
 
          MCI Concord Advisory Board Agenda 

With Project Consultants – Agency Landscape + Planning 
Monday, June 23, 2025 at 3:15 PM 

Concord Free Public Library, Goodwin Forum and Hybrid via Zoom 
 

More information on the MCI Concord Redevelopment: 
www.mci-concord.org  

 
Join Zoom Meeting 

https://us02web.zoom.us/j/83305721479?pwd=KHjvKp6AzbMl8asiUhFPYLtBfrV1y8.1 
 

Meeting ID: 833 0572 1479  
Passcode: 612189 

Dial In Toll-Free: 888 475 4499 
 

# Agenda Item 
I.  Call to Order 

 
- Clerk of the Meeting 
- Discuss Potential Additional Meeting of Advisory Board on June 30, 2025  

 
II.  Approve Meeting Minutes  

 
- May 19, 2025 – Advisory Board at Concord Housing Roundtable 
- May 19, 2025 – Advisory Board 
- June 2, 2025 – Advisory Board  

 
III.  Share Vision Plan Outline and Layout 

 
IV.  Workshop Vision and Development Principles and Metrics 

 
V.  Review Final Scenarios 

VI.  Workshop Headlines for Each Scenario 
 

VII.  Discuss Site Constraints and Development Process 

http://www.mci-concord.org/
https://us02web.zoom.us/j/83305721479?pwd=KHjvKp6AzbMl8asiUhFPYLtBfrV1y8.1


VIII.  General Public Comment 

IX.  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 on Monday, May 19, 2025 at 12:00 PM.  
 
Present were: Elizabeth Akehurst-Moore, Scott Bates, John Boynton, Erin Cusker, Dan 
Gainsboro, Co-Chair, Mark Howell, Peter Lowitt, and Linda Miller 
 
Also present were: Megan Zammuto, Deputy Town Manager, Elizabeth Hughes, Town Planner, 
and Shannon McAndrew, Management Specialist, Town of Concord; Agency Landscape + 
Planning Consulting Team (Buro Happold, Nitsch Engineering, Merge Architects, Designing 
Justice + Designing Spaces, Landwise Advisors, U3 Advisors) 
 

Call to Order 
 

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

Approve Meeting Minutes 
 
 Upon a motion duly made and seconded, it was UNANIMOUSLY 

voted: to approve the meeting minutes of October 17, 2024, May 1, 2025, and May 5, 
2025. 

 
 Roll Call Vote: 
 Ms. Akehurst-Moore – Aye   

Mr. Bates – Aye 
Mr. Boynton 

 Ms. Cusker – Aye 
 Mr. Gainsboro – Aye 
 Mr. Howell – Aye 
 Mr. Lowitt – Aye 
 Ms. Miller – Aye  
 

Discuss Potential Community Preservation Funding for Historic Preservation  
at MCI Concord  

 
Linda Miller initiated the discussion, referencing a very well-constructed memorandum from the 
Historical Commission about the value of looking at the historical context of the site. Ms. Miller 
suggested that Community Preservation Committee (CPC) funds, with their historical 
preservation category, would be an optimal use for these properties and that engaging staff to 
submit an application would be timely to meet deadlines. 
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Elizabeth Hughes, Town Planner, recommended that one member of the Advisory Board who 
has an interest in pursuing the application can meet with Ann Clifford, who works with the 
Community Preservation Committee and the Town’s historical-related committees.  
 
Peter Lowitt volunteered to meet with Ms. Clifford on this. 
 

Town Staff Update – Megan Zammuto, Deputy Town Manager 
 
Funding Update: 

• Ms. Zammuto reported that Senator Barrett's Office did submit a new earmark request for 
Fiscal Year 2026 for $250,000 for MCI Concord. 

• Ms. Zammuto reported that the PAC treatment for the Fiscal Year 2025 earmarks is not 
in the House Budget at this time. 

• Ms. Zammuto suggested that the Legal and Government Affairs Subcommittee might 
find it timely to reach out to Concord’s legislative delegation to ask for support for the 
earmark. 
 

Wastewater Treatment Plant Update: 
• Ms. Zammuto reported that discussions regarding wastewater treatment are ongoing with 

a recent meeting involving DCAMM, Town Staff, and Town Counsel.  
 

Meeting with DCAMM: 
• Ms. Zammuto reported that a high-level discussion was had regarding zoning approaches, 

with zoning remaining a top priority for the Advisory Board concerning control of the 
site. 

• Paul Lillehaugen, Senior Project Manager for DCAMM, reported that DCAMM is 
willing to help keep momentum going for the project throughout the summer and 
discussed timing for the next formal Public Hearing by DCAMM as required by State 
legislation. 

 
Discuss Visioning and Scenarios – Agency Landscape + Planning and Team 

 
Goals for the Meeting: 

• Public Feedback: Understand desires for the site's future from neighbors, friends, and 
families. 

• Scenario Reframing: Revisit and broaden or rethink the scenarios previously shared on 
May 5th, focusing not just on developer feasibility but what is most beneficial for the 
Town whether that be financial, social, or cultural. 

• Metrics: Assemble high-level metrics to inform the selection of the final three scenarios. 
 
