town of Concord applicable to the enjoyment of said locations and rights. 
 
 Date this _________________ day of _______________________, 20____. 
 
I hereby certify that the foregoing order was duly adopted by the ______________________ of 
the City of _______________________, MA on the ______ day of ________________, 20____. 
 
       By: ________________________________ 
 
       ____________________________________ 
         Title 
WO # 1450322 
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Newspaper:   Concord Bridge 
 
Publication Date:  February 23, 2024 
 
Send invoice to: Mary Mulroney 
   Permit Representative for National Grid 
   Mary.Mulroney@nationalgrid.com 
   617-894-3896 
 

 
TOWN OF CONCORD 

SELECT BOARD 
 

PUBLIC HEARING NOTICE 
 

Notice is hereby given that a public hearing will be held at the Town House in the Select Board 
Hearing Room on the 2nd floor, 22 Monument Square, Concord, MA on Monday, March 4, 2024 
at 7:00 PM to hear the petition of National Grid for Gas Main Location(s): 
 

- Due to Town of Concord road reconstruction, National Grid recommends the relay of 
approximately: 470 feet of 2-inch Coated Steel (1930) gas main with 470 feet of 2-inch 
plastic in Davis Court from Bedford Street to end at #47 Davis Court. 

 
By Order of the  
Select Board 
 
/s/ Mary Hartman 
Clerk 
 
 
 
 

mailto:Mary.Mulroney@nationalgrid.com


SUMMARY OF THE STATUS OF COMCAST’S LICENSE/FRANCHISE RENEWAL PROCESS 
 

The Town is conducting a license/franchise renewal process with Comcast. The current 10-year license 
agreement expires on April 23, 2024. The process for cable license/franchise renewal is spelled out in federal 
and state law and is designed to ensure that the community's current and future cable-related needs and 
interests are satisfied in a renewal license/franchise agreement. Federal law calls for a formal process and an 
informal negotiation process to run simultaneously. Typically, renewal proceedings alternate between the 
formal and informal processes before reaching agreement on a renewal license/franchise. The Town has been 
proceeding in this manner over the past several years. The Town’s negotiating team is meeting every three 
weeks in an effort to reach an agreement through informal negotiations. In December, Comcast submitted a 
formal proposal for renewal as required by the Massachusetts Department of Telecommunications and Cable. 

The renewal process included an evaluation of Comcast’s performance under the existing license/ 
franchise and a community needs assessment to gather information regarding needs that should be addressed 
in a renewal license/franchise agreement. The Buske Group, Town and Minuteman Media staff, and members 
of the PAAC have been undertaking the compliance review and community needs assessment process for several 
years.   

During the spring and summer of 2023, several activities were undertaken to gather public input, 
including a series of three community focus group meetings, an online survey, a review of the PEG access/ 
community programming facilities and services, and a detailed inventory of PEG access equipment to determine 
the age and condition of video and media production equipment. In addition, The Buske Group worked with 
Town staff to analyze the current license/franchise agreement to determine Comcast’s level of compliance with 
its obligations and identify areas that need to be addressed in a renewal license/franchise agreement.  

The public input gathered from the community focus group meetings and the online survey indicated a 
high level of interest in having more community programming available on the PEG access channels, and the 
ability to originate from multiple locations in the Town. Programming topics of particular interest are Concord 
news and information; government/public agency meetings; community events and activities; and programming 
on aging issues, environment, health and wellness, high school sports, and music and arts. The names and 
descriptions of programs on the community/PEG access channels should be displayed on Comcast's electronic 
programming guide, in the same manner as Comcast provides for the other channels on the cable system. 

Input received strongly stated the need for PEG access channels to be delivered in high definition and at 
the same quality as the commercial channels on the cable system. Community input reflected the need for more 
and better equipment at Minuteman Media, the ability for community producers to upload their finished 
programs to Minuteman Media remotely, and a larger facility that was open more hours.   

Public input reflected a number of customer service-related concerns with Comcast. The most frequently 
mentioned included: the need to be able to more quickly and easily communicate with a Comcast customer 
service representative (not just an automated phone system); the need for a conveniently located local office; 
the desire to subscribe to a la carte services; the ability for Comcast to remotely correct technical problems; and 
the desire for lower-cost options.  

A detailed community needs assessment report has been drafted which reflects greater detail on the 
input received. The PowerPoint in your Board packet reflects a summary of the input received and the process 
undertaken to date.   

