
 
 
 
 
 
 
 

MCI Concord Advisory Board Agenda 
With Project Consultants – Agency Landscape + Planning 

Thursday, April 3, 2025 at 12:00 PM 
Town House, 22 Monument Square 

Public Hearing Room and Hybrid via Zoom 
 

More information on the MCI Concord Advisory Board, 
MCI Concord closure, and FAQs: 

https://concordma.gov/3514/MCI-Concord-Closure 
 

Join Zoom Meeting 
https://us02web.zoom.us/j/84188567671?pwd=Wjo5nULfhe8nII8ABTbZB9VzK4Ca15.1  

 
Meeting ID: 841 8856 7671  

Passcode: 419248  
Dial In Toll-Free: 833 928 4608  

 
# Time* Agenda Item 
I. 12:00 PM Call to Order 

 
- Clerk of the Meeting 

II. 12:00 PM Approve Meeting Minutes 
 

- March 24, 2025 – Patrick McCurdy, Clerk of the Meeting 

III. 12:05 PM Hellos, Revisit Schedule and Engagement 

IV. 12:15 PM Review a Summary of the Analysis To-Date: 
 
1. Community and Culture 
2. Buildings and Structures 
3. Environment and Open Space 
4. Transportation and Access 
5. Energy and Infrastructure  
6. Economics and Feasibility 

 
V. 12:50 PM Review Emerging Themes and Introduce the Workshop on Emerging Themes 

https://us02web.zoom.us/j/84188567671?pwd=Wjo5nULfhe8nII8ABTbZB9VzK4Ca15.1


VI. 1:10 PM Reconvene and Discuss Individual Visions for the Site 

VII. 1:45 PM General Public Comment 

VIII. 1:50 PM Action Item Recap and Adjournment 

*Times are approximate and subject to change 

 
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
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Pursuant to notice duly filed with the Town Clerk, the MCI Concord Advisory Board convened 
in a meeting both in-person at the Town House, Select Board Room, 22 Monument Square and 
via Zoom at 12:00 PM on March 24, 2025. 
 
Present were: Elizabeth Akehurst-Moore, John Boynton, Erin Cusker, Dan Gainsboro, Co-Chair, 
Mark Howell, Peter Lowitt, Patrick McCurdy, Co-Chair, Linda Miller, Emily Rush, and Lee 
Smith 
 
Also present were: Megan Zammuto, Deputy Town Manager and Shannon McAndrew, 
Management Specialist 
 

Call to Order 
 

Co-Chair Gainsboro called the meeting to order at 12:00 PM. 
 
Mr. McCurdy was assigned as Clerk of the meeting. 
 

Approve Meeting Minutes 
 

Upon a motion duly made and seconded, it was UNANIMOUSLY 
voted: to approve the February 25, 2025 meeting minutes. 

 
Roll Call Vote: 

 Elizabeth Akehurst-Moore – Aye 
John Boynton – Aye  

 Erin Cusker – Aye 
 Dan Gainsboro – Aye  

Mark Howell – Aye  
 Peter Lowitt – Aye 
 Patrick McCurdy – Aye 
 Linda Miller – Aye   

Emily Rush – Aye  
Lee Smith – Not yet present 
 

Debrief DCAMM Coordination Meeting 
 
Co-Chair Gainsboro debriefed the last DCAMM Coordination Meeting on February 28, 2025, 
with discussions continuing regarding the wastewater treatment plant offer. There is an 
agreement for the Town’s wastewater consultants to get access to the site under review currently 
with Town Counsel.  
 
Paul Lillehaugen, Senior Project Manager at DCAMM, noted that in addition to the DCAMM 
Coordination Meetings moving forward, there will be a quarterly call with DCAMM, Town 
representatives, and MassDOT to discuss Route 2 rotary project updates in parallel with the 
future redevelopment of the MCI Concord site.  
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Town Staff Update – Megan Zammuto, Deputy Town Manager 

Megan Zammuto, Deputy Town Manager, provided updates on: 

- Funding 
o The Town is facing a hiccup in accessing the second Fiscal Year 2025 Earmark 

from the State in the amount of $250,000. The State Office of Economic 
Development has let the Town know that they would like the Town to spend the 
first Fiscal Year 2025 Earmark in the amount of $475,000 before being able to 
access the second earmark. This is a concern, as the Advisory Board had already 
provided budgets to the Select Board and Office of Economic Development to be 
able to use these earmarks in tandem for consulting work with Agency Landscape 
+ Planning and for consulting work with Weston and Sampson on the wastewater 
treatment plant. 

o Ms. Zammuto noted that she is working with Elizabeth Akehurst-Moore as Legal 
and Government Affairs Subcommittee Chair on outreach to the Town’s 
legislative delegation, including Representatives Cataldo and Gentile, on 
advocacy to the State on releasing the second earmark. The Advisory Board has 
also previously discussed the concept of a PAC (Previously Appropriated 
Consolidation), which may have been premature in the fall, but now that the 
timeline is extremely condensed to utilize the full funding of both earmarks, this 
may be possible and will be pursued with the legislative delegation. 