Community Engagement: 

• Methods: Outreach to 97 key Town stakeholders, postcards, public workshops held in 
April, with additional public workshops upcoming in May, website updates, and online 
survey. 
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• Workshop Attendance: 118 sign-ins (estimated 150+ attendees) across two April 30th 
workshops. 

o Comments: Over 248 sticky note comments, 21 online survey respondents. 
o Key Takeaways from Workshops: Many comments regarding Route 2 Rotary & 

Warner’s Pond 
o Historic Preservation: Mixed feedback on the preservation of certain aspects such 

as the warden's house and the wall. 
o Housing & Culture: 40% prioritized more attainable housing, 23% supported 

aging in place and a range of housing sizes. 
o Buildings & Structures: 30% suggested showcasing the site's history through a 

museum, a public art or some other interpretive signage, with interest in 
affordable housing and a hotel. 

o Environment & Open Space: 33% wanted natural spaces, 18% walking trails, 
17% a community center. Strong support for restoring pedestrian access to the 
Aset River and linking it to the existing rail trail. 

o Transportation Access: 25% of comments focused on the Rotary and Route 2. 
o Energy & Infrastructure: Interest in efficient reuse of the wastewater treatment 

plant and sustainable building practices. 
o Economics & Feasibility: 42% highlighted mixed-use development and adding 

amenities that enhance the Town. Overwhelming agreement to enhance West 
Concord’s business community, and to not develop “big-box” stores at the site. 

• Upcoming Engagement: Two in-person only workshops on May 28th and one online only 
workshop via Zoom on May 29th.  
 

Scenario Reframing & Discussion: 
• Developable Land: Approximately 54 acres of land are developable, excluding areas with 

regulations or future use considerations. Some buildings could be reused. 
• Development Horizon: It was stressed that full redevelopment could take potentially 20-

25 years, similar to West Concord's master plan realization.  
• Developer Model: Discussion on whether a master developer or a model of multiple 

developers for different usages might expedite things. This also depends upon zoning. 
• Scenario Metrics (Preliminary): A preliminary list of metrics to evaluate scenarios: 

o Developer Attractiveness (ROI/Feasibility) 
o Upfront Costs (Town/Public Funding) 
o Fiscal Impact to the Town (Net Revenue) 
o Community Facilities 
o Implementation Timeline 

 
Three Suggested Scenarios for Deeper Dive: 

• Civic and Institutional Campus (Mission Leaning): Concept: Creates an interpretive trail, 
potential museum in Warden's House, chapel use. Reuses three buildings for a 
community center and vocational/technical school (with an anchor partner). Junction 
Village property focuses on affordable housing. 

o Metrics: High upfront costs for town, net negative fiscal impact, high community 
facilities, long implementation. 
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o Feedback: Concerns raised about the need for a new vocational school (given 
Minuteman Vocational Technical High School in Lexington that the Town is a 
member community of) and potential negative community resonance with charter 
schools. Question about economic benefit from building reuse given low 
economic attractiveness. 

• Vibrant Center for Commerce (Revenue Focused): Concept: Innovation campus with a 
green quad. Two buildings reused. Stepping up density towards Route 2 and 
Commonwealth Ave. Multifamily neighborhood on west side, Junction Village site 
housing. Potential for institutional partnership/anchor. Walkable live-work campus. 

o Metrics: High developer attractiveness, low upfront costs for Town, significant 
positive fiscal impact, medium community facilities, medium implementation. 

• Thriving Mixed-Use Neighborhood (Housing Focused): Concept: Approaches 750 units 
density. Commercial use along a spine off Route 2. Conversation between Warden's 
House and new community center with public amenities (fields, event space). Varied 
housing densities (lower density on Commonwealth Ave, higher near wastewater 
treatment plant with parking deck buffer). 

o Metrics: High developer attractiveness, low upfront costs for town, significant 
positive fiscal impact, medium community facilities, short implementation. (Short 
implementation explained as residential demand being high, commercial slower). 

• Overall Discussion on Scenarios: Mutual Exclusivity: Scenarios are not mutually 
exclusive; they are a way to organize discussion. A hybrid approach is likely. 

• Clarity of Assumptions: Need to clarify assumptions for how scenarios would come to 
pass, especially regarding funding mechanisms and who bears the costs (developer vs. 
Town vs. State). 

• Public Understanding: The goal is to illuminate differences for the community to express 
preference in upcoming workshops, allowing for comparison and potential blending. 

 
Adjournment 

 
Co-Chair Gainsboro adjourned the meeting at 1:42 PM. 
 
 
Meeting Materials: 
 
MCI Concord Advisory Board Meeting Packet for May 19, 2025 
 
MCI Concord Advisory Board Meeting Recording for May 19, 2025 
 
 

https://concordma.gov/DocumentCenter/View/55861/MCI-Concord-Advisory-Board-Packet---May-19-2025?bidId=
https://www.youtube.com/watch?v=g1ocQCQfP3s


Town of Concord 
MCI Concord Advisory Board at the 

Concord Housing Roundtable 
Minutes 

May 19, 2025 

Page 1 
 

Pursuant to notice duly filed with the Town Clerk, the MCI Concord Advisory Board convened 
in a meeting for the Concord Housing Roundtable both in-person at 22 Monument Square on the 
2nd floor in the Public Hearing Room and via Zoom at 5:00 PM on May 19, 2025. 
 
Present were: John Boynton, Erin Cusker, Dan Gainsboro, Mark Howell, Peter Lowitt, Linda 
Miller 
 
The Concord Housing Roundtable was opened at 5:00 PM by Alyssa Sandoval, Community 
Development Director. Ms. Sandavol outlined the Roundtable goal, which is to meet on a 
quarterly basis to update the Town on the implementation of the Housing Production Plan, and 
related initiatives by the Town’s housing stakeholders. 
 
