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October 23, 2020 
 
Jody Kablack, RHSO Specialist 
Regional Housing Services Office 
37 Knox Trail 
Acton, MA  01720   
(via: electronic transmission) 
 
Re: Christopher Heights Assisted Living Facility Project Concord, MA  
 
Dear Ms. Kablack: 
 
The National Park Service (NPS) has reviewed the proposed Christopher Heights Assisted 
Living Facility Project (Project) for consistency with the Wild and Scenic Rivers Act. The US 
Department of Housing and Urban Development is providing funding for the construction of the 
Project which involves the construction of an 83-unit affordable assisted living facility with 
associated driveway, parking, drainage, grading, and utilities adjacent to the Assabet River in 
West Concord. 
 
Twenty-nine miles of the Sudbury, Assabet, and Concord Rivers were designated into the 
National Wild and Scenic River System under Public Law 106-20 on April 9, 1999. The rivers 
were designated for their free-flowing condition, water quality and their outstandingly 
remarkable values (ORVs) including ecology, recreation, scenery, history and culture, and 
literature. These ORVs are described in detail in the Sudbury, Assabet, and Concord Wild and 
Scenic River Study Report (1996) and the Sudbury, Assabet and Concord Wild and Scenic River 
Conservation Plan (2019). 
 
NPS has determined that the proposed Project would not have direct and adverse effects on the 
free-flowing condition, water quality, and outstandingly remarkable values for which the 
Sudbury, Assabet, and Concord Rivers were designated as components of the National Wild and 
Scenic Rivers System. There will be no in-stream work on the Assabet River or its adjacent 
tributary Nashoba Brook, therefore the project will not require an NPS review under Section 7 of 
the Wild and Scenic Rivers Act. The 6.68-acre area along the Assabet River and Nashoba Brook 
will be put into a permanent Conservation Restriction, providing an adequate riparian buffer to 
protect the wildlife, scenery, wetlands, and floodplain associated with the Assabet River.  
 
Please notify the NPS of any proposed substantive changes to the Project, such as the plan set, 
special provisions, or construction methods, so that we can review such changes. 
 

NATIONAL PARK SERVICE 
Interior Region 1 

North Atlantic-Appalachian 
 15 State Street, Boston, MA 02109 

(Field Office: 54 Portsmouth Street, Concord, NH 03301) 
 

 

 
United States Department of the Interior 

IN REPLY REFER TO: 
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Thank you for the opportunity to review this project for consistency with the Wild and Scenic 
designation of the Sudbury, Assabet, and Concord Rivers. Please feel free to contact me if there 
are any questions regarding these comments, emma_lord@nps.gov.   
 
Sincerely, 
 

 
  
Emma Lord, Natural Resource Specialist 
Partnership Wild and Scenic Rivers 
 
 
Copy:  Jamie Fosburgh, Branch Chief, Partnership Wild and Scenic Rivers  
 Anne Slugg, Chair, SuAsCo River Stewardship Council 
 
 
 

 
 
 
 
 

mailto:emma_lord@nps.gov
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Executive Summary 
 

Overview  
The purpose of this study is to forecast supply and demand for the development of Christopher 
Heights of Concord, an 83-unit mixed income assisted living facility to be built at 6X Winthrop 
Street in West Concord, Massachusetts (the “Subject Property”).  It is understood that this study 
will be used in The Grantham Group’s application for financing to the Commonwealth of 
Massachusetts Department of Housing and Community Development and other funding 
agencies.  This study follows the guidelines of the National Council of Affordable Housing 
Market Analysts (NCAHMA). 

 

Project Summary 
The Subject Property is located at the end of 6X Winthrop Street on a vacant 6-acre parcel of 
land in West Concord. The development will consist of one three-story building shown on the 
site plan prepared by Fuss & O’Neill and dated November 16, 2016, attached as Exhibit 1.  Floor 
plans of the property are also attached as Exhibit 1. There will be seventy-one (71) studio/alcove 
apartments averaging 330 square feet and twelve (12) one-bedroom apartments averaging 525 
square feet. All units will be age restricted to persons age 62 and older. The development will 
have 40 units priced at market, 17 units (20%) will be income restricted to extremely low-income 
residents earning less than 30% of the area median income (“AMI”), and 26 units will be income 
restricted to residents earning less than 60% of AMI.  The 40 “market” units are income 
restricted to persons earning at or below 150% of AMI.   
 
We have provided a chart below showing the general information for each unit type.  Please 
note that the monthly fee figures include rent and service costs including personal care services 
up to 1.5 hours daily, 3 meals a day, weekly flat linen and housing keeping, scheduled 
transportation, and social activities.  Christopher Heights does not charge an additional fee in 
the event that residents require extra personal care after the first 1.5 hours. Self-Administered 
Medication Management (“SAMM”) is also included in the monthly fee for residents in the 
affordable units and is offered for an additional $250/month for the market rate residents. The 
Subject Property will not offer Limited Medication Administration (“LMA”).  All utilities are 
included in the base monthly fee, but tenants have to pay for their own telephone and cable, 
which Christopher Heights offers at a discounted rate of $50/month. Christopher Heights 
charges a $4,000 assessment and service plan implementation fee at move in for market rate 
residents only. Christopher Heights also charges a second occupant fee of $2,000/month. 
Additionally, Christopher Heights charges $7.50 per guest for guest meals.  
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Table 1 
Proposed Monthly Fees and Unit Sizes 

Income Limit # Bedrooms # of Units Unit Size Monthly 
Fee 

30% of AMI Studio 14 330 $2,325 
30% of AMI One 3 525 $2,325  
60% of AMI Studio 23 330 $3,255  
60% of AMI One 3 525 $3,315 

150% Market Studio 34 330 $4,400  
150% Market One 6 525 $5,000  

Total   83     

 
The building will have 55,000 square feet of residential living space and common area and 40 on-site surface 
parking spaces. The building will be three stories with a basement that includes mechanical space and a 
commercial kitchen and two elevators. The first floor will offer a pub, multi-purpose room, lobby, living room, 
beauty parlor/barber shop, reception area, executive and administrative offices, a conference room and 
residences.  The second and third floors will have residences, a country kitchen, nurses’ stations, multi-
purpose room, office, laundry room, whirlpool tub room and storage.   Approximately 45% of the space will be 
dedicated to the common areas described above. 
 
The design will be built to the Stretch Energy Code and is targeting LEED certification that will dictate the use 
of sustainable materials and practices during construction. The design will include energy efficient building 
envelope and systems. All of the residential units are designed for assisted living for elderly and will be 
handicapped accessible. Five units will be fully ADA handicapped compliant. The units will have quality 
finishes and contain a galley kitchen with a microwave oven, kitchen sink, and refrigerators as well as 
individual bathrooms with the latest life-safety and emergency call systems. Units will be fully wired for 
telephone and cable.  Floors will be carpeted. Additionally, the building will be pet-friendly, allowing small 
dogs and cats at no additional charge to residents.  
 

Construction Schedule 
If project funds are awarded in the Winter 2020 funding round, construction is expected to start in Fall 2020.  
First occupancy is expected in Fall 2021. 
 