o The Advisory Board discussed work that will be outstanding in Fiscal Year 2026, 
including zoning recommendations with Agency Landscape + Planning (quoted at 
$100,000), continued work on the wastewater treatment plant, and potentially 
additional community engagement work.  

o Ms. Akehurst-Moore noted that in a conversation had with Representative 
Cataldo, it may be a little too late to push for an earmark for Fiscal Year 2026, but 
the Advisory Board concurred that in collaboration with Town staff and the 
legislative delegation that they would like to push for an earmark request of 
$250,000.  

o Ms. Akehurst-Moore, as Chair of the Legal and Government Affairs 
Subcommittee, was also tasked with revisiting the budget that the Advisory Board 
submitted to the Select Board and Office of Economic Development for potential 
revisions if the second earmark cannot be released.  

Upon a motion duly made and seconded, it was UNANIMOUSLY 
voted: to recommend that the Town request an earmark for Fiscal Year 2026 in the 
amount of $250,000 and that the Town request a PAC for funds unspent from the Fiscal 
Year 2025 earmarks to be carried forward into Fiscal Year 2026. 

 
Roll Call Vote: 

 Elizabeth Akehurst-Moore – Aye 
John Boynton – Aye  

 Erin Cusker – Aye 
 Dan Gainsboro – Aye  
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Mark Howell – Aye  
 Peter Lowitt – Aye 
 Patrick McCurdy – Aye 
 Linda Miller – Aye   

Emily Rush – Aye  
Lee Smith – Aye 
 

- Project Logistics and Timeline with Agency Landscape + Planning 
o An updated project timeline from Agency Landscape + Planning was distributed. 

Highlights were: 
 Scheduling of future Advisory Board meetings – keep the meetings on 

Mondays and extend the length of the meetings to meet Agency’s 
workshop timeframes. 

 Scheduling of future Community Outreach Subcommittee meetings – first 
Friday of each month at Noon via Zoom. 

 Scheduling of future community engagement workshops: 
• Visioning Workshops 

o Two times (not yet finalized) on Wednesday, April 28, 
2025 

• Scenarios Workshops 
o Two times (not yet finalized) on Wednesday, May 26, 2025 

o At the next Advisory Board meeting on Thursday, April 3, 2025, Agency 
Landscape + Planning team will be providing their initial findings and analyses 
from the Discover Phase of their scope of work.  

Adjournment 
 

Co-Chair Gainsboro adjourned the meeting at 1:36 PM. 
 
Meeting Materials: 
 
MCI Concord Advisory Board Meeting Packet for March 24, 2025 
 
MCI Concord Advisory Board Meeting Recording for March 24, 2025 
 
 

https://concordma.gov/DocumentCenter/View/54542/MCI-Concord-Advisory-Board-Packet---March-24-2025?bidId=
https://concordma.gov/DocumentCenter/View/54542/MCI-Concord-Advisory-Board-Packet---March-24-2025?bidId=
https://www.youtube.com/watch?v=Om5DVkhARdE&list=PL1TTzrWEKOOmvyofczl09Efj9IbVn6i93&index=1
https://www.youtube.com/watch?v=Om5DVkhARdE&list=PL1TTzrWEKOOmvyofczl09Efj9IbVn6i93&index=1


MCI Concord

April 3, 2025
Advisory Board Presentation

Agency Landscape + Planning

With:
Buro Happold, Nitsch Engineering, Merge Architects,
Designing Justice + Designing Spaces, Landwise Advisors,
U3 Advisors



Summary of analysis

Emerging themes

Workshop 

Next steps

1215pm

1250pm

110pm

145pm

Hello!12pm

Agenda
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Hello!

Project Schedule

Discover

Listen

Envision

Analyze

MARCH MAYAPRIL JUNEFEBRUARY

We are here!



Engagement Strategy

SCHEDULE MARCH APRIL MAY JUNE

ENGAGEMENT 3/3 3/10 3/24 3/31 4/7 4/14 4/12 4/28 5/5 5/12 5/19 5/26 6/2 6/9 6/16 6/23 6/30 

1 Advisory Board 
Meetings/Workshops

2 Outreach Subcommittee Meetings

3 Stakeholder Outreach 

4 Listening Sessions

5 Themed Community Conversations

6 Pop-Up Events

7 Public Workshops

8 Survey

9 Website

3/4 4/4 5/2 6/6

4/19  250th Anniversary Event

Visioning Workshop 
4/30 

Scenarios Workshop 
5/28

Survey #2  ScenariosSurvey #1  Vision

Development Website Live

Launch Interactive 
Content

Update with 
Options Overview

Archive Interactive 
Content

#1  Transportation & 
Mobility

#2 Site Legacy & 
Transformation

#3  Development 
Opportunities

2/25 4/3 5/5 6/2 6/23

We are here!



Zones of Engagement
Defining ‘zones of engagementʼ helps 
us identify who to engage with, 
develop appropriate tools for each 
zone, and uplift transparency in the 
engagement process.