Concord Municipal Affordable Housing Trust: Subsidized Housing Inventory Presentation 
by Keith Bergman, Chair of the Trust 

- SHI is currently at 13.34% and will be at 16.15% when NOVO receives building permits 
for the 40B project 

- CMAHT is working with Massachusetts Housing Partnership (MHP) on setting housing 
goals including a goal of creating 200 affordable units up to 150% AMI. This would 
allow for a count of 10% affordable units. 

MCI Concord/Junction Village: Presentation by Rhiannon Sinclair, Agency Landscape + 
Planning and Town Consultant for the MCI Concord redevelopment project  

- Site Overview: The former prison site in Concord encompasses about 70 acres total near 
Route 2 and Commonwealth Avenue. The site includes the prison itself, MBTA Overlay 
District, Junction Village site, Prison Cemetery, agricultural spaces, and the wastewater 
treatment facility. 

- Process and Timeline: The State (Division of Capital Asset Management and 
Maintenance - DCAMM) is engaging Concord to determine the Town’s wants and needs 
at the site, while also considering goals that the State has, like affordable housing.  

o The current phase (March-end of June) focuses on site planning, collecting 
community input, and assembling 3 scenarios for what the site could be in the 
future. 
 Deliverables by end of June include reports on economic feasibility, 

impact of redevelopment, land use/zoning opportunities, and a visionary 
document. 

o Following this, DCAMM will issue an RFP for the development of the site. The 
Town aims to influence this RFP with its priorities and proposed zoning to come 
in coming years. 

o Community Outreach: Over 150 attendees participated in public workshops. A 
survey is available online at mciconcord.org. 
 Community Priorities (from workshops):  

• First: 40% prioritize attainable housing 
• Second: Support aging in place 
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• Third: Provide a range of housing sizes that support different 
household needs 

- Site Constraints and Developable Area: Restrictions include limitations on what can be 
built where, such as near the riverfront and wetlands. This leaves around 45 acres of total 
developable acres minus the wastewater treatment facility as well as that river frontage 
and wetland frontage. 

- Scenario Development: The Advisory Board is exploring a spectrum of development 
scenarios for the 45 developable acres: 

o Doing nothing: Leaving the site as is (with cost implications). 
o Market-driven approach: Focusing on housing (discussed at a May 5th 

workshop). 
o Lower intensity development: Investing in a park or more public uses, and 

completing the Junction Village project  
o Mixed-use: A mix of uses and a commercial center 
o Critical housing focus: Thinking critically about housing, and how we can make 

housing happen here 
o It was clarified that a scenario combining all uses (open space, civic, housing, 

commercial) is also a possibility 
- Decision-Making Process: The MCI Advisory Board is advisory to the Select Board. 

Their role is to gather information, as much input and essentially defining various 
scenarios so that the Advisory Board can make an informed recommendation the Select 
Board. 

Land Use Working Group and Matrix: Presentation by Mary Hartman, Select Board 
Chair 

- Land becoming available to the Town: MCI Concord, 2229 Main Street, Peabody School, 
Harrington House, the Landfill, and others. 

- Working Group: A group of 9 voting members and 2 non-voting members will work over 
the next 12 months to make recommendations to the Select Board. Committees were 
asked to nominate members. The group will conduct site visits to familiarize themselves 
with the parcels. 

- Process: The matrix will analyze "pros and cons of each match between a use and the 
available land" and "some of the domino effects," timing, and funding. 

Housing Production Plan Updates: 

- Assabet River Bluff (406 Old Marlborough Road): Julie McClure (CHDC) announced a 
recent groundbreaking. This project involves many partners, including Concord Housing 
Authority, Select Board, Municipal Affordable Housing Trust, CPC, and local 
organizations. It will create 5 affordable homes, 2 rental and 3 ownership in a condo 
association. The process of settling deeds and legal affairs has been time consuming and 
challenging.  
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- 91B Main Street Project: Julie McClure (CHDC) continued with a conceptual plan for 4 
units and 2 townhouses which would be developed for workforce housing 
homeownership units at 120% of AMI. Purchase price: MassDOT appraisal is $620,000 
(less than Town’s initial appraisal of $690,000). Funding of $500,000 from ARPA funds, 
requiring additional money for the purchase price. Options are: 

o Town purchases property from MassDOT using ARPA and potentially Affordable 
Housing Trust funds, then develops an RFP for a developer. 

o Affordable Housing Trust grants funds to CHDC, who would then purchase the 
property and issue an RFP, providing the land and potential additional subsidy. 

- Everett Gardens: Stephan Bader (CHA) reported on maintaining and improving existing 
properties. CHA received state environmental efficiency funding for air source heat pump 
air conditioning and heating for units, many 50+ years old without A/C or inefficient 
window units. This project will improve energy efficiency and quality of life upgrade for 
the tenants. 

Housing-Related Articles at Annual Town Meeting: 

- Article 45: Planned Residential Development (PRD) Bylaw: The Concord Housing 
Foundation is sponsoring an article (developed by Matt Johnson). The goal is to make 
PRDs more attractive by enabling some of the units to be at higher, but still... levels of 
income that are within the range that Mr. Bergman talks about (i.e., above 80% AMI to 
150% AMI). The current requirement for a mix of very low-income units has deterred 
developers. If passed, this would involve no public money at all. 