Methodology 
The information in this study was compiled after reviewing demographic information, speaking with the 
present competition in the market, speaking to local officials, and reviewing project documentation.  This 
report is reflective of the data, market conditions and conclusions considered at this point in time.  The 
information furnished by others is believed to be reliable.  However, no warranty is given for its accuracy.    
 
For the purposes of this study, we defined the Study Area to be based on an area which is a 15-minute drive 
time from the Subject Property, which is outlined in red and shown on the map on the following page.  We 
chose this drive time as most adult children will pick a facility for their parents that is between a 10 and 20-
minute drive time from their home. Given the relatively low cost of the Subject Property and high quality, it is 
possible that persons will come from farther away. 
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We analyzed demographic data for the Study Area, which was obtained from the decennial census, the 
American Community Survey, and ESRI demographic projections, among other sources. Additionally, we 
examined employment data from the Massachusetts Executive Office for Labor and Workforce Development 
for Concord, Middlesex County, and the Commonwealth of Massachusetts.  
 

Map 1 – ESRI Map of the Study Area

 
 
For our competitive analysis, we examined three assisted living facilities in the Study Area. 
Together, these developments are referred to as the “Competitive Facilities” and are listed in the 
chart below. For each facility, we looked at such factors as location, facility age, base pricing, 
community fees, a la carte pricing as well as occupancy, facility amenities, feeders to the facility 
and turnover rates.  
 

Table 2: Competitive Facilities 
Facility Community 
Benchmark at Robbins Brook Acton 
The Commons in Lincoln Lincoln 
Concord Park Concord 

 
We used Ribbon Demographics HISTA data reports to determine demand for the Study Area.  
 
The the work for this study was performed December 2017-January 2020. 
 
We have provided a summary of the sources utilized in this study at the end in a section titled 
“Other Matters.” 
 

Definitions
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Assisted Living Facilities  
Since 1995 assisted living residences in Massachusetts have been regulated by Massachusetts 
General Laws Chapter 19D.  Each facility is certified by the Executive Office of Elder Affairs 
prior to opening and recertified every other year.  Assisted living is a special combination of 
housing, personalized supportive services and care designed to respond to the individual needs 
of those requiring help in activities of daily living, but not requiring the skilled medical care 
provided in a hospital or skilled nursing facility. Residences combine apartment-like living with 
a variety of supportive services, including three meals a day in a common dining room, 
housekeeping services, transportation, 24-hour security, on-site staff to respond to emergencies, 
emergency call systems, medication management, personal laundry services, social and 
recreational programs and assistance with ADLs such as eating, bathing, dressing, toileting and 
mobilizing, and instrumental activities of daily living (IADLs) such as shopping and laundry. 
 
Assisted living residences monitor the well-being of their residents and can help coordinate 
health services by licensed outside agencies or providers, however, they do not provide skilled 
nursing services directly.  The physical layout of assisted living residences includes studio, one- 
and two-bedroom apartments units with entry doors, private bathrooms and kitchenettes. As 
much as fifty percent of the facility is used for common areas including lobby/reception area, 
administrative offices, food service, dining room, activity areas, beauty salons/barbershops, 
cafes/bakeries, resident laundry, central laundry, storage spaces, maintenance area, 
loading/trash area, mechanical rooms, employee lounge and lockers, areas for linens and 
cleaning supplies and ancillary uses.  Units are typically furnished with residents’ belongings 
and furniture.   
 
Residents entering an assisted living residence sign an annual residency contract, which is 
similar to a lease and agree to pay a monthly fee or rent that includes the cost of housing, meals 
and services and other amenities.  Assisted living is considered to be need driven.  Based on our 
experience, the typical customer for an assisted living facility is a one-person household that has 
experienced some type of crisis, either an illness or the loss of a spouse. They are no longer able 
to live totally independently and may need help with cooking, cleaning and/or bathing or 
toileting.  The average assisted living customer is in their early to mid-80’s, female and lives in 
an assisted living facility in Massachusetts an average of 2.1 years (Executive Office of Elder 
Affairs 2016).  
 
Affordable Assisted Living 
The following are rental sources that can be used to assist low income residents in affording 
assisted living:  
 
PACE:  Seniors with an annual income up to approximately 40% of AMI or $24,000 a year are 
eligible for PACE.   
 
GAFC:  GAFC is a Massachusetts program that reimburses a provider for providing personal 
care services, 24-hour access to assistance, nursing, and social work oversight to Medicaid-
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eligible individuals.   The Department of Public Welfare, Division of Medical Assistance, in 
response to two major trends, created this program in 1991.  The first was a change in nursing 
home admissions clinical criteria.  The second was an emerging need for Medicaid to fund 
assistance with activities of daily living for frail individuals in the community who no longer 
qualified for nursing home placement.  The program was modeled after the Adult Foster Care 
program in which an individual with at least one medical diagnosis and a need for assistance 
with daily personal care would move into the home of a care giving family.  The GAFC 
program allows individuals requiring such care to continue to age in a place by offering services 
in a managed housing environment, while maintaining their independence, dignity and 
autonomy.  GAFC services have evolved into Medicaid’s assisted living services package.   
Providers of GAFC include certified home health agencies, licensed hospitals, home care 
corporations, assisted living facilities, community agencies, and housing organizations that are 
able to meet the program requirements.  The reimbursement methodology includes two 
components.  There is a daily rate per participant for personal care, and a monthly program 
administration rate per participant.  The average rate is comprised of the caregiver rate and the 
administrative rate.  Residents who are clinically eligible for GAFC may also be eligible for SSI-
G.  The base SSI payment, the supplement added by Section G plus the GAFC rate total 
approximately $2,300 a month.   It is important to note that in order to qualify for GAFC an 
individuals’ income needs to be at poverty level, approximately $14,340 a year, and have assets 
of $2,000 or less.  This typically leaves residents with only $75 a month in spending money.   
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Conclusions 
 

Site and Community 
The Subject Property is located in the Town of Concord, an affluent community of 18,666 
residents 20 miles west of downtown Boston. The Subject Property is located in West Concord 
in a neighborhood that has both residential and office/industrial uses. Currently, the Subject 
Property is an open field with trees. It is bounded by the new Bruce Freeman Rail Trail to the 
east, which connects pedestrians and bicyclists to the West Concord Commuter Rail Station 
nearby. The Subject Property is located at the end of Winthrop Street off Commonwealth 
Avenue and Route 2/Concord Turnpike. Commonwealth Avenue connects to Route 62/Main 
Street, along which many of West Concord’s retail and commercial amenities are located. The 
Subject Property is a short drive from Emerson Hospital, The Harvard Vanguard Concord, 
Massachusetts General Hospital Radiology and Oncology, and a number of medical offices. It is 
also a short walk or drive to the West Concord MBTA station, which is on the Fitchburg 
Commuter Rail Line.  Therefore, the Subject Property is a short drive to life’s everyday 
amenities including retail, restaurants, banks, pharmacies, and a grocery store.  
 

Demographics  
The Study Area is characterized by persons with high education attainment, low 
unemployment, and high median income and net worth. The Study Area has a large and 
growing older population. In particular, the 75+ population is projected to grow by 41%, or 
1,871 persons, between 2010 and 2022. Over this same time period, the 85+ population is 
projected to grow by 29%, or 433 households. In addition, the 45-64 year old population, the 
adult children of the senior population, comprises 35% of the overall population or 3,200 
persons.  These adult children are most often the decision makers with regard to choosing an 
assisted living facility for their parents.  In the long term between 2010 and 2035, the 65 plus 
population in Concord is projected to grow by over 2,700 persons or 101%.   
 