ZONE 4
The general public

ZONE 3
Interested organizations, 

individuals, and neighbors

ZONE 2
Community directly 

impacted by the project

ZONE 1
Those closest to 
the project who 

have influence in 
decision-making

5

Engagement Strategy



Website
Engagement Strategy Next week! Head to www.mci-concord.org



Today’s Objectives
Hello!

- Review and refine the teamʼs preliminary 
analysis of the MCI Concord site.

- Identify what is foundational about the site 
and its surroundings versus what can and 
should be tested in scenarios.

- Understand Advisory Board goals/vision 
for the siteʼs identity to inform the 
assembly of scenarios.

The analysis is 
structured through six 
topic areas.

In each topic, we will 
begin with one 
overarching takeaway.

At the end of each topic 
we will share a list of 
what is “fixedˮ and 
foundational, and a list of 
what tensions we want 
to explore with the 
scenarios.



Buildings + 
Structures

Environment + 
Open Space

Transportation + Access

Energy + 
Infrastructure

Economics + 
Feasibility

Analysis Topics
Analysis

Community + 
Culture



Community + Culture

#6D1E1D



Community + Culture
Concord, known for its rich history and progressive roots, is 
experiencing demographic shifts and growing pressure on housing 
affordability. In response, the town is working to balance growth while 
preserving its character.
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Community + Culture



SITE

A historic community with progressive ideas
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Community + Culture

Concord, rich in history and deeply connected to social justice movements, is 
a popular New England tourist destination.

MCIConcord Site

Revolutionary War History: 
Minute Man Historical Park 9 min
Concord Museum 8 min
Battle Road Trail 11  min)
North Bridge 7 min

Literary Heritage
Orchard House 8 min
The Old Manse 8 min
Sleepy Hollow Cemetery 7 min
The Wayside 8 min
Ralph Waldo Emerson House 8 min

Other Tourist Attractions
Walden Pond Reservation 7 min
deCordova Sculpture Park 13 min

The Underground Railroad

The Concord Female 
Anti-Slavery Society 

Transcendentalism & 
Social Reform

MCIConcord Site
Revolutionary War History
Literary Heritage
Other Tourist Attractions

1M
 visitors come to 
Concord and the 

surrounding 
region each year



Meanwhile, Concord’s community is changing…
The people who live, work and go to school in Concord today are much 
different than they were in 2010.
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Community + Culture

$212,315
Median household 

income

75%
Family 

households

Compared to $126,779 in 
Middlesex County

Compared to 63% in 
Middlesex County

79%
Owner-occupie

d units

Compared to 62% in 
Middlesex County

From 2010 to 2023, the population under 18 and over 65 has 
significantly increased, while the 1834 age group has declined. 90.0

%
88.2

%
86.2

%
83.2

%
82.2

%
81.9

%

91% 42%

21%
Pop under 

18 yrs

24%
Pop 65 and 

over24%
Pop of 

1834 yrs

People of color 
population

Foreign-born 
population



Facing pressures on housing and affordability…
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Housing Burden

Concord is increasingly expensive for renters and for people who want to own 
a house, with housing stock primarily focused on single-family homes.

Community + Culture

Housing Stock

The Majority of homes that were torn down were smaller homes 
under 1,800 sqft. In addition, almost all were assessed for under 
$500,000. The homes that were built in place of the tear-downs 
are dramatically larger, and dramatically more expensive. This 
means more and more modestly sized and modestly priced 
homes are disappearing from Concord 

Value of Occupied Units

5,000
Single family 

units

1,000
Multi-family 

units



While balancing its growth…
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Concord is balancing its growth by increasing housing diversity while 
preserving tradition and leveraging arts and culture.

Community + Culture

High land prices contribute 
to increasing housing costs, 
which make Concord 
unaffordable to many 
residents, as well as those 
who want to move in

Housing Goals
● Immediate & Long-term 

Affordability
Achieve and Maintain Chapter 40B

● Healthy Aging
Expand intergenerational housing 
targeted at the 65+ demographic

● Rental and Ownership Variety
Particularly near transit stations 
and village centers

● Stabilizing Housing
Provide services for Concord's 
most vulnerable residents

● Smaller Homes
Preserve existing homes and 
construct new smaller homes

● Outreach and Education 
About the need for affordable 
housing, family units, and 
group homes

What weʼre hearing from Concordʼs Housing Production Plan…

West Concord Junction Cultural 
District Action Plan



What variables are in play?
What is foundational about the site and the 
scenarios?

● Concord and the surrounding region 
welcomes over a million visitors each 
year

● Concord has a rich cultural and literary 
history, along with a legacy of social 
justice movements

● The community is diversifying and 
facing growing pressures on housing 
and affordability
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Community + Culture

What considerations, or “togglesˮ will the 
scenarios explore?

● The siteʼs and the Townʼs future 
audiences and communities.

● The siteʼs relationship to its layered 
history.

● West Concord's arts and cultural 
resources.

● Growth and affordability goals.