- Article 39: Accessory Dwelling Unit (ADU) Bylaw 
- Article 46: Citizen Petition: Zoning Bylaw Amendment: Continuing Care Retirement 

Community Overlay District: New England Deaconess Association has been meeting 
with neighbors and they expect to submit amendments to the Warrant Article itself 
addressing setbacks and height. The Select Board is in discussions with Deaconess 
regarding a Memorandum of Agreement, but details are not public. 

- Article 33: MCI Concord Planning: Requests $250,000 from Free Cash to continue 
planning efforts at MCI Concord, as the State funding expires on June 30, 2025. While 
not directly for affordable housing, it's integrated with our housing plans and the housing 
community is asked to consider supporting it. 

- Article 47: Community Preservation Appropriation Recommendations 
• Funding for the Concord Municipal Affordable Housing Trust for $740,000 and 

the funding for the Regional Housing Services Office of $43,500 

The meeting was adjourned at 6:25 PM.  
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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, Public Hearing Room, 22 Monument Square and 
via Zoom on Monday, June 2, 2025 at 12:00 PM.  
 
Present were: Elizabeth Akehurst-Moore, Scott Bates, 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, Town of Concord; Agency Landscape + Planning Consulting Team 
(Buro Happold, Nitsch Engineering, Merge Architects, Designing Justice + Designing Spaces, 
Landwise Advisors, U3 Advisors) 
 

Call to Order 
 

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

Community Engagement Update 
 
Justina presented an overview of engagement to date and key takeaways: 
 

• Outreach Efforts: 
o 95 stakeholder groups contacted. 
o Over 8,000 postcards mailed to Concord households with event information and a 

QR code for the website. 
o Over 3,000 website visits, with 700 occurring in the last week. 

• Public Workshops (Last Week):Five workshops held (four in-person, one online) with 
approximately 375 attendees. 

o 94 sign-ins, estimated 150 attendees due to group arrivals and bypasses of the 
welcome table. 

o Map Activity Takeaways: Participants, on average, included over one-third 
housing blocks, about a fourth open space, and about a fourth commercial uses in 
their self-designed sites. 

• Online Survey Responses:12 responses received as of 11:00 AM on the meeting day. 
o "Thriving mixed-use neighborhood" showed a strong preference: average rating 

3.75/5 stars (median 4/5). 
o "Mission leaning" rated 2.75/5 stars (median 2/5). 
o "Vibrant center for commerce" rated 3.08/5 stars (median 3/5). 
o More responses are expected due to updated website visibility. 
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Discussion on Engagement: 

• Driving Survey Participation: Suggestions included social media posts by Advisory 
Board members, sharing the survey link to the full stakeholder list via email, and sharing 
it at the upcoming Annual Town Meeting. 

• Survey Deadline: June 20th was proposed as a target deadline for inclusion in the June 
30th report. 

• Engagement Levels: While acknowledging that participation is ultimately voluntary, the 
current engagement (almost 400 workshop participants, over 3,300 website visits) is 
considered relatively high compared to many other communities post-COVID. 
 

Framing Feasibility: Metrics and Capacity 
 

The presentation then shifted to a deeper dive into the metrics and capacities that inform the 
feasibility of development scenarios: 
 

• Baseline Site Assumptions: 
o Development is constrained by: riverfront/wetlands protection, preservation of the 

cemetery and agricultural land (Dept. of Corrections), and continued use of the 
wastewater treatment plant. 

o This leaves 54 developable acres. 
• Site Preparation and Cost Considerations  

o Sewer Treatment Upgrades: This number was increased to the full $28 million 
from the Weston and Sampson study, as it appears necessary for the capacity 
levels being discussed, potentially even beyond. 

 Board Concern: Questions arose about the appropriateness of including 
the full $28 million in "getting to zero" costs, as some capacity could serve 
existing development and the town might bear some of this cost. The large 
impact on feasibility was noted, and a consensus emerged to potentially 
remove or adjust this cost for the developer's burden in future calculations, 
given it's a separate negotiation and potentially a town responsibility to get 
capacity online. 

o Other Costs: The list includes demolition, hazardous material remediation, and 
new infrastructure for the site. 

o Cost Allocation: Currently, all "getting to zero" and new infrastructure costs are 
assumed to be borne by the developer to prepare the site for future development. 
The "who" (developer vs. town/state) is explicitly stated as a negotiation point. 

o New Infrastructure & Amenities Costs: 
 Placeholder numbers based on rules of thumb for new road infrastructure, 

built space, open space amenities. 
 Includes $5 million for off-site traffic improvements. 
 Substantial contingencies are built in due to early estimates. 

• Land Development Model Assumptions: 
o Model focuses on "horizontal development". 
o Does not include vertical construction costs (assumed by individual builders). 
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o Timing: Several years of planning and site prep assumed before parcels are sold, 
meaning not a lot of revenue that flows off of this site in the first several years. 

o Absorption Rate: Estimated at 80 residential units/year and 50,000 sq ft 
commercial/year. 

o Time Period: 10-15 year time horizon for active development and selling. 
o Land Value: Average finished value is ~$2.8 million per acre (after infrastructure 

is in place). 
o Escalation: 3% cost and revenue escalation. 
o Shortfall: Model attempts to express the "shortfall" (how much subsidy/cost 

reduction is needed) as a single number. 
• Affordability Overlay: 

o SHI (Subsidized Housing Inventory): Concord recently dipped below the 10% 
threshold. Currently, two new 40B projects will bring SHI to ~16%. 

o Junction Village: Has an existing deed restriction requiring 100% affordable 
housing. However, the definition of "affordability" is broad, allowing for units up 
to 150% AMI (effectively market rate in some cases). 

o Feasibility vs. Affordability: Delivering more than 15% affordable units generally 
requires additional subsidies to remain feasible for market-rate developers. 

o Housing Production Goals: Keith Bergman of the Concord Municipal Affordable 
Housing Trust noted Concord's goal of a 10% accountability affordability goal 
(not just SHI), aiming for 200 more affordable units (up to 150% AMI) in the next 
5-10 years. 

o Junction Village Deed Restriction Amendment: Concord Housing Development 
Corporation, owner of the Junction Village land, supports amending the deed 
restriction to allow spreading affordable housing requirements across the entire 
MCI Concord site rather than confining them solely to Junction Village, to unlock 
development potential. 