Median incomes in the Study Area and Massachusetts decline dramatically with age in both 
2017 and 2022, as would be expected as individuals hit retirement age. In particular, 42% of 
households 75+ will earn $50,000 or less, the target market for the Subject Property. 
Simultaneously 60% of all households 75 years and older had a net worth in excess of $250,000. 
In addition, there are 654 individuals over 75 in the Study Area with an ambulatory, 
independent living, or hearing difficulty, who may be candidates for assisted living. Together, 
these demographics suggest that the Study Area has a population in need of assisted living and 
the means to pay for it. 
 

Supply 
The Concord Housing Authority (“CHA”) manages 80 units of state subsidized elderly and 
disabled housing. All 80 units are occupied with wait times ranging from two years to ten years, 
depending on community of residence. There is a waitlist of 289 households for an elderly or 
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disabled unit. The CHA also administers 85 Section 8 mobile rental vouchers. The CHA utilizes 
the Section 8 mobile voucher centralized waiting list managed by Massachusetts National 
Organization of Housing and Redevelopment Officials (“MassNAHRO”). As of January 6, 2020, 
there were approximately 215,853 households on this centralized waiting list. As of December 
20, 2018, an estimated 187 households had a local Concord preference. We did not identify any 
private subsidized rental senior housing in the Study Area.  
 
The Study Area appears under-supplied for affordable assisted living, with only 166 units of 
traditional assisted living at three Competitive Facilities in the Study Area (the “Competitive 
Facilities”). Of the 166 units of traditional assisted living, 143 are priced at market rate and 23 
are affordable. Of the 23 affordable units, six are either GAFC or have some other form of rental 
subsidy as defined by HUD, and 17 are self-pay at 60% of AMI. Unlike the Subject Property, 
which only offers traditional assisted living, all three Competitive Facilities offer a continuum of 
care including independent living, traditional assisted living, and memory care assisted living 
options. Additionally, The Commons in Lincoln has skilled nursing beds on site.  
 
The Competitive Facilities have a 100% occupancy rate for traditional assisted living units. 
Benchmark at Robbins Brook reported a short waitlist of 3 to 4 households for one -bedroom 
traditional assisted living units. None of the Competitive Facilities were offering incentives or 
concessions. The occupancy rates for traditional assisted living are greater than the industry 
standard of 90% and point to a need for additional assisted living units. 
 
All Competitive Facilities include a standard service and meal package in their monthly fee 
including transportation to doctors’ appointments, housekeeping, and social programming and 
activities. All of the traditional assisted living facilities include three daily meals.  
 
The Subject Property 30%, 60%, and 150% monthly fees are well below the competition.  The 
average market rate monthly fees are $6,122 for a studio unit and $7,182 for a one-bedroom unit. The 
average market rate fees are between 88% and 117% higher than the Subject Property’s proposed 60% 
monthly fees and between 39% and 44% higher than the Subject Property’s proposed “market rate” 
monthly fees for households earning up to 150% of AMI, depending on bedroom size.  
 
The Subject Property also includes personal care in its base monthly fee, unlike the Competitive 
Facilities, which charge additional fees. The Competitive Facilities offer various personal care 
packages, which range in price from $660 to $3,450/month for traditional assisted living. In 
addition to the base monthly fee, all Competitive Facilities charge a one-time community fee 
which ranges from $4,500 to $6,000 for traditional assisted living units and the Subject Property 
only charges $4,000. Concord Park charges a second occupant fee of $1,400 and Benchmark at 
Robbins Brook and The Commons in Lincoln charge a second occupant fee of 25% of the base 
monthly fee (approximately $1,163-$1,838 depending on the unit type and property), both of 
which are lower than the Subject Property which charges a $2,000 second occupant fee. Respite 
care ranges from $300 per month for existing residents to $350 per day, which is not offered at 
the Subject Property. None of the Competitive Facilities include Limited Medication Assistance 
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(“LMA”) in the monthly fee for traditional assisted living units. All of the Competitive Facilities 
offer LMA for an additional fee, ranging from $510-$900 per month for traditional assisted 
living. The Subject Property will not offer LMA. 
 
We learned that Concord Park received a special permit to construct an additional 16 assisted 
living units as an expansion to the existing property, which would competitive to the 60% and 
“market rate” units at the Subject Property. 
 

Demand 
Based on our analysis and conversations with management and service providers in the area, 
there is demand for the 83 traditional assisted living units at the Subject Property.  We 
examined age, income, and ADL status to estimate the total qualified households for each 
income level (30%, 60%, and 150% of AMI). We then subtracted out the traditional assisted 
living units in the Study Area by income level. We have assumed that half of the total units at 
Benchmark at Robbins Brook and The Commons will be filled by residents from outside of the 
Study Area due to the fact that both facilities are on the edge of our 15-minute drive time zone.  
 
We then applied a capture rate.  This tells us of the number of income-qualified households, 
what percentage needs to be captured to fill your facility. Additionally, we assumed that 50% of 
residents would come from within the Study Area and that 50% of residents would come from 
outside of the Study Area to be close to their adult children. Based on our calculations, in 2022, 
the income restricted units at 30%, 60%, and 150% of AMI will have to capture 4%, 9%, and 11% 
of the qualified households, respectively. The capture rates for the 30% and 60% units are below 
the industry standard of 10%. The 100% occupancy of the Competitive Facilities and a 65 plus 
population, which is projected to continue growing through 2035 are additional indicators of 
demand. Additionally, the monthly fees at the Subject Property are significantly below those 
being charged at the Competitive Facilities and include services comparable or superior to those 
being charged at the Competitive Facilities. 
 

Lease Up and Absorption 
The main referral sources to assisted living are adult children, nearby hospitals, rehabilitation 
facilities, and existing senior housing facilities. There are very strong demand indicators with 
the growing adult child population, and lower than average capture rates for each income level.  
In addition, supply appears to be constrained.  This is illustrated by long wait lists for public 
subsidized elderly housing, as well as the high occupancy rates for the traditional assisted 
living units at the Competitive Facilities and a lack of affordable assisted living.  
 
There has been minimal construction of new assisted living facilities in the region recent years, 
and most of the assisted living facilities that have been built have been predominantly Memory 
Care assisted living. None of the new traditional assisted living facilities have an affordable 
component. Therefore, we have no on point absorption data to use for our analysis. 
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The Commons at Lincoln, which completed an expansion in 2016, is the only brand-new 
assisted living facility built or converted in the past five years in the Study Area. The Commons 
is the expansion of an existing 168-unit independent living facility campus to include a new 
construction 64-unit market rate assisted living facility, including 40 units of traditional assisted 
living, 24 units of Memory Care assisted living, and 32 skilled nursing beds. The Commons 
opened in April 2016 and leased an estimated 3-5 assisted living units per month, with all new 
assisted living units being absorbed within the property’s first year of opening.  
 
Additionally, Heywood Wakefield Commons in Gardner is a totally affordable assisted living 
facility with 78 units.  It leased 5 units a month with a lease up of 15 months.  Also, Linda 
Manor in Leeds opened in October 2014 and leased 8-10 units a month over its first six months.    
 