Buildings + Structures

- Considering a 
community 
history/culture section 
before this one !

- History of concord 
community vs MCI 
community

- keep the slide of housing 
production plan + which 
bldgs to preserve



Buildings + Structures
West Concordʼs housing patterns have evolved with changing 
industries, with the 1878 reformatory driving growth through the use of 
incarcerated labor; today, some site structures might be considered for 
reuse, some should be demolished.
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Buildings + Structures

West Concordʼs housing patterns have evolved with changing industries, 
with the 1878 reformatory driving growth through the exploitation of 
incarcerated labor; today, its structures offer potential for housing and 
commercial reuse, with narrow floor plates suited for residential and 
deeper ones for commercial use.



Housing evolved with changing industries.
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Community + Culture

1700 1800 1900 2000

West Concordʼs housing patterns and typologies have evolved alongside its 
shift from agricultural town, to industrial village, to todayʼs built environment.

Single Family Homes
Multi Family & Co-Living
Factory & Offices
Transportation Inside Town/ Outside town

● Agricultural Town

● Early Settlement

● Emergence of Factories

● Single Family Homes 
and Workers Cottages

● Town Residents Work 
Outside

● Growth of Multi Family 
Housing

Warnerʼs 
pond

Kennedyʼs 
pond

Westvale

Warnerville

Harness 
Shop Hill

Union Station

Bruce-Freeman Rail

Concord Tpke MBTA Rail

West Concord 
Station

● Promotion of Automobile; 
formation of West Concord 

● Formation of Prison 
Village Reformatory)



Prison’s ties to development
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Establishment of the reformatory in 1878 contributed to West Concordʼs 
economic growth at the cost of incarcerated individuals. 

Buildings + Structures

1873 MA budgeted $1 
million for a new prison. 
Concord petitioned for 
the prison to bring 
employment.

1878 The opening. Many 
men worked in shops 
within the prison or the 
piggery. Some were held 
in solitary in the basement. 
The first prisoner was 
buried at the Concord 
Reformatory Cemetery.

19611963 The Concord 
Prison Experiment, run by a 
Harvard University team, 
dosed prisoners with a 
psychedelic drug to see if 
the exposure would reduce 
recidivism 

1972 State police quelled 
an uprising after 14 
escaped

2024 The 
Commonwealthʼs DOC 
announced the planned 
closure of MCIConcord

Late 19th century the 
Concord prison became a 
Reformatory where the 
incarcerated learned 
marketable skills.  The 
prison helped make West 
Concord a well-populated 
place and worker housing 
was built near the site

1882 Following a rebellion, 
75 men were “fed on bread 
and waterˮ 

1959 The State Police Riot 
Squad stopped a mass 
escape attempt 

A mixed response to prison 
closures is a legacy of mass 
incarceration. In the 1990s, 
a new prison was built  ~15 
days, with facilities 
becoming a source of jobs. 
Such aggressive expansion 
has proven unsustainable.

Mass incarceration has not 
increased safety and has 
become costly. Closures 
can ultimately be a net 
positive for everyone. 

Consider where we talk about 
the operations of the site - 
programmatic throughline

In the 1990s, a 
new prison was 
built roughly 
every 15 days 
nationally, with 
facilities 
becoming a 
source of jobs.
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Buildings + Structures

Narrow structures could be reimagined as housing, while 
commercial programs could utilize deeper plans.

Balancing memory, cost, and sustainability. 

Historic structures (MA state list)

Reuse potential

Some reuse potential

Low reuse potential

Facilities, service to remain

Building A, 
Admin.

Building B, 
Admin

Building C, Housing

Kitchen & Dining

Building E, 
Housing

Building J 
Housing / 
Programs

Building L
Intake, Laundry, 

Housing

Building F, Shops

Modular Housing

Wardenʼs, 
Admin

Building H, Gym, 
School

Administrative buildings due to their 
narrow floor plates and large windows 
may have potential for reuse as housing

General purpose buildings (shops, 
school) may have reuse potential for 
commercial programs that can utilize 
deep plans.

Cell blocks pose the greatest challenge 
to reuse, with cellular structures and 
systems, fractured floor plates and levels, 
and small windows.

All buildings due to their age will pose 
significant challenges to rehab. Primarily 
meeting contemporary energy code.

Administrative buildings due to 
their narrow floor plates and 
large windows may have 
potential for reuse as housing

General purpose buildings 
(shops, school) may have 
reuse potential for commercial 
programs that can utilize deep 
plans

Cell blocks pose the greatest 
challenge to reuse. Cellular 
structures and systems, 
fractured floor plates and levels 
for by surveillance are 
permanent features
Unlike 19th Century prisons, 
windows are small and the 
buildings lack architectural 
merit

Rather than talk about this as a case for reuse - 
acknowledge that this is one element of a 
broader conversation about the buildings 

futures
Programmatic opps, social opps, structural 

opps, tangible versus intangible

Listed as cultural 
references for the 

state…not nationally 
listed. Maurice to 

connect with SHPO 
Officer



Narrow structures could be reimagined as housing, while 
commercial programs could utilize deeper plans.
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Buildings + Structures

Balancing memory, cost, and sustainability. 