• Fiscal Impact (Annual Revenues & Costs to Town): 
o Revenues: Based on assessed values for commercial (income/expense values, 

comparable properties) and residential (comparable properties, high assessed 
values in Concord). Accounts for local tax rates and residential exemptions. 

o Expenses (Major Buckets): Education, public safety, maintenance of new civic 
buildings/open spaces. 

o Not Included: Fee-for-service items (health inspections, utility fees). 
 Student Generation Rates: Single-family home: 0.5 students/unit 

(conservative, actual town average ~0.043). 
 Apartments: 0.2 students/unit (average of Prescott & Brookside 

complexes). 
 Age-restricted housing: Lower rates. 

o Recommendation to also consider data from Koba Crossing development in 
Sudbury. 

o Public Safety Costs: 40/60 split between residents and employees based on 
population. 

o Building Maintenance: $8/square foot for civic buildings (heating, cleaning). 
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o Open Space Maintenance: High-level estimate, acknowledging varying types of 
open space. 

• School Enrollment Capacity: 
o Concord's current projections show a decline then rebound, but are solely based 

on birth rates, not migration or housing costs. 
o Current (FY25): Just over 3,000 students. 
o Historical Trend: Declining since 2019. 
o Consider the impact of the two new 40B projects also 
o Board Concern: Importance of robust, forward-looking enrollment projections for 

community understanding and decision-making. Advisory Board may need to 
lean on the School Committee to make this happen. 

o Suggestion to consider outplaced special needs students for a more nuanced 
capacity assessment. 

• Traffic Impact: 
o Threshold: Level of Service D (beyond E/F means slow traffic). 

 Route 2 Corridor Study (MASSDOT): Weekday morning: Route 2 
westbound is LOS C, allowing additional capacity. 

 Weekday evening: Everything is red (LOS F), indicating "significant 
delay." 

o 2039 Future Growth: All red (both AM/PM). 
o Current Site Conditions: Assumed to generate minimal traffic. 
o Additional Capacity Threshold: Around 200 vehicles in morning peak hour, very 

limited in evening. 
o Rotary Improvements: Alternative concepts in the study (e.g., connecting 

east/westbound lanes) are highlighted as potential short-term improvements. 
• Trip Generation Study (High-Level): Based on ITE (Institute of Transportation 

Engineers) rates. 
o Commercial retail significantly increases traffic. 
o Morning peak generally generates less traffic than evening peak. 
o Mitigation: Future refinements will explore internal trip capture (e.g., live-work 

scenarios where residents shop on-site) and mode split (reducing vehicle trips by 
promoting walking, biking, transit). 

o Suggestion to frame scenarios against historical prison traffic levels for 
community context. 

• Infrastructure Constraints & Opportunities (Water/Sewer/Stormwater): 

o Existing Wastewater Treatment Plant:300,000 gallons/day capacity overall. 
 ~100,000 gallons/day available for MCI development, assuming the $25-

28M upgrades occur. 
 Sewer Capacity (by unit): ~110 gallons per day per bedroom. 
 Discharge to Assabet River under existing permit. 
 Other unknowns: existing sand beds, alternative treatment options 

(packaged plants, living machines). 
o Stormwater: Currently a closed drain system discharging to Assabet with little 

treatment. 
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o Focus on green infrastructure approaches. 
 

Scenario Review & Comparison 
 

The presentation then walked through three main scenarios, detailing their components and 
associated dashboards of metrics. 
 
Scenario 1: Civic & Institutional Campus 

• Key Goals: Focus on public park and playing fields, courts, trails, event spaces, cultural 
events. Includes a museum (currently proposed as the Warden's House), interpretive 
experiences, Town civic and maintenance services, and affordable housing (focused at 
Junction Village). Reuses several existing buildings (community center, vocational tech 
school/maker spaces). 

• Massing: Compact single-family housing in northwest, multi-family at Junction Village. 
Max 6 stories. Maximizes reuse of existing blue buildings. 

• Dashboard: 
o Prep Cost Deficit: ~$52 million. Requires major subsidy or significant cost 

reduction. Developer unlikely to take on risk without sufficient revenue. 
o Town Annual Fiscal Impact: Net negative. More maintenance need, less tax 

revenue. 
o Implementation Time Frame: Longer, due to private investment needed and 

commercial development challenges. 
o Community Facilities: High number of facilities/benefits. 
o Housing Density: Low (4.3 dwelling units/acre, ~300 units). 
o Mobility: "Low urgency" for Route 2 improvements, but increased use over 15 

years will eventually necessitate changes. Within existing traffic network 
capacity, especially in the morning. 

o Infrastructure (Wastewater): Within existing plant capacity (58,000-60,000 
gallons/day). 

o Parking: Less need for structured parking, initial diagrams show surface parking. 
 