Given the developer’s strong track record of leasing up this type of facility and the relatively 
affordable price point as compared to the Competitive Properties, we believe that the 
Grantham’s projection of five units leased at opening and 3-5 units leased per month is 
achievable.   
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Site and Community Description 
 

Map 2– Location Map to Major Roadways 

 
 

Community 
The Town of Concord is a suburban community located in Middlesex County, 20 miles west of 
downtown Boston. Concord has a gross land area of approximately 25.9 square miles and had a 
population of 17,668 according to the 2010 Census, giving it a population density of roughly 682 
persons per square mile. Concord borders the towns of Acton, Bedford, Carlisle, Lincoln, 
Maynard, and Sudbury. There has been little new development in the town in recent years.   
 
On September 12, 1635, Concord was incorporated as the first inland settlement in 
Massachusetts.  Later, on April 19, 1775, it was the site of the first battle of the American 
Revolutionary War, where the famous “shot heard ‘round the world” was fired.” Because of 
this historical event, Concord is considered to be the birthplace of the nation.  
 
In addition to its significance in early American history, Concord was also home to many great 
literary and transcendental minds, including Ralph Waldo Emerson, Henry David Thoreau, 
Louisa May Alcott, Bronson, and Nathaniel Hawthorne. The town offers many historical and 
cultural sites within walking distance of Concord Center, including the Emerson House, Old 
North Bridge, Minuteman National Historical Park, and Sleepy Hollow Cemetery. Furthermore, 
Walden Pond, the inspiration of Thoreau’s Walden is located in Concord. Today, Walden Pond 
offers various outdoor recreation opportunities, including hiking trails (Town of Concord 2017).  
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Neighborhood and Site  
The Subject Property will be located at end of 6X Winthrop Street, on the other side of the new 
Bruce Freeman Rail Trail in West Concord.  Winthrop Street is located just off of 
Commonwealth Avenue and Route 2/Concord Turnpike and a short drive to Interstate 495 to 
the west and Interstate 95 to the east. Route 2 is a busy two-lane state turnpike. The most recent 
traffic volume count reported 45,131 vehicle trips per day at the intersection of Route 2 and Elm 
Place, approximately 0.7 miles from the Subject Property (MassDOT 2016).  

 
Figure 1 –  Aerial View of Subject Property (Outlined in Red) 

 
 

The Subject Property is currently an open field with a few trees. It is bounded by the new Bruce 
Freeman Rail Trail to the east, which connects pedestrians and bicyclists to the West Concord 
Commuter Rail Station nearby. Directly across the rail trail from the Subject Property on either 
side of Winthrop Street are two low rise office/industrial buildings. The rest of the surrounding 
neighborhood is primarily residential, characterized by single family homes.  
 

Concord Council on 
Aging/Senior Center 
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The Subject Property is located equidistant to Concord Center and West Concord Center, which 
offer a variety of local retail, restaurants, and services.  In particular, the Subject Property is a 
one-minute drive to Main Street in the heart of West Concord at the commuter rail station. This 
location has a variety of local shops, restaurants, and other commercial and retail amenities. 
Pictures of the Subject Property and surrounding neighborhood are attached as Exhibit 2.  
 

General Area Amenities 
In addition to the amenities discussed above, Route 62/Main Street boasts a number of retail 
and commercial amenities that are within a short drive of the Subject Property. As shown in the 
map below, these amenities include the Fowler Branch of the Concord free public Library, the 
West Concord Pharmacy, a post office, and a variety of shops, cafes, restaurants, gas stations, 
and banks. The map below summarizes the amenities in proximity to the Subject Property.  
 

Map 3 – Subject Property in Relation to Area Amenities 

 
 

Transportation 
The Subject Property is approximately 0.5 miles or a one-minute drive to the West Concord 
Massachusetts Bay Transit Authority (“MBTA”) commuter rail station, which is located at 
Commonwealth Avenue and Route 62/Main Street in West Concord. This station is on the 
Fitchburg Commuter Rail Line and provides service outbound to Wachusett and inbound to 
Boston’s North Station (MBTA 2017).  
 
The Concord Council on Aging, as further described below, provides weekly van service to 
medical appointments and special engagements in Concord, as well as to grocery shopping 
outside of Concord. Transportation services are available five days per week and must be 
scheduled in advance. According to CoA Program Supervisor Lauren Baretta, the CoA’s van 
services are in high demand, and the CoA provided over 6,000 rides in 2017. Typically, van 
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service is only available to seniors who are not currently residents at an assisted living facility 
due to high demand and the standard that assisted living facilities also provide transportation 
services. The CoA does not charge for transportation services but has a $2 suggested donation.  
 

Hospitals and Medical Offices 
The site is located 1.2 miles southeast of the 150-bed Emerson Hospital, which has a cancer 
center and rehabilitation center providing both physical and occupational therapy. 
Additionally, The Harvard Vanguard Concord, Massachusetts General Hospital Radiology and 
Oncology, and the Concord Professional Center are all within a five-minute drive of the Subject 
Property. The Concord Professional Center has additional medical offices, including Concord-
Lexington Oral Surgery, Walden Health & Rehabilitation Center, and Family Dermatology. 
There are many additional doctors’ offices located near the hospital specializing in many 
different areas including gastrointestinal issues and gerontology. 
 

Concord Council on Aging  
The Concord Council on Aging (“CoA”) and Senior Services is a community-based resource 
for residents of Concord ages 60 and over located at the Harvey Wheeler Community Center, 
approximately 0.6 miles southeast of the Subject Property on Route 62/Main Street in West 
Concord.  It hosts a variety of social activities such as exercise classes; community education 
lectures and classes in topics such as art, history, music, and technology; a weekly catered 
luncheon; and discussion groups, outings to museums, restaurants, and other local attractions. 
Additionally, the Concord CoA’s Wellness program offers several clinics, consultations, and 
health-specific educational programs, including weekly blood pressure screenings, a monthly 
diabetic clinic, monthly eye glass cleaning and adjustment, a monthly podiatry clinic, and a 
speaker series on relevant health topics. Furthermore, the Concord CoA provides a number of 
special and support services including the Meals on Wheels program, a gift shop, medical 
equipment for loan, lawyer resources, a caregivers’ support group, and a bereavement and loss 
support group. In addition to the programs offered, the center also has a library and a computer 
lab. According to Concord CoA Program Supervisor Lauren Baretta, the CoA has 1,277 active 
seniors, of whom approximately 526 are receiving social services from the CoA. Per the CoA’s 
policy, none of the seniors receiving social services are currently residents at assisted living 
facilities (Baretta 2018).  
 