The public hearing tonight is a required part of the formal and informal renewal process required by the 
Massachusetts DTC to provide the public with another opportunity to provide input regarding terms to be 
included in the renewal license/franchise agreement. 

Information gathered from tonight’s public hearing is important to consider when evaluating Comcast’s 
formal proposal submitted in December and the ongoing negotiations under the informal renewal process. 



Community Needs  Assessment

Summary of Key Findings and 
Recommendations

Cable Franchise Renewal



 Starts 30-36 months before a current license expires
 Requires past performance review of operator and 

Community needs assessment 
 Determine renewal goals and prepare draft license 

agreement 
 Conduct a Negotiation Process – Can take more than 

a year 
 Operator must submit a Formal Proposal 4 months before 

franchise expiration
 Town may reject Formal Proposal and continue to 

negotiate if Formal Proposal is inadequate 

Review of License Renewal Process
Statutory Requirements 



 Comcast’s 10-year license expires in April 2024 

 Comcast has about 4,100 subscribers in Concord
 Recent Town data: about 6,700 dwelling units in Concord 
 61% penetration (current national average is about 45%)

 Comcast’s license gives Comcast the right to PROW in 
Concord to deliver services

 Comcast must compensate Town for the for-profit use 
of public property.

 Current License needs to be updated

Concord Cable Facts



 Comcast expiring license with Concord and the 
community includes:
 Three channels for local PEG access programming 
 PEG Access Capital Grant -- $353,440 over 10-year 

franchise 
 Fiber link for PEG access signal transport from the 

Concord Carlisle High School to Comcast headend and 
subscribers

 Complimentary cable drops, outlets, and service to 12 
municipal buildings and 7 school buildings

Concord Cable Facts



 Franchise fee -- 5% of Comcast’s gross annual 
cable revenues
 PEG Access Annual Support – 4.8% of gross cable 

revenues (a portion of the 5% franchise fees)

 All cable-related community benefits are on 
the table during the franchise renewal process

 Nothing automatically carries forward to the 
renewed franchise

Concord Cable Facts



 Needs Assessment activities to identify a broad range 
of cable-related community needs & interests included:
 Three focus group workshops (May 10-11)
 39 different participants

 Online community survey (May 10 - June 23)
 175 completed surveys

 18 different community groups, public agencies, 
educational institutions, & businesses were represented 
by participants in the focus groups and online survey

 Input from PEG Access Advisory Committee through 
regular participation in monthly meetings

 Review of License agreement and Intermunicipal 
Agreement

Needs Assessment Process 



 Needs Assessment activities also included these PEG 
access-related tasks:
 Evaluation of current PEG access equipment, facilities, 

and services 
 Completion of forms and on-site inspection
 Identify and recommend upgrades to facilities and services

 Numerous telephone calls and Zoom meetings with Town 
staff and staff of MMN

 All information gathered during the Needs Assessment 
was included in our report that documented the 
findings and made recommendations

Needs Assessment Process 



 About 54% of respondents subscribe to Comcast, and  
80% of them pay extra to get high-definition channels

 Of those who get HD channels, 54% said they rarely or
never watch channels that are not delivered in HD

 70% of subscribers said they most often use 
Comcast’s on-screen guide to find programming 
information, over five times as many as the next most 
popular method

Key Findings of Needs Assessment 
Online Survey



 Less than half (45%) of all subscribers said they were 
satisfied with Comcast overall; 39% said they were 
dissatisfied

 82% gave “Very Good” or “Good” ratings to Comcast’s 
reliability and the quality of the picture and sound

 Areas most often rated “Poor” or “Very Poor” –
 Rates charged for cable service (75%)
 Ability to quickly speak to a customer service representative 

when you call (36%)

 70% of subscribers tried to contact Comcast by phone in 
the past year;  92% of them said waited one minute or more 
or were never connected

Key Customer Service Findings of 
Needs Assessment 

Online Survey



 All respondents were asked to indicate their interest in 
several types of local programs and services.  Here are 
the ones that were of most interest:
 Concord news and information (71%)

 Community bulletin board (68%) 

 Government/public agency meetings (67%)

 Environmental programs (56%)

 Live coverage of local events (sports, concerts, etc.) 
(56%)

Key PEG Access Findings of 
Needs Assessment 

Online Survey



 Key Local Issues Facing Concord in Next 10 Years:
 Technology, Telecommunications and Media