1. Building F, Shops

2. Building L, Intake

3. Building B, Admin

4. Building H, Gym & library

1 2 3

4 4
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Buildings + Structures

Different floor plates present varied reuse challenges. 

Building B, Admin. 1966
● 2 stories
● 20,800 sf

Building D, Kitchen & Dining 1960
● 1 story
● 14,900 sf

Building L, Intake, Laundry 1966
● 1 story
● 40,800 sf

Building F, Shops 1959
● 1 story
● 28,600 sf

Wardenʼs House /  Admin.
● 3 stories
● 28,960 sf

Building H, Gym, School 1974
● 2 stories
● 64,000 sf

40’

40’

65’

220’

123’

170’

55’
50’

150’

175’

380’

150’

225’

170’

85’

350’

White Row House 
● 2.5 stories
● 6,300 sf

59’

56’



What variables are in play?
What is foundational about the site and the 
scenarios?

● Historic buildings on site should be 
considered for protection. They are 
currently listed as State cultural 
resources, not nationally listed).

● Salvage of materials can positively 
impact the embodied carbon of new 
work but building reuse will be costly.
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Buildings + Structures

What considerations, or “togglesˮ will the 
scenarios explore?

● Selective reuse versus building new. 

● What programs could be housed in 
existing structures with reuse potential?

● Upfront versus life cycle costs of 
adaptive reuse.

Listed as cultural references 
for the state…not nationally 

listed. Maurice to connect with 
SHPO Officer

After bullet 1, these are all 
covered in the economics and 
feasibility section…

Wondering what toggles are 
native to this section.

What considerations, or “togglesˮ will the 
scenarios explore?

● Selective reuse versus building new. 
● What programs could be housed in 

existing structures with reuse potential?
● Upfront versus life cycle costs of 

adaptive reuse.
● Amount of housing & housing types.
● Amount and type of commercial uses.
● Amount of community focused programs.
● Affordability of proposed housing.



Environment + Open Space



Environment + Open Space
Concord has a robust network of open spaces, trails, and high quality 
recreational amenities. There are opportunities for this site to expand the 
network, enhance the quality of experiences for a variety of audiences, and 
protect vital habitats and waterways.
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Environment + Open Space



* Data Source: 2023 National Park and Recreation Association (NRPA) Agency Performance Review

Concord has identified recreation needs.
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Concord has gaps in recreation amenities and identified unmet need from 
residents that the site could help address.

Excelling

2
Playground

1
Tot lot

1
Basketball 

court

1
Recreation 

center

1.6
Nature 
center

0.5
Aquatic 
center

2
Dog park

1
Teen 

center

Identifying Gaps

2
Indoor 
ice rink

Rideout Park & 
Playground

Harvey Wheeler 
Community Center

Cousins Field

10-min walkshed from 
existing recreation 
facilities

Environment + Open Space

According to Concord Recreation Facilities Strategic 
Plan(2024), Concord is…

Meeting 
Current Needs

- Tennis Court
- Baseball Field
- Softball Field
- Multipurpose   
Field
- Swimming 
pool

- Pickleball Court
- Senior Center

- Playground
- Tot Lot
- Basketball Court
- Dog Park
- Recreation 
Center
- Nature Center
- Aquatic Center
- Teen Center
- Indoor Ice Rink



Concord has identified recreation needs.
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Concord has gaps in recreation amenities and identified unmet need from 
residents that the site could help address.

* Data Source: 2023 National Park and Recreation Association (NRPA) Agency Performance Review

Indoor Facilities

2
Playground

1
Tot lot

1
Basketball 

court

1
Recreation 

center

1.6
Nature 
center

0.5
Aquatic 
center

2
Dog park

1
Teen 

center

Outdoor Facilities

2
Indoor 
ice rink

Rideout Park & 
Playground

Harvey Wheeler 
Community Center

Cousins Field

10-min walkshed from 
existing recreation 
facilities

Environment + Open Space

According to Concord Recreation Facilities Strategic 
Plan(2024), to meet recreation needs Concord must build…



Existing natural habitats need restoration.

28

The confluence of Warnerʼs Pond and the Assabet River—a well-loved 
community resource—is experiencing declining water quality, impacting 
habitat health, wildlife, recreation, and stewardship efforts.

4
Habitat 
types

MA Article 97 Land

Priority habitats for rare 
wildlife & species

Conservation Restriction

100-feet Wetland Buffer

200-feet River Buffer
Warner’s Pond Dam

20
Fish 

species

19
Plant species 
including 4 

invasive 
species

Used to host 
winter activities 

including skating 
parties

Well-loved for 
fishing, boating 
and swimming

Now in “advanced 
state of 

eutrophication”

Future scenarios: 
- dredging 

- dam removal 
- maintenance

Environment + Open Space



Onsite trails can connect into a regional network.
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The Bruce Freeman Rail Trail is a key link in a highly active regional network, 
while the site has the potential to integrate informal trails and attract funding.