Education 
The table below shows the educational attainment levels for the Study Area as compared to the 
Commonwealth of Massachusetts. The population 25 years and older in the Study Area is 
highly educated in comparison to Massachusetts, with over 39% having a graduate or 
professional degree, another 31% having a bachelor’s degree, and just 3% just 3% having failed 
to complete high school (ESRI 2017). 
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Table 3 – Educational Attainment (2017) 
  Study Area Massachusetts 

Population 25 years and over 49,333 4,790,993 

Less than 9th grade 1.3% 4.4% 

9th to 12th grade, no diploma 1.9% 5.1% 

High school graduate (includes equivalency) 12.4% 25.1% 

Some college, no degree 9.6% 15.9% 

Associate's degree 5.1% 7.7% 

Bachelor's degree 30.6% 23.2% 

Graduate or professional degree 39.1% 18.7% 

 

Employment 
The table below shows employment by industrial category, according to the 2012-2016 ACS. In 
both Concord and the state, the largest industry category is “educational services, health care, 
and social assistance,” representing 28% of all jobs in both geographies. This is not surprising 
given the presence of Emerson Hospital, Harvard Vanguard Concord, and Massachusetts 
General Hospital Radiology and Oncology in Concord, as well as the town’s proximity to 
numerous educational and medical institutions in the Boston Metropolitan Area. The second 
most prominent industry category in Concord is the “Professional, scientific, and management, 
and administrative and waste management services,” which comprises nearly 25% of the total 
workforce. 
 

Table 4 – Employment by Industry (2012-2016 ACS) 
Industry Concord Massachusetts 

    Civilian employed population 16 years and over 8,084 -- 3,468,864 -- 

      Agriculture, forestry, fishing and hunting, and mining 18 0.2% 14,110 0.4% 

      Construction 293 3.6% 189,560 5.5% 

      Manufacturing 721 8.9% 314,483 9.1% 

      Wholesale trade 83 1.0% 80,217 2.3% 

      Retail trade 496 6.1% 369,070 10.6% 

      Transportation and warehousing, and utilities 97 1.2% 126,224 3.6% 

      Information 362 4.5% 81,193 2.3% 

      Finance and insurance, and real estate and rental and leasing 804 9.9% 259,668 7.5% 
      Professional, scientific, and management, and administrative and 
waste management services 1,988 24.6% 464,486 13.4% 

      Educational services, and health care and social assistance 2,284 28.3% 973,361 28.1% 
      Arts, entertainment, and recreation, and accommodation and food 
services 471 5.8% 305,974 8.8% 

      Other services, except public administration 273 3.4% 153,463 4.4% 

      Public administration 194 2.4% 137,055 4.0% 
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The table below shows employment by occupational category, rather than industry. 
“Management, business, science and arts occupations” are by far the largest category in 
Concord, making up 75% of the total workforce, compared to 45% in Massachusetts. “Sales and 
office occupations” are the next largest category at 13%; however, this category is much less 
prevalent than the statewide level (ACS 2012-2016).  
 

Table 5 – Employment by Occupation (2012-2016 ACS) 
Occupation Concord Massachusetts 

Civilian employed population 16 years and over 8,084 -- 3,468,864 -- 

Management, business, science, and arts occupations 6,051 74.9% 1,549,117 44.7% 

Service occupations 497 6.1% 612,815 17.7% 

Sales and office occupations 1,019 12.6% 768,471 22.2% 

Natural resources, construction, and maintenance occupations 329 4.1% 237,241 6.8% 

Production, transportation, and material moving occupations 188 2.3% 301,220 8.7% 

 
The table below shows the top four employers in Concord, which includes all those with over 
250 employees (MA EOLWD 2018). The largest employer is Emerson Hospital, which employs 
between 1,000 and 4,999 people. The second largest employer, Concord Personnel, is a city 
government executive office, and the other two top employers are in the Continuing Care 
Retirement Community (“CCRC”)/residential care fields. Emerson Hospital, Deaconess 
Abundant Life Community, and The New England Deaconess Association are all within a ten-
minute drive from the Subject Property. 
 

Table 6 – Top Employers in Concord – 250+ Employees 
Company Name Address City State Number of 

employees 
NAICS 
Code 

Emerson Hospital Old Road To 9 Acre Cor Concord MA 1,000-4,999 6221 
Concord Personnel Monument Sq Concord MA 500-999 9211 
Deaconess Abundant Life Community Deaconess Rd Concord MA 250-499 6233 

New England Deaconess Association Newbury Ct Concord MA 250-499 6239 

 

Unemployment  
Concord is characterized by low unemployment, similar to Middlesex County and lower than 
Massachusetts. Over the most recent 13-month period both Concord and Middlesex County 
averaged just 2.2% unemployment, below the Massachusetts average of 2.9%. Additionally, 
Concord’s unemployment has remained under 2.7% in every one of the last 13 months. As the 
graph below shows, the month-by-month changes in unemployment in Middlesex County and 
Concord closely track those of the Commonwealth of Massachusetts, albeit at lower levels (MA 
EOLWD 2018).  
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Figure 2 

 
 

 
Table 7 - Unemployment Rate - Most Recent 13 Months 

  Concord Middlesex County Massachusetts 

Oct-19 2.0% 2.0% 2.5% 

Sep-19 2.4% 2.4% 2.9% 

Aug-19 2.1% 2.3% 2.8% 

Jul-19 2.1% 2.4% 2.9% 

Jun-19 2.3% 2.6% 3.1% 

May-19 2.4% 2.6% 3.1% 

Apr-19 1.9% 2.1% 2.6% 

Mar-19 2.2% 2.4% 3.1% 

Feb-19 2.2% 2.4% 3.2% 

Jan-19 2.7% 2.8% 3.6% 

Dec-18 1.9% 2.1% 2.7% 

Nov-18 1.9% 2.1% 2.6% 

Oct-18 2.2% 2.3% 2.7% 

13-month Average 2.2% 2.3% 2.9% 
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Demographics in the Study Area 
 

Population and Household Growth 
The table below shows the changes in the Study Area’s population from 2000 to 2010 and 
projected to 2022.  Between 2000 and 2010, the total population in the Study Area increased by 
4.2% or 2,699 people, while the number of households increased at a faster pace, by 6.7% or 
1,561 households. This implies a decrease in average household size. However, population 
growth has increased in the last seven years and is projected to exceed household growth from 
2010 to 2022. By 2022, the Study Area is projected to be home to 73,785 people and 27,184 
households (ESRI 2017, ESRI 2017).  
 

Table 8 – Study Area Population and Household Growth, 2010-2022 

  2000 2010 
2000-2010 Change 2017 

Estimate 
2022 

Projection 
2010 - 2022 Change 

# % # % 

Population 63,753 66,452 2,699 4.2% 70,691 73,785 7,333 11.0% 

Households 23,280 24,841 1,561 6.7% 26,106 27,184 2,343 9.4% 
 

 
The table and chart below show the Study Area population by age in 2010, estimated to 2017, 
and projected to 2022.  The greatest growth is projected to be among young adults (20-34) and 
seniors 65 years and older. Simultaneously, one portion of the adult children population (ages 
55-64) is projected to tremendous growth, increasing by 35%, or nearly 3,200 persons. As the 
baby boomer generation ages into retirement, all age groups over 65 are projected to see double-
digit growth rates, with those age 65-74 growing by 82% between 2010 and 2022. The 75+ 
population, which is the target market for the Subject Property, is projected to grow by 41%, 
or 1,871 persons between 2010 and 2022. Most importantly, the 85+ population is expected to 
grow by 29%, or 433 persons (ESRI 2017).   