Scenario 2: Vibrant Center for Commerce 

• Key Goals: Focus on commercial and light industrial space (e.g., innovation, science & 
technology, health & lifestyle, hotel). Arranged around a campus quad. Mix of ~500 
housing units (Commonwealth Ave., Junction Village). Walkable campus with trails. 
Live-work scenario. 

• Massing: Housing along Commonwealth (duplexes near Bruce Freeman Trail, lower 
density) and Junction Village (multi-family, max 6 stories). Reuse of two buildings 
within commercial campus. 

• Dashboard:  
o Prep Cost Deficit: ~$22 million. If wastewater treatment plant costs are removed, 

this scenario "looks feasible" for a developer. 
o Town Annual Fiscal Impact: Net positive. 
o Implementation Time Frame: Still a bit long (commercial development challenges 

vs. housing). 
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o Community Facilities: Significant amount of community space. 
o Housing Density: Medium (7.2 dwelling units/acre). 
o Mobility: "Immediate need" to address the rotary for increased traffic capacity 

(significant demand from housing/commercial). Current estimates use worst-case 
scenario with high trip generation rates; future refinements will include internal 
capture and mode split reductions. 

 Infrastructure (Wastewater): Slightly exceeds existing plant capacity (just 
over 110,000 gallons/day). This assumes a 60/40 split between bedrooms 
(flexible). 

• Parking: Potential for shared parking between uses. 
 
Scenario 3: Thriving Mixed-Use Neighborhood 

• Key Goals: Maximize housing (~750 residential units) and commercial (~350,000 sq ft 
commercial). Informed by LEGO studies and advisory board feedback. Commercial 
spine off Route 2, connecting to Warden's House/museum. Ground-floor commercial 
with housing above. New community center. 

• Massing: Mixed-use development along new boulevard (commercial ground floor, 
housing above). Higher density residential in core (up to 6 stories). Below-grade parking 
integration (potentially built up from existing grade to buffer from wastewater plant). 
Preserves significant open space at Assabet and agricultural land. 

• Dashboard: 
o Prep Cost Deficit: ~$10 million. "In the realm of feasibility" even with full 

wastewater and additional amenities included. If wastewater removed, positive by 
$18 million. Highly attractive to a developer. 

o Town Annual Fiscal Impact: Net positive (~$2.9 million). 
 Implementation Time Frame: Lower end of scenarios (abundance of 

housing attracts developers). 
• Community Facilities: Medium range (lots of trails, less open space in community core). 

o Housing Density: Highest (10.7 dwelling units/acre). Still room to go higher (e.g., 
15 units/acre). Acknowledges height increase. 

o Mobility: Exceeds rotary capacity. Requires immediate fixing and upgrading of 
the rotary. Worst-case scenario for traffic generation; future refinements will 
include inter-mobility and micro-mobility shifts. 

o Infrastructure (Wastewater): Exceeds capacity. Requires "supplemental options" 
(e.g., separate packaged on-site plant). Challenges with permitting large 
secondary plants. 

o Parking: Includes assumptions for below-grade parking, acknowledging high 
water table challenges but suggesting building up from grade. 

 
Scenario Summary and Next Steps 

• Comparison: A side-by-side comparison of net fiscal impact (before age restriction), 
projected students (potential to exceed capacity in Scenarios 2 & 3), and cumulative 
square footage (Scenario 1 similar to existing, Scenarios 2 & 3 significantly higher and 
mostly taxable). 
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• No Perfect Scenario: Each touches on "lightning rod issues" (housing, community 
benefit, fiscal impact, feasibility). Not an "A, B, or C" selection, but rather "a little bit of 
A, a little bit of C, a little bit of B." 

 
Draft Guiding Principles 

 
Five draft guiding principles were presented for discussion, intended to inform future work and 
specific decisions. 

1. Connect to Nature: Embrace sustainable design and adapt to a climate-resilient future. 
2. Create Meaningful Experiences: Add value to the quality of life for residents and visitors. 
3. Build Economic Strength: Amplify the community's identity. 
4. Celebrate Concord’s Uniqueness: Preserve the site as a place for future generations to 

live and thrive. 
5. Balance Community Sentiments: Achieve a net positive impact on annual town finances. 

 
Discussion on Guiding Principles: 

• Feedback: The Land Use Subcommittee and Community Outreach Subcommittee will 
review and provide feedback. 

• Clarity & Measurability: Patrick McCurdy, Co-Chair, suggested making principles 
"clean" and less multi-part to provide clearer decision-making guidance. Also, 
incorporating measurable metrics. 

• Envision Concord 2030: This long-range plan was highlighted as an important set of 
filters for consideration. 

• Survey Input: The expected high volume of survey responses will weigh heavily in 
consideration of options. 

 
Adjournment 

 
Co-Chair Gainsboro adjourned the meeting at 2:31 PM. 
 