Existing Bike Trail

Planned Bike Trail

Existing Informal Trail

Easement

2,450
Trail users of 

Minuteman Bikeway 
within 12 hrs at 

Lexington @ depot

Bruce Freeman Rail Trail

Assabet River 
Bridge & Trail 

Project

Assabet-Freeman 
Connector Rail Trail

Existing Informal 
Riverfront Trails

Easement for 
Potential 

Connection

Assabet River Rail Trail

Narrow Gauge 
Rail Trail

Minuteman 
Commuter Bikeway

Bay Circuit Trail

0.5M
MassTrails Grant for 

critical network 
connections

Environment + Open Space

Reformatory 
Branch Trail



What variables are in play?
What is foundational about the site and the 
scenarios?

● The cemetery is staying in place.
● The Warnerʼs Pond and the Assabet 

River present unique opportunities for 
habitat restoration and recreation 
access.

● Regulatory guidelines around wetland 
and riverbank protection buffers.

30

Environment + Open Space

What considerations, or “togglesˮ will the 
scenarios explore?

● Level of open space and recreation 
investment.

● Impacts of Warnerʼs Pond planning 
effort.

● Relationship to surrounding 
agricultural land.

● How to commemorate the cemetery 
“Naming the Unnamed .ˮ

What brings tourists to the 
region? Recreation 
destination. 1M visitors 
annually to concord



Transportation + Access



Transportation + Access
The development of the site can leverage the substantial existing 
infrastructure and capitalize on numerous opportunities. By enhancing 
connections, minimizing traffic impacts, and promoting active 
transportation, it can build on the Town of Concord's ongoing efforts and 
align with planned mobility projects in the area.
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Transportation + Access



More connections for healthier travel. 
Development can enhance connections, minimize traffic impacts, and 
promote active transportation—walking, biking, and public transit.

33
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Transportation + Access

Possible Connections and Planned Projects

73% 94%

22%

I agree improvements are needed but i think this area has a lot 
of transportation assets that could be highlighted. Being so 
close to the train, rail trail and major road corridor are 
benefits for development. Improvements are certainly 
needed to cross route 2 for pedestrians and cyclists as 
well as the needed rotary improvement.

It might be helpful to talk about the market here and what 
could work here because of the available transportation 
networks.

The two east-west arrows include two additional crossings of 
the Assabet (in addition to the Assabet River Bridge and Trail 
currently in design). They also cross into a Conservation 
Restriction on the 300 Baker Ave parcel. These two elements 
pose a significant hurdle to these connections ever becoming 
a reality. It is hard to imagine that an additional river crossing 
would be permitted beyond the one contemplated for the 
Assabet River Bridge project. 1% 

Bike

3% 
Transit

4%

1% Bike
1% Transit
0% Walk



Site access is limited and will be further affected. 
The Assabet River, Rail Trail, and high traffic volumes and speeds along Rt 2 all 
restrict site access, which could be further impacted by the proposed rotary 
redesign.
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Proposed 
Interchange

Exist. Vehicle access
Exist. Ped access

Prop. Vehicle access 
Prop. Pedestrian/Bike
Possible Ped/Bike 
Connections

Existing Access

MassDOTs 
preferred 
alternative is 
grade separated 
Commonwealth 
Ave but is 
revisiting 
concepts. 

Opportunity to 
explore access 
improvements 
to site.

Comment: Not sure we are at a place 
with a true proposed design - seems like 
MassDOT is revisiting previous 
concepts.Response: reframing it as 
opportunity increase/control access. 

Comment: Thinking about the parcel boundaries - since we are 
really just talking about the parking lot maybe we should adjust 
this?



Rt 2 and rotary traffic is high and dangerous. 
The rotary experiences high traffic, and development can worsen both traffic 
and collision risk. Traffic reduction and enhanced safety measures are needed.
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Crash density
Rotary crash rate is nearly 5x 
higher than statewide  
average

● Total of 360 crashes with 2 
ped/bike related accidents

● Sideswipe, rear-end, and 
angle collisions are common. 

Average Daily Traffic

Source: MassDOT 20132019, Crash rates are based on District Crash Rates published 
by MassDOT on June 26, 2018

Crash density

8,582

39,406

2,579

12,171
39,493

Collisions

Cut-through streets
Volumes are nearly 
10x greater than 
would normally be 
expected 

over what time period? are there other rotaries in district 4? 
issue on the rotary may include crashes but is also congestion.

Commonwealth Ave
Reported as having higher 
crashes. 



What variables are in play?
What is foundational about the site and the 
scenarios?

● Route 2 will remain a major 
thoroughfare.

● Bruce Freeman Rail Trail provides 
bike/ped access to West Concord and 
other communities.

● Assabet River Bridge and Trail is 
underway.
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What considerations, or “togglesˮ will the 
scenarios explore?

● Route 2 Rotary redesign is still underway 
by MassDOT and will likely be 
implemented after the redevelopment of 
the MCI Concord site.