 
Table 9 – Study Area Population Growth by Age, 2010-2022 

  2010 2017 Estimate 2022 Projection 2010-2022 Change 
  # % # % # % # % 

Total Population 66,449 -- 70,691 -- 73,783 -- 7,334 11% 

0 - 4 3,477 5% 3,196 5% 3,326 5% -151 -4% 

5 - 9 4,835 7% 4,326 6% 4,102 6% -733 -15% 

10 - 14 5,566 8% 5,374 8% 4,957 7% -609 -11% 

15 - 19 4,590 7% 4,980 7% 4,782 6% 192 4% 

20 - 24 2,149 3% 3,525 5% 3,222 4% 1,073 50% 

25 - 34 4,867 7% 5,852 8% 7,338 10% 2,471 51% 

35 - 44 9,373 14% 7,649 11% 8,044 11% -1,329 -14% 

45 - 54 13,096 20% 11,802 17% 10,489 14% -2,607 -20% 

55 - 64 9,072 14% 11,598 16% 12,270 17% 3,198 35% 

65 - 74 4,844 7% 7,030 10% 8,802 12% 3,958 82% 
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  2010 2017 Estimate 2022 Projection 2010-2022 Change 
  # % # % # % # % 

75 - 84 3,070 5% 3,537 5% 4,508 6% 1,438 47% 

85+ 1,510 2% 1,822 3% 1,943 3% 433 29% 

                  

45 - 64 22,168 33% 23,400 33% 22,759 31% 591 3% 

65+ 9,424 14% 12,389 18% 15,253 21% 5,829 62% 

75+ 4,580 7% 5,359 8% 6,451 9% 1,871 41% 

 
The chart below displays the same population growth data as the table above, making clear the 
rapid growth in the 75+ age cohorts.  

Figure 3

 
 

Long-Term Population Projection 
The Metropolitan Area Planning Council (“MAPC”) has projected long-term population growth 
for the Town of Concord. The chart below compares the 2010 census population to MAPC’s 
2035 projections by age group (Metropolitan Area Planning Council 2010).
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Figure 4 

 
 
According to the 2010 Census, the 65+ population is projected to grow significantly by 2035, 
from 2,677 in 2010 to 5,393 in 2035.  The 65+ age group constituted 15% of the population in 2010 
and is projected to constitute 28% of the population in 2035. Similarly, the 75-84 population is 
anticipated to grow significantly by 2035, from 760 in 2010 to 1,586 in 2035. The 75-84 age group 
constituted 4% of the population in 2010 and is projected to constitute 8% of the population in 
2035. The 85+ population, the target market for assisted living, is projected to grow by 55% 
between 2010 and 2035, from 303 persons in 2010 to 468 persons in 2035. The following chart 
shows the change in population in Concord by age group from 2010 to 2035.  

 
Figure 5 
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This chart shows that the population over the age of 65 is expected to grow significantly 
between 2010 and 2035, with those ages 65-74 and 75-84 more than doubling in size during this 
time.  All other age groups are expected to decrease in size or remain stagnant when compared 
to the levels in 2010. 
 

Housing Tenure 
 The proportion of households that are owner-occupied in the Study Area (77%) is substantially 
higher than that of Massachusetts (60%). Still, an estimated 6,042 households in the Study Area 
are renter-occupied, or 23% of the total (ESRI 2017).  

 
Table 10 – Housing Tenure, 2017 

  Study Area Massachusetts 

  # % # % 

Occupied Housing Units 26,106 -- 2,652,580 -- 

Owner-Occupied 20,064 76.9% 1,599,323 60.3% 

Renter-Occupied 6,042 23.1% 1,053,257 39.7% 

 
The table on the next page also examines housing tenure, but exclusively for households over 
age 55. According to the 2010 U.S. Census, 19% of all senior households in the Study Area are 
renters. That share generally increases with age, however, as 25% of households age 75 to 84 are 
renters and 39% of those 85 and over rent. Given the large growth in the older senior population 
that has already occurred since the 2010 census and is projected in the coming years, there are 
likely to be many more senior households in the Study Area looking to rent (ESRI 2017).  

 
Table 11 – Housing Tenure by Age, 2010 Census 

  Total 
Households 

Renter Households 
Number Percent 

All 55+ Householders 11,167 2,092 18.7% 
    Householder 55 to 64 years 5,280 761 14.4% 
    Householder 65 to 74 years 2,920 460 15.8% 
    Householder 75 to 84 years 2,001 493 24.6% 

Householder 85+ 966 378 39.1% 

 

Age of Housing Stock 
The table below shows the estimated period in which each of the housing units in Concord and 
Massachusetts were built, according to the 2012-2016 ACS. Concord’s housing stock is 
somewhat newer than that of Massachusetts, with only 24% of Concord units-built pre-World 
War II, compared to 34% statewide. The 1970’s was a particularly significant decade for 
Concord’s development, accounting for 14% of all current units, or over 1,050 in total. However, 
in both Concord and in Massachusetts, housing unit growth has slowed significantly since 1999 
(ACS 2012-2016).  
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Table 12 – Age of Housing Stock 
  Concord Massachusetts 
  # % # % 
Total Housing Units 7,327 -- 2,836,658 -- 
  Built 2014 or later 11 0.2% 6,965 0.2% 
  Built 2010 to 2013 373 5.1% 33,222 1.2% 
  Built 2000 to 2009 567 7.7% 210,412 7.4% 
  Built 1990 to 1999 839 11.5% 213,879 7.5% 
  Built 1980 to 1989 427 5.8% 305,588 10.8% 
  Built 1970 to 1979 1,054 14.4% 331,248 11.7% 
  Built 1960 to 1969 888 12.1% 290,505 10.2% 
  Built 1950 to 1959 1,155 15.8% 324,485 11.4% 
  Built 1940 to 1949 254 3.5% 165,024 5.8% 
  Built 1939 or earlier 1,759 24.0% 955,330 33.7% 
Median Year Structure Built 1966 1959 

 

Number of Persons per Household 
The table below shows the distribution of households by household size, broken down into 
both renters and homeowners. Study Area households are larger than the Massachusetts 
average, with approximately 45% including three or more people, as compared to 39% 
statewide. However, renter households in the Study Area are smaller than the average renter 
household in Massachusetts; approximately 51% of Study Area renter households consist of just 
one person, compared to 41% in Massachusetts (ESRI 2017).  
 

Table 13 – Persons per Household, 2010 
  Study Area Massachusetts 
  Total  Owner Renter Total Owner Renter 
Total Households 24,858 19,516 5,342 2,547,075 1,587,158 959,917 
1-Person 24.0% 16.8% 50.5% 28.7% 21.3% 41.1% 
2-Person 31.3% 32.8% 25.8% 31.9% 34.5% 27.7% 
3-Person 17.3% 18.8% 12.0% 16.4% 17.4% 14.7% 
4-Person 18.5% 21.3% 8.3% 13.9% 16.5% 9.6% 
5+ Person 8.9% 10.4% 3.4% 9.1% 10.4% 6.9% 

 

Income 
The table below shows estimates for median household income in 2017 and projected median 
household income in 2022, according to ESRI reports. Concord is a high-income community 
with an estimated 2017 median household income of $121,418, which is significantly higher 
than the median household income in Massachusetts ($71,460). Between 2017 and 2022, the 
median household income in the Study Area is expected to increase by $10,860, or 8.6%. This is 
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a lower expected growth rate compared to the median income in Massachusetts, which is 
expected to increase by 12% over the same time period (ESRI 2017).  
 