 Digital blackout areas, high costs of media, lack of local 
content, technology-caused isolation

 Government, Public Safety, Environment
 Climate change, safety in schools and public buildings

 Communicating with each other
 Big divide on issues that is getting worse

 Cost of Living/Housing
 Housing shortages and affordability

 Age-Related Concerns 

Key Findings of Needs Assessment
Focus Group Meetings 



 What makes it difficult for community groups, 
government departments, and schools to 
communicate?
 Lack of community awareness, no central community 

information sources
 Inadequate Communications Media

 Blackout areas, connectivity problems

 PEG Access-Related Issues
 MMN facility is small and has limited hours of operations
 Difficult to make shows 

Key Findings of Needs Assessment
Focus Group Meetings 



 PEG Access Equipment, Facilities, Services, and 
Programming Needs and Interests
 Local Programming Content

 Aging issues, environment, health and wellness, high school 
sports, local news, music/arts

 PEG Access Equipment and Facilities
 More and better equipment
 MNN facility that is larger and open more hours
 Production van with MMN identification on it

Key Findings of Needs Assessment
Focus Group Meetings 



 PEG Access Equipment, Facilities, Services, and 
Programming Needs and Interests (continued)
 PEG Channels and Services

 PEG channels in HD
 Ability to upload programs remotely
 Training classes (both live and virtual)
 PEG content on EPG

 Concord Cable/Comcast Concerns
 A la carte channels option, the ability for Comcast to remotely 

correct technical problems, a local office, low-cost options, 
the ability to talk to a person at Comcast

Key Findings of Needs Assessment
Focus Group Meetings 



 Minuteman Media Network (Town of Concord, Information 
Technology Department) manages a PEG access facility at 
the Concord Carlisle High School, which is shared by 
Concord and Carlisle
 2019 change of management from CCTV to MMN

 The Town of Concord has a PEG Access Advisory 
Committee to monitor  and support the public interest in 
community PEG access channels
 One Carlisle resident is an ex-officio member (not voting) 

 An Inter-Municipal Agreement between Concord and Carlisle 
details the relationship regarding PEG access facilities and 
equipment

Review and Inspection of PEG Access 
Facilities, Equipment, and Services 



 Concord and Carlisle share three PEG access channels
 Concord franchise specifies 3 PEG access channels for 

Concord -- NOT 3 shared channels

 Production and playback equipment is HD-ready 
 Comcast does NOT provide HD channels for PEG access
 Comcast delivers the PEG access channels to Concord 

subscribers in the lower quality SD format

 PEG Access Facility/Community Media Center is located in 
Concord-Carlisle High School; other equipment is located 
at:
 Town House Select Board Room and Hearing Room
 Ripley Administration Building

Review and Inspection of PEG Access 
Facilities, Equipment, and Services 



 The Minuteman Media Network (MMN) facility in the high 
school is small (about 1,000 sq. ft.), is not open to the public 
during school hours, and is not normally open to the public 
during evenings or weekends

 MMN has four full-time and four half-time PEG access staff
 MMN was unable to function at full capacity during 2020-

2022, due to a management transition and COVID
 MMN program platforms include PEG access cable TV 

channels, live shows on the MMN website, and on-demand 
programming on MMN’s YouTube channel 

Review and Inspection of PEG Access 
Facilities, Equipment, and Services 



 All of MMN’s equipment inventory will need to be  
replaced over the term of the renewal franchise

 Special concerns and more immediate equipment 
concerns include:
■ Telvue playback equipment (8-12 years old) is in poor 

condition
■ Several video editing systems, studio cameras, studio 

lights, and video monitors are in fair or poor condition

Review and Inspection of PEG Access 
Facilities, Equipment, and Services 



 The Comcast cable system should include features 
typically found in state-of-the-art systems throughout 
the license term, and be upgraded as needed

 Comcast should provide sufficient capacity and other 
accommodations to ensure:
 Concord PEG access channel signal quality and 

functionality is equivalent to the highest quality channel 
offered on the cable system, including but not limited to 
HD (or 4K or other advanced formats) 

Primary Recommendations
Cable Plant & Headend



 Comcast should also provide sufficient capacity and 
other accommodations to ensure:
 Ability to transmit live local programming from locations 

throughout Concord

 Delivery of programming with closed captions (including 
Concord local programs) 

 Inclusion of complete Concord PEG access local 
program listings on Comcast’s on-screen electronic 
program guide