 
Meeting Materials: 
 
MCI Concord Advisory Board Meeting Packet for June 2, 2025 
 
MCI Concord Advisory Board Meeting Recording for June 2, 2025 
 
 

https://concordma.gov/DocumentCenter/View/55862/MCI-Concord-Advisory-Board-Packet---June-2-2025?bidId=
https://concordma.gov/DocumentCenter/View/55862/MCI-Concord-Advisory-Board-Packet---June-2-2025?bidId=
https://www.youtube.com/watch?v=p6Rb7KlvEUY
https://www.youtube.com/watch?v=p6Rb7KlvEUY


MCI Concord

June 23, 2025
Advisory Board Workshop

Agency Landscape + Planning

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



Vision + Development 
Principles

Headlines Workshop
Site Constraints + 
Development Process

20 min

30 min

20 min

MCI Concord Vision Plan20 min

Agenda

Feedback Snapshot5 min



Introduction

Meeting Objectives

1. Share Vision Plan outline and layout.

2. Workshop vision and development 
principles and metrics.

3. Review comparisons for final scenarios.

4. Workshop headlines for each scenario.

5. Discuss site constraints and development 
process.



Introduction

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 

Advisory Board Meetings/Workshops

Outreach Subcommittee Meetings

Stakeholder Outreach 

Listening Sessions

Public Workshops

Survey

Website

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

Visioning Workshop 
4/30 

Scenarios Workshop 
5/28  5/29

Survey #2  ScenariosSurvey #1  Vision

Development Website Live

Launch Interactive 
Content

Update with 
Options Overview

Archive Interactive 
Content

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

We are here!

5/19



Feedback Snapshot
Online survey closing today!
Online survey response update



Feedback Snapshot

Methods of Engagement So Far 

Outreach to 

95 
Town 

stakeholder 
groups

8,700
Postcards 

mailed to Concord 
Households

5 
Public 

workshops 
with +/- 375 

attendees in-person 
and online

5,200 
website visits 

(> 4,200 unique visitors)
(+ 2 online surveys)



Feedback Snapshot

Online Survey Responses
The Scenarios Survey was open from May 30, 2025 through June 24,2025.
Among the 270 survey responses:

80% 
live in Concord

17% 
work or go to school 

in Concord

15% 
visit Concord

*respondents can select 
multiple answers



Feedback Snapshot

Online Survey Responses
The Scenarios Survey was open from May 30, 2025 through June 24,2025.
Among the 270 survey responses:

MISSION LEANING

A Civic and 
Institutional Campus

Average

2.6/5 stars
Median: 2/5 stars
Mode: 1/5 stars

REVENUE FOCUSED

A Vibrant Center for 
Commerce

Average

3.0/5 stars
Median: 3/5 stars
Mode: 3/5 stars

A Thriving Mixed-Use 
Neighborhood

FEASIBILITY DRIVEN

Average

3.4/5 stars
Median: 4/5 stars
Mode: 5/5 stars



Civic and Institutional Campus 
Online Survey Responses

Avg: 2.6



Civic and Institutional Campus 
What works? What could be improved?

Online Survey Responses

Open space and 
community facilities 

I love the emphasis on housing and civic 
spaces. I like that the housing is mostly 

buffered from Rt 2 by the civic buildings. I 
like that the everything on the scheme 

would enhance West Concord businesses 
rather than compete with them.

While this is a dreamy scenario, 
clearly the town needs to make more 
revenue than this scenario provides.

Spending state taxpayers' money on a 
dilapidated facility to be reused for 
anything other than what the people of 
Concord suggest is wasteful and 
unnecessary.

Spending state taxpayers' money 
on a dilapidated facility to be 
reused for anything other than what 
the people of Concord suggest is 
wasteful and unnecessary. It's in 
the town of Concord, let the 
residents have a vote on what 
should be done with the site and 
not what the Senators or Governor 
think is "best" for the site, town and 
the state.

Additional vo-tec 
training could be 
used to train a 
local workforce

The focus is NOT solely 
on more housing.

Financial burdenMore revenue 
generating uses



Civic Campus 
Online Survey Responses

Inspiring Images Responses



Vibrant Center for Commerce
Online Survey Responses

Avg: 3.0



Vibrant Center for Commerce
What works? What could be improved?

Online Survey Responses

I like the use of commercial both stores and 
science/tech innovation. Multi family and 

affordable housing is great.

Linkage to West Concord Village, 
how does this scenario relate and 

complement what is already there?

The innovation campus seems closed 
off. Also, why arenʼt we building up? 
Shops on the bottom, apartments 
above? 

Spending state taxpayers' money 
on a dilapidated facility to be 
reused for anything other than what 
the people of Concord suggest is 
wasteful and unnecessary. It's in 
the town of Concord, let the 
residents have a vote on what 
should be done with the site and 
not what the Senators or Governor 
think is "best" for the site, town and 
the state.

Generates tax revenue and 
contains community 
facilities that myself and 
family would use 

More housing and activities 
available close to housing; 

innovation center near mass transit

This scenario could be improved if there 
were more tax benefits to existing 
residents while also allowing for more 
low-income housing options. 



Center for Commerce
Online Survey Responses

Inspiring Images Responses



Thriving Mixed-Use Neighborhood
Online Survey Responses

Avg: 3.4



Thriving Mixed-Use Neighborhood
What works? What could be improved?

Online Survey Responses

Positive fiscal impact 
on the town 

Net revenue positive. Good balance among 
uses. Quicker implementation than other 

scenarios. Commercial placed along Rte 2

Building footprints are too large - 
residential should focus on creating a 

"Concord neighborhood" feel with single 
family, duplex, some townhouses. Restore 
the street grid. Create interesting, non big 

box retail.

Spending state taxpayers' money 
on a dilapidated facility to be 
reused for anything other than what 
the people of Concord suggest is 
wasteful and unnecessary. It's in 
the town of Concord, let the 
residents have a vote on what 
should be done with the site and 
not what the Senators or Governor 
think is "best" for the site, town and 
the state.