Table 14 – Median Household Income, 2017-2022 
  Study Area Massachusetts 

2017 $121,418 $71,460 

2022 $132,278 $79,743 

Change $10,860 $8,283 

% Change 8.9% 11.6% 

 
The tables below show the distributions of senior households in the Study Area and 
Massachusetts by median household income and age bracket. We included ESRI estimates for 
2017, as well as projections for 2022. The data illustrates two important points about the Study 
Area: the generally high income levels, and the rapid decline in household income with age. 
More than 2,500 households, or approximately 39% of all households ages 55-64 in the Study 
Area, are projected to earn over $200,000 per year in 2022. Among households 75 and older, 
however, only 11% of households will earn $200,000 or more in 2022 (ESRI 2017). Median 
incomes in the Study Area and Massachusetts decline dramatically with age in both 2017 and 
2022, as would be expected as individuals hit retirement age. In particular, 42% of the 75+ 
population will earn $50,000 or less, the target market for the Subject Property.    

 
Table 15 – Study Area Household Income by Age (2017-2022) 

2017 

  55 - 64 65 - 74 75+ 

  # % # % # % 

Total Households 6,529 -- 4,087 -- 3,362 -- 

<$15,000 322 4.9% 208 5.1% 434 12.9% 

$15,000-$24,999 211 3.2% 255 6.2% 393 11.7% 

$25,000-$34,999 179 2.7% 172 4.2% 317 9.4% 

$35,000-$49,999 279 4.3% 262 6.4% 374 11.1% 

$50,000-$74,999 512 7.8% 521 12.7% 668 19.9% 

$75,000-$99,999 630 9.6% 592 14.5% 257 7.6% 

$100,000-$149,999 1,180 18.1% 749 18.3% 347 10.3% 

$150,000-$199,999 932 14.3% 468 11.5% 191 5.7% 

$200,000+ 2,284 35.0% 861 21.1% 381 11.3% 

              

Median Income $147,115 $101,508 $54,350 
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2022 

  55 - 64 65 - 74 75+ 

  # % # % # % 

Total Households 6,651 -- 4,087 -- 3,362 -- 

<$15,000 303 4.6% 208 5.1% 434 12.9% 

$15,000-$24,999 180 2.7% 255 6.2% 393 11.7% 

$25,000-$34,999 151 2.3% 172 4.2% 317 9.4% 

$35,000-$49,999 229 3.4% 262 6.4% 374 11.1% 

$50,000-$74,999 414 6.2% 521 12.7% 668 19.9% 

$75,000-$99,999 575 8.6% 592 14.5% 257 7.6% 

$100,000-$149,999 1,209 18.2% 749 18.3% 347 10.3% 

$150,000-$199,999 1,019 15.3% 468 11.5% 191 5.7% 

$200,000+ 2,569 38.6% 861 21.1% 381 11.3% 

              

Median Income $160,183 $112,373 $57,671 

 
Table 16 – Massachusetts Household Income by Age (2017-2022) 

2017 

  55 - 64 65 - 74 75+ 

  # % # % # % 

Total Households 537,323 -- 387,998 -- 311,155 -- 

<$15,000 56,523 10.5% 41,173 10.6% 60,324 19.4% 

$15,000-$24,999 32,486 6.0% 37,033 9.5% 52,124 16.8% 

$25,000-$34,999 32,659 6.1% 32,561 8.4% 39,820 12.8% 

$35,000-$49,999 44,546 8.3% 42,904 11.1% 45,643 14.7% 

$50,000-$74,999 75,058 14.0% 67,598 17.4% 48,275 15.5% 

$75,000-$99,999 64,256 12.0% 48,519 12.5% 22,759 7.3% 

$100,000-$149,999 105,234 19.6% 58,912 15.2% 22,511 7.2% 

$150,000-$199,999 53,029 9.9% 26,350 6.8% 7,839 2.5% 

$200,000+ 73,532 13.7% 32,948 8.5% 11,860 3.8% 

              

Median Income $84,068 $62,616 $35,785 
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2022 

  55 - 64 65 - 74 75+ 

  # % # % # % 

Total Households 538,201 -- 443,491 -- 351,656 -- 

<$15,000 54,308 10.1% 46,280 10.4% 68,548 19.5% 

$15,000-$24,999 29,276 5.4% 39,157 8.8% 57,666 16.4% 

$25,000-$34,999 28,443 5.3% 34,361 7.7% 42,171 12.0% 

$35,000-$49,999 38,380 7.1% 44,686 10.1% 48,696 13.8% 

$50,000-$74,999 63,034 11.7% 66,809 15.1% 48,285 13.7% 

$75,000-$99,999 61,075 11.3% 53,925 12.2% 26,257 7.5% 

$100,000-$149,999 114,893 21.3% 74,690 16.8% 30,891 8.8% 

$150,000-$199,999 63,370 11.8% 36,788 8.3% 11,649 3.3% 

$200,000+ 85,422 15.9% 46,795 10.6% 17,493 5.0% 

              

Median Income $97,232 $70,266 $36,717 

 

Net Worth 
The table below shows the 2017 net worth for households over age 55 in the Study Area and 
indicates significant financial reserves for many households that can be used toward the cost of 
assisted living. The median net worth among all age groups is over $250,000, though more 
precise estimates are unavailable due to the ESRI sampling limitations discussed previously.  
Just under 75% of all households ages 55-74 have a net worth in excess of $250,000, as do 
approximately 60% of all households ages 75 years and older. The mean net worth shows more 
variation, with households ages 65-74 averaging a net worth of $2.56 million, compared to $1.4 
million for households 75 and older (ESRI 2017). This illustrates that even though a household 
over age 75 may have a relatively low income as compared to younger persons, they may 
have substantial net worth by way of savings and home equity available to pay for the cost of 
living in an assisted living facility, especially a facility that is income restricted at multiple 
levels of AMI and therefore priced below the market rate.  
 

Table 17 – Study Area Net Worth by Age, 2017 
  55 - 64 65 - 74 75+ 
  # % # % # % 

Total Households 6,533 -- 4,090 -- 3,364 -- 

<$15,000 589 9.0% 221 5.4% 364 10.8% 

$15,000-$34,999 132 2.0% 40 1.0% 93 2.8% 

$35,000-$49,999 103 1.6% 53 1.3% 41 1.2% 

$50,000-$99,999 260 4.0% 197 4.8% 252 7.5% 

$100,000-$149,999 248 3.8% 249 6.1% 238 7.1% 

$150,000-$249,999 420 6.4% 303 7.4% 371 11.0% 

$250,000+ 4,782 73.2% 3,028 74.0% 2,006 59.6% 
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  55 - 64 65 - 74 75+ 
  # % # % # % 

Median Net Worth $250,001 $250,001 $250,001 

Average Net Worth $2,215,650 $2,556,615 $1,397,856 

 

Rent Burden 
According to the U.S. Department of Housing and Urban Development, a household is defined 
as rent burdened if its housing costs exceed 30% of household income, and severely rent 
burdened if housing costs exceed 50% of household income. Over 41% of residents in the 
Study Area are rent burdened, and  26% are severely rent burdened. This means that there is a 
total of 2,197 renter households in the Study Area that are suffering from financial strain due to 
high housing costs and/or low incomes (ESRI 2019).    
 