Primary Recommendations
Cable Plant & Headend



 Comcast should be strongly encouraged to offer 
less expensive programming packages
 Rates charged for cable TV service received the highest 

negative response from subscribers

 Comcast should locate an office in or near Concord

 Comcast should meet or exceed the FCC’s customer service 
standards, such as the ability to promptly talk to a customer 
service representative and have them solve the vast 
majority of problems

 Comcast should provide proof that it complies with the 
FCC’s customer service standards

Primary Recommendations
Subscriber Service & Customer Satisfaction



 Comcast should be required to:
 Maintain the current number of 3 PEG access channels 

for Concord, and make additional channels available for 
future use

 Convert all PEG access channels to HD and ensure that 
PEG access channels have functionality that is 
equivalent to broadcast channels in the future (e.g., 4K 
or other advanced formats)

 Provide adequate funding for PEG access facilities, 
equipment, and periodic replacement of equipment

Primary Recommendations
Public, Education, Government Access



 The Comcast franchise fees (used for PEG access 
support payments) should be increased from 4.8% to 
5% of gross cable TV revenues 

 All Concord PEG access channels and complete PEG 
access local program listings should appear on 
Comcast’s on-screen electronic program guide

Primary Recommendations
Public, Education, Government Access



 Proceed with negotiations consistent with public input, 
legal obligations, and findings and recommendations 

 Negotiate a renewal License to meet the 
communication needs and interests of Concord 
residents, community organizations, and businesses 
through 2034

Next Steps 
License Renewal



 
Newspaper:   Concord Bridge 
 
Publication Date:  February 23, 2024 
 
Send invoice to: Town of Concord 
   Town Manager’s Office 

PO Box 535 
Concord, MA 01742 

   Attention: Shannon McAndrew, Executive Assistant to the Select Board 
   Email: smcandrew@concordma.gov  
   Phone: 978-318-3003 
 

Town of Concord 
Public Hearing by the Select Board 
Monday, March 4, 2024 at 7:00 PM 

 
Locations: 
Town House, 2nd Floor, Select Board Room, 22 Monument Square,  
Concord, MA 01742 
 
AND 
 
Virtually via Zoom: 
https://us02web.zoom.us/j/81084118272?pwd=YnNTQWVLN3FMdWF
ZUzNtMjUraU9GUT09 
 
Meeting ID: 810 8411 8272 
Passcode: 786805 
Dial In Toll-Free: 833 928 4610 
 
On Monday, March 4, 2024 at 7:00 PM, the Select Board will hold a 
Public Hearing for public comment on community cable needs regarding 
the Comcast Franchise Contract Renewal. It is an opportunity for the 
public to comment on what is important to them in terms of a renewal of 
the cable license with Comcast and make sure the Town’s consultant 
captures these comments in the final version of the Community Cable 
Needs Assessment.  
 
If you have questions regarding hearing procedures, please contact the 
Office of the Select Board at 978-318-3001. The full meeting agenda will 
be available at www.concordma.gov.  
 
Special Accommodations: The Town of Concord endeavors to make 
public meetings accessible to all members of the community.  To request 
a meeting accommodation or modification, please contact our ADA 
Coordinator Jessica Porter at jporter@concordma.gov or at 978-318-
3028. Please make any requests for accommodation or modifications at 
least two (2) business days prior to the scheduled meeting.   

mailto:smcandrew@concordma.gov
http://www.concordma.gov/
mailto:jporter@concordma.gov
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2024 ANNUAL TOWN MEETING 

Article 
# 

Article Name Sponsor Select Board Recommendation 

1 Choose Town Officers Select Board  
2 Hear Reports Select Board  
3 Meeting Procedure Finance Committee  
4 Ratify Personnel Board 

Classification Actions 
Personnel Board  

5 Ratify Personnel Board 
Classification & 
Compensation Plan 

Personnel Board  

6 Personnel Bylaw 
Amendments 

Personnel Board  

7 Fiscal Year 2024 Budget Line 
Item Adjustments 

Chief Financial 
Officer 

 

8 Fiscal Year 2025 Town 
Budget 

Town Manager  

9 Capital Improvement & Debt 
Plan 

Town Manager  

10 OPEB Trust Fund 
Appropriation 

Chief Financial 
Officer 

 

11 OPEB Trust Fund Expense Chief Financial 
Officer 

 

12 Appropriation to the Opioid 
Prevention Programs Fund 

Chief Financial 
Officer 

 