Dense housing with a 
community center could create 

sense of community

Reduce housing 
by 50%.

Too much housing, and I wonder whether 
your "significantly net-positive" 
economic score anticipates the need for 
a new school or expansion of existing 
schools (does it?. 



Mixed-Use Neighborhood
Online Survey Responses

Inspiring Images Responses



Three Emerging Priorities 
Feedback Snapshot

HOUSING

Providing attainable housing 
in Concord is critical for both 

the town and the region

COMMUNITY BENEFIT

Community uses that serve the 
town (recreation, civic and 

cultural spaces, maintenance 
and services) should drive the 

site programming

FISCAL IMPACT

Future development should 
have a net positive impact on 
annual town finances - with 

more tax revenue and minimal 
additional expenses



MCI Concord Vision Plan
Document Overview of Outline and Layout



Vision Plan Structure
Final Deliverables

Acknowledgements + Table of Contents
  

Introduction
Project context, summary of project process and 
outcomes
  

Site Understanding
Summary of the existing conditions analysis of the site
  

Site Framework and Scenarios
Development opportunities and constraints
  

Conclusion and Next Steps



Context
Document Layout 

Start of a new 
section within a 
chapter indicated 
by maroon bar

Section 
heading

Chapter title 
on right-hand 
sidebar

Large graphics 
that help tell 
the story



Timeline
Document Layout 

Simplified timeline 
with key points in 
history for both MCI 
Concord and the 
surrounding area

Historic 
images with 
descriptions

Quotes from 
notable figures 
and time points



Existing Conditions – Community + Culture
Document Layout 

3 key takeaways for 
each topic with 
explanatory 
paragraphs

Supporting graphics 
and data points that 
add to the text 

1 or 2 spreads 
for each existing 
conditions topic



Site Framework
Document Layout 

Clear mapping and explanation 
of the site's development areas

Breaks down factors that 
affect development

Additional pages deep dive 
into the assumptions and 
key takeaways of costs, 
infrastructure, and mobility



Scenarios: Thriving, Mixed-Use 
Neighborhood

Document Layout 

Community 
Feedback on the 
scenario

Clear land use map with 
diverse programs

Introduction for 
each scenario

Site metric snapshot



Scenarios: Thriving, Mixed-Use 
Neighborhood

Document Layout 

Full-bleed aspirational graphic 
illustrating the scenario vision

Site perspective highlights the 
character and experience



Vision + Development 
Principles



Development Principles
Connect 7 critical planning goals to 
draft vision statement and series of 
principles, connect to engagement 
feedback

- Create a community 
destination

- Sustainability focus
- Lean into what makes 

concord so special
-

7 critical planning goals:
● Livable Built Environment
● Housing
● Sustainability, Climate 

Resilience and Environment
● Fiscal Impact Scenarios 
● Historic Preservation
● Transportation, Mobility, 

Accessibility and connectivity
● Community Cohesion and 

Interaction

Update
Rhi/Kate based 

on 
conversation 
with Land Use 

Committee

A Green Habitat 
along the Assabet 

A Uniquely Concord 
Destination

A Place to Live and 
Thrive

A Boon to Bostonʼs 
Metro-West

A Positive Contributor 
to Concord

Connect to nature, embrace sustainable design, and 
adapt to a climate resilient future.

Honor what makes Concord unique, creating meaningful, 
lasting experiences that add value to the quality of life for 
residents and visitors.

Build local and regional economic strength and amplify 
the communityʼs identity.

Preserve and enhance the site as a livable, walkable 
neighborhood for future generations to thrive.

Balance community sentiments with the need to have a net 
positive impact on annual town finances, livability and traffic. 

The former MCI Concord 
site will be…



Headlines Workshop
In the most successful outcome of each scenario, write 
the 2030 Concord Bridge front page headline celebrating 
the redevelopment of MCI Concord.



Scenario 1: A Civic and Institutional Campus
2030 Concord Bridge Headline

“MCI Concord Redevelopment 
Offers Recreation and New 
Town Center in Concord”

“Concord's History 
Takes Shape”

“A Plan that Draws on 
Concord's Past and 
Embraces Nature”

“Concord Creates 
Campus for Future”

“Housing, History and Open 
Space on the MCI Site”

“New Civic Center to be 
Funded by Redeveloping 

Keyes Road”



Scenario 2: A Vibrant Center for Commerce
2030 Concord Bridge Headline

“MCI Concord New Corporate 
Center at Route 2 Rotary: Work, 

Live, Play in Concord”
“A New Place to Live 

and Thrive in Concord”

“MCI Campus Takes Off”

“New Commercial and 
Housing Opportunities 

at MCI”
“MCI Will Be A Walkable 

Live-Work Campus”

“Housing and Economic 
Vitality to Replace Former 

Prison”



Scenario 3: A Thriving Mixed-Use Neighborhood
2030 Concord Bridge Headline

“Concord's Cinderella Plan: 
Prison Transformed Into 

Mixed-Use Housing”
“A New Neighborhood 
Links Warner's Pond to 

the Assabet River”

“If You Lived Here, You'd 
be Thriving Now”

“MCI Redevelopment 
Addresses Commonwealth's 

Housing Needs While 
Benefiting Concord's Tax Base” “Another Concord First: A 

Model for Future 
Development Today”

“New Neighborhood Housing 
Options to be Developed at 

MCI Concord”



Next Steps
Finalizing the Vision Plan!