● Network of connections within Site, 
including access points. 

● Levels of sustainable forms of 
transportation building off what exists 
(e.g. Bruce Freeman Rail Trail).

Transportation + Access



Energy + InfrastructureEnergy + Infrastructure



Energy + Infrastructure
The siteʼs underground utilities, both known and unknown, create a 
complex network extending beyond the siteʼs boundaries. The site is not a 
blank slate - it holds both fixed assets and potential liabilities, and 
future development can leverage identified opportunities to support local 
and regional sustainability goals.
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Energy + Infrastructure



Complex infrastructure is largely unmapped. 
Sub-surface utility surveying and structural assessments of the tunnels will 
be essential to ensuring the viability of any development plan. 
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Energy + Infrastructure

Unknown
● Steam Tunnels

○ Extent
○ Potential for asbestos
○ Implications for aboveground 

structures

ISU steam tunnels

Precedent utility diagram



The WWTP is an asset. (Steam plant less so.)  
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Energy + Infrastructure

Access to the treatment plant should be preserved and sewer lines should 
be protected. Allocation of 310,000 GPD capacity is to be determined.  

Wastewater Treatment Plant Capacity Interests

If the WWTP capacity were split roughly 
equally, it could potentially support up to 

1,000 bedrooms on the site.



The site can support sustainability goals. 
The Town of Concord, DCAMM and the State have all articulated overlapping 
sustainability goals and prescriptive requirements for development. 
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Energy + Infrastructure

SOLAR The site has been identified as high 
potential for solar power generation. 

MATERIAL REUSE 
6,300 yd3 of 

concrete/masonry could be 
reused from the wall alone. 

 

STORMWATER
Greening up infrastructure to 
improve water quality in the 

Assabet River



What variables are in play?
What is foundational about the site and the 
scenarios?

● WWTP requires upgrades
● Meeting environmental and permitting 

regulations around stormwater and 
wastewater discharge

● Tunnels and remediation will need to 
considered. 

What considerations, or “togglesˮ will the 
scenarios explore?

● Stormwater system, ability to meet 
MS4 requirements.

● Heating and site utilities.
● Level to which site is leveraged to 

meet municipal and state 
sustainability goals in energy, 
stormwater and material re-use.

● Potential sustainability certifications.
● Allocation of WWTP capacity.
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Energy + Infrastructure



Economics + Feasibility



Economics + Feasibility
Finite resources, long-term demand, and site visibility make a clear 
argument for mixed use development. 

Scale will need to strike a balance between offsetting site preparation and 
infrastructure needs, traffic capacity, and public appetite for density.

Currently local and regional market dynamics favor residential development. 
Boston is experiencing ongoing reduced demand for office and an oversupply 
of lab. Federal policy changes are shifting landscapes for many sectors.
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Economics and Feasibility



Housing is in demand, market is not the driver.

The market is ripe 
for increased 
housing choice and 
supporting, retail & 
services.

Historically, 
inventory increases 
have been driven by 
state level policies.
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Economics + Feasibility

10% threshold met

Fell to 9.97%
subject to 40B

Projected to reach
16.12%

Below 10%
subject to 40B

Building Permits from US Census, Historic SHI from Regional Housing Services, Projection from  Concord Municipal Affordable Housing Trust 



Job growth has not kept pace with the region.
Employment is concentrated in healthcare. 

4646

Concordʼs workers may not be able 
to afford to live in Town.  

Source: OnTheMap, retrieved 3/25. North American Industry Classification System (NAICS) 

Economics + Feasibility Composite map of 
regional job hubs -



MSA Top 
Industries 
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Economics + Feasibility

Source: OnTheMap 2022 Data, 
Retrieved March 2025
Spatial locations not exact, excludes 
locations with less than 5 employees.

Professional, Scientific & 
Technical Services

Healthcare & Social Assistance

Educational

Public Administration

Retail Trade

MCI Site

Concord

Newton

Burlington
Woburn

Lexington

Waltham 

Cambridge

495

Marlborough

95

93

93

95 90

95

2

2

3

Somerville

Littleton

500 - 1,000 employees

1,000 - 2,500 employees

2,500 - 5,000 employees

> 5,000 employees

100 - 500 employees

< 100 employees



Meet local, regional and State goals, while 
limiting public spending.
Uses that generate net-positive tax 
revenues be more politically palatable.

Land use patterns impact tax base, have 
debt from recent school construction.

Average Single Family Tax Bill 
$19,585  5th highest in MA FY25
45% avg single family tax bill (since FY16
52% avg single family home values 

Town of Concord 
Outstanding Debt

Average Tax Bill Data and Outstanding Debt from MA Department of Revenue 

Economics + Feasibility



The MCI site will require density to pencil out.
Immense cost required for site prep and infrastructure means that density, 
market-driven uses and creative financing are required.
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Site Preparation
Sewer Treatment Plant Upgrades
Demo, Remediation & Materials Disposal
Steam Tunnel Removal / Remediation

Economics + Feasibility

Scenario Specific Expenses
New Street Grid & Sidewalks
Public Amenities / Landscaping
Off-Site Traffic Improvements
Renovation / Adaptive Reuse
Vertical Construction



What variables are in play?
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What is foundational about the site and the 
scenarios?