13 Funding Public Safety during 
the Concord250 Celebrations 
in 2025 Commemorating the 
Beginning of the American 
Revolution, April 19, 1775 

Concord 2025 
Executive 
Committee 

 

14 Use of Free Cash Finance Committee  
15 Establish a Permanent Senior 

Means Tested Property Tax 
Exemption 

Board of Assessors  

16 Create Stormwater Enterprise 
Fund 

Public Works 
Commission 

 

17 Nagog Pond Improvements 
and PFAS Mitigation 

Public Works 
Commission 

 

18 Select Board to Accept 
Easements 

Public Works 
Commission 

 

19 Minuteman Regional 
Technical High School District 
Budget 

Minuteman 
Regional School 
Committee 

 

20 Concord-Carlisle Regional 
School District Budget 

Concord-Carlisle 
Regional School 
Committee 

 

21 Amenities Building at 
Concord-Carlisle High School 

Concord-Carlisle 
Regional School 
Committee 

 



ii 
 

22 Authorize New Middle School 
Naming – Name the New 
Concord Middle School Ellen 
Garrison Middle School 

DEI Commission  

23 Concord Public Schools 
Operating Budget 

Concord Public 
School Committee 

 

24 Concord Public Schools 
Capital Budget 

Concord Public 
School Committee 

 

25 Appropriation to Middle 
School Stabilization Fund 

Finance Committee  

26 Town Meeting Study 
Committee 

Town Moderator  

27 Citizen Petition: Town 
Meeting Voting Reform 

Dinos Gonatas  

28 Citizen Petition: Remote 
Participation at Annual and 
Special Town Meetings 

Scott Gillis, Mark 
Martines, David 
Allen, & David Karr 

 

29 Citizen Petition: Use of Hand-
Held Electronic Voting at 
Town Meetings 

Scott Gillis & Mark 
Martines 

 

30 Authorize Select Board to 
Petition for Changes to 
Previously Approved Home 
Rule Petition regarding a 
Check Out Bag Charge 

Agriculture 
Committee 

 

31 Update Town Goals to Meet 
the Climate Challenge 

Climate Action 
Committee 

 

32 Fossil Fuel-Free 
Demonstration: Bylaw 
Amendments for Program 
Participation 

Select Board  

33 In-Town Solar Expansion Solar 
Implementation 
Task Force 

 

34 Zoning Bylaw Amendment: 
Zoning Map & MBTA 
Communities Multi-Family 
Overlay District 

Planning Board  

35 Zoning Bylaw Amendment: 
Two-Family Dwelling Unit in 
Residence B Zoning District 

Planning Board  

36 Zoning Bylaw Amendment: 
Floodplain Conservancy 
District 

Planning Board  

37 Zoning Bylaw Amendment: 
General Housekeeping – 
Multiple Sections 
 
 

Planning Board  



iii 
 

38 Citizen Petition: Citizen 
Support for a New Cell Tower 
Located at the Landfill at 755 
Walden Street 

Alisha Boyajian  

39 Citizen Petition: Citizen 
Support for a New Cell Tower 
Located at the Public Works 
Parcel on Keyes Road 

Alisha Boyajian  

40 Community Preservation 
Appropriation 
Recommendations 

Community 
Preservation 
Committee 

 

41 Authorize a Task Force to 
Review and Update the 
Charges, Policies, and 
Protocols of the Historic 
Districts Commission and the 
Historical Commission 

DEI Commission  

42 Tourist Bylaw Amendments Select Board  
43 Amend Departmental 

Revolving Funds Bylaw 
Town Manager  

44 Authorize Expenditure of 
Revolving Funds under Mass. 
Gen. Laws 44 § 53 E1/2 

Town Manager  

45 Light Plant Expenditures and 
Payment in Lieu of Taxes 

Town Manager  

46 Solid Waste Disposal Fund 
Expenditures 

Town Manager  

47 Sewer System Expenditures Town Manager  
48 Sewer Improvement Fund 

Expenditures 
Town Manager  

49 Water System Expenditures Town Manager  
50 Authorize Expenditure from 

PEG Access & Cable-Related 
Fund 

Town Manager  

51 Beede Swim and Fitness 
Center Enterprise Fund 
Expenditures 

Town Manager  

52 Unpaid Bills Chief Financial 
Officer 

 

53 Debt Rescission Chief Financial 
Officer 
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