● Housing that is financially accessible 
remains in demand.

● Rezoning will be required.
● Site preparation will drive most of site 

development cost.
● Mixed-use development might capitalize 

on Concordʼs employment strengths 
Healthcare, Professional/Scientific/Tech 
Services, Education) AND cultural 
strengths (historic attractions, the arts). 

What considerations, or “togglesˮ will the 
scenarios explore?

● Public appetite for density.
● Level of new construction versus reuse.
● Level of funding that can be leveraged for 

redevelopment.
● Unified vision for target use mix.
● Attraction of an anchor that would spark 

economic activity on-site.
● Level of inclusionary or affordable units 

desired / required.

Economics + Feasibility



Summary
Fixed and Flexible



Possibly flex

● MCI buildings with 
reuse potentials

● Agricultural land
● Pond

○ Dredged
○ Dam removal
○ Maintenance

● Underground utilities
● Solar panels

Fixed and Flexible
Summary

Fixed

● Historic buildings
● Cemetery
● 200ʼ river buffer
● Existing parks and 

trails
● Existing sandpits

Flex

● Existing rotary
● Most of MCI 

existing structures
● Rest of open 

space
● Site access points
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Site Identities
Initial ideas to inform priorities for future scenarios



MCI Concord as…
Scenario Look-ahead

Mix and Match! 

Initial engagement with the community will focus on prioritizing 
different identities for the site, which will help inform scenarios. 
Weʼll try it out today to get your take!

HOUSING, ECONOMIC FEASIBILITY AND ACKNOWLEDGEMENT OF SITE HISTORY as a given through line to any identity



Healthy + Green
Where the region comes to celebrate and 
commune with natural environment of the 
Assabet River watershed 

The Future MCI Concord site as…

Potential Anchors:
Healthcare or Wellness Industry

Potential Features:
● Trails, Overlooks
● Habitat renewal and restoration
● Nature Center and education
● Eco-village

What other ideas 
should be 
considered? 



Climate Friendly
Setting new benchmarks and standards for 
carbon-neutrality and environmental resilience

The Future MCI Concord site as…

What other ideas 
should be 
considered? Potential Anchors:

Green Industry

Potential Features:
● Car-free focus on bike and ped 
● Green energy and  infrastructure
● Material re-use and carbon 

sequestration
● Live-work



Active + Artsy
The regionʼs newest destination landscape for 
cultural, recreational and sports activities and 
events 

The Future MCI Concord site as…

Potential Anchors:
Museum, YMCA-type Organizations

Potential Features:
● Arts and events facilities
● Sports and recreation facilities
● Sculpture Gardens, Historic 

Interpretation

What other ideas 
should be 
considered? 



Supportive
A campus that supports town services and 
functions

The Future MCI Concord site as…

What other ideas 
should be 
considered? 

Potential Anchors:
New Civic Center

Potential Features:
● Town maintenance yard, public 

works and utilities
● Town meeting space and offices
● Public Safety Services



Incubating
Where people come to create, collaborate 
and advance new ideas 

The Future MCI Concord site as…

Potential Anchors:
Educational / Research Institution, Industry

Potential Features:
● Creative industries (artist and maker 

spaces)
● Workforce training
● Innovations in housing types

What other ideas 
should be 
considered? 

Innovation
A strategically 
located 
economic hub 
to catalyze 
research 
collaboration 
and new ideas



ACTIVITY: Balancing Priorities
Your Turn!

ADD TO THE THEMES

Walk around the room, use stickies 
and markers to add to the site 
identities posters. 

CRAFT YOUR PRIORITIES

Use the color-coded pie chart 
pieces to make your ideal 
community identity! Share a bit 
more about it on your placemat. 

15 min, then be ready to report out
1

2



Next Steps



Engagement Strategy

SCHEDULE MARCH APRIL MAY JUNE

ENGAGEMENT 3/3 3/10 3/24 3/31 4/7 4/14 4/12 4/28 5/5 5/12 5/19 5/26 6/2 6/9 6/16 6/23 6/30 

1 Advisory Board 
Meetings/Workshops

2 Outreach Subcommittee Meetings

3 Stakeholder Outreach 

4 Listening Sessions

5 Themed Community Conversations

6 Pop-Up Events

7 Public Workshops

8 Survey

9 Website

3/4 4/4 5/2 6/6

4/19  250th Anniversary Event

Visioning Workshop 
4/30 

Scenarios Workshop 
5/28

Survey #2  ScenariosSurvey #1  Vision

Development Website Live

Launch Interactive 
Content

Update with 
Options Overview

Archive Interactive 
Content

#1  Transportation & 
Mobility

#2 Site Legacy & 
Transformation

#3  Development 
Opportunities

2/25 4/3 5/5 6/2 6/23

We are here!