Table 18 – Rent Burdened Households 
  Study Area Massachusetts 

  # % # % 

Total Renter Households 5,588 -- 966,054 -- 

Rent Burdened (>30%) 2,411 43.1% 461,754 47.8% 

Severely Rent Burdened (>50%) 1,432 25.6% 233,061 24.1% 

  Not computed 328 5.9% 53,384 5.5% 

 

Disability Status 
The 2013-2017 ACS estimates in the table below show that as the population in Concord age 
from 65-74 to over 75, the percentage of those with a disability significantly increases. The most 
prevalent disabilities for the age 75+ population are ambulatory, independent living, and 
hearing difficulties. Persons over age 75 with these disabilities are candidates for assisted living, 
and there are 654 such individuals in Concord (ACS 2013-2017). Note that in this table, the 
percentages total to more than 100% of the total persons with a disability.  This is because one 
person may have more than one disability.  
 

Table 19 - Concord Disability Status of 65+ Population – 2012-2016 ACS 
 

Concord Town Disability Status of 65+ Population - 2013 - 2017 ACS 

  65 - 74 75+ 
  # % # % 

Total Population 1,780 -- 1,751 -- 

With one or more disabilities (total) 171 9.6% 654 37.4% 

With a hearing difficulty 139 7.8% 439 25.1% 

With a vision difficulty 0 0.0% 85 4.9% 

With a cognitive difficulty 4 0.2% 109 6.2% 

With an ambulatory difficulty 32 1.8% 304 17.4% 
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With a self-care difficulty 16 0.9% 126 7.2% 

With an independent living difficulty 19 1.1% 299 17.1% 
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Supply Analysis 
The evaluation of a potential project requires an analysis of the current and planned housing 
and senior housing within the Study Area.  It also requires an understanding of the different 
types of housing and senior housing services that are available in the Study Area.  This section 
discusses the competitive environment that presently exists and involves a discussion of the 
different types of housing and senior housing that make up the inventory of housing in the 
Study Area.  Providers were analyzed with regard to location, product type, unit size, 
inventory, census, rates, amenities and services.  Determining and cataloging the 
aforementioned information is critical to understanding the market’s level of sophistication.  
Understanding the market’s level of sophistication and the products in the market (or lack 
thereof) provides significant insight as to potential opportunities and service saturation levels.  
We have looked at independent housing as a feeder to assisted living.  
 
Research has shown that the choice to move to assisted living is based primarily on proximity to 
a potential resident’s community and their adult children.   
 
This section discusses the competitive environment that presently exists in the market for 
traditional assisted living. Providers were analyzed with regard to location, facility age, unit 
size, product type, base pricing, community fees, a la carte pricing as well as occupancy and 
facility amenities. 
 

Housing Authorities  
Housing authorities provide subsidized housing for seniors.  We have provided a brief 
description of the housing authority programs available to seniors:  
 
State Public Senior Housing  

State public housing falls under Chapter 667 of the Massachusetts General Laws. State-aided 
public housing generally refers to projects built with 100% State funding (i.e., construction 
grants or by payments to the local housing authority to cover debt service). There are some 
units where HUD has effectively paid for construction through annual payments to cover 
debt service and some operating costs through the Section 8 programs.  Developments are 
restricted to households with a member age 62 or older and up to 13.5% of the units in a 
development are available to individuals with disabilities at any age.  Admission to State 
public housing is limited to households with net incomes below 80% of area median income.  
In reality, tenant incomes tend to be far lower than the maximum allowed.  There are no 
asset limits and no citizenship or residency requirements. The rent a tenant pays is based on 
household income and whether the costs of any basic utilities (electricity, heat, cooking fuel) 
are included in the rent. Currently tenants pay:  

• 30% of net income for rent if their rent includes any (though not necessarily all) of 
the basic utilities;  

• 25% of net income for rent if local housing authorities pay for none of the basic 
utilities (i.e. tenants pay their electric, heat and cooking fuels directly).  
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Deficits occur because rents are set at a percentage of tenant income and thus do not always 
cover operating costs. The Massachusetts Department of Housing and Community 
Development (DHCD) currently provides operating subsidies for State public housing and 
also provides funds for service coordinators to assist tenants (DHCD).  
 

Federal Public Senior Housing  
Federal public housing refers to public housing built with 100% federal (HUD) funds. These 
projects are subject to federal regulations and receive annual operating subsidies from HUD 
as well as modernization funds for capital and management improvements as projects age.  
Under current law, 75%-85% of new openings must go to households earning less than 50% 
of median income, with the balance limited to households earning no more than 80% of 
median.  The tenant generally pays 30% of adjusted income for rent in their first year.   
 

Section 8 Mobile Voucher Program  
The Section 8 Mobile Voucher program is a federal program that assists very low-income 
families, the elderly and the disabled afford decent, safe, and sanitary housing in the private 
market.  The participant is free to choose any housing that meets the requirements of the 
program and is not limited to units located in subsidized housing projects.  The tenant 
generally pays 30% of adjusted income for rent in their first year.  
  

We contacted the Concord Housing Authority (“CHA”), which manages 80 units of state 
subsidized public elderly and disabled housing, including seven handicapped accessible units. 
These 80 units are fully occupied with wait times ranging from 2 or more years for a Concord 
resident and 8-10 years for a non-Concord resident. There are 289 households on the elderly and 
disabled waitlist (Nelson 2020).  
 
Additionally, the housing authority administers 85 Section 8 mobile rental vouchers (LoVuolo 
2017). The CHA utilizes the Section 8 mobile voucher centralized waiting list managed by 
MassNAHRO. As of January 6, 2020there were approximately 215,853 households on this 
centralized waiting list.As of December 20, 2018, an estimated 187 households had a local 
Concord preference (Massachusetts Chapter of the National Association of Housing & 
Redevelopment Officials 2018, Brown 2017, MANAHRO 2020). 
 

Summary of Assisted Living Facilities 
We examined three assisted living facilities in the Study Area, referred to as the “Competitive 
Facilities.” The map below shows the location of the Competitive Facilities in relation to the 
Subject Property.  
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Map 4 – Subject Property in relation to Competitive Facilities 

 
 
As the map shows, Concord Park in West Concord is the Competitive Facility in closest 
proximity to the Subject Property. Concord Park is located along Commonwealth Avenue in 
West Concord Center, approximately 0.4 miles, or less than a five-minute drive from the Subject 
Property.  The Commons in Lincoln is a 10- to 15-minute drive from the Subject Property in 
Lincoln and is also located just off of Route 2. Benchmark at Robbins Brook is a 10- to 15-minute 
drive from the Subject Property in Acton.  
 
The table below offers summary information for each of the Competitive Facilities. The 
information is based on phone interviews with on-site personnel at each facility (Wilson 2019, 
Beckwith 2018, King 2018, Booslay 2019).  Additional information about each Competitive 
Facility can found in Exhibit 3. 
 

Table 20 – Competitive Facilities Summary 

Facility Benchmark Senior Living at 
Robbins Brook The Commons in Lincoln* Concord Park** 

Community Acton Lincoln Concord 

Distance from Subject (miles) 4.1 N 4.0 SE 0.4 SE 

Study Area yes yes yes 

Year Built/Renovated 2001 Opened April 2016 2001 

# of AL Units 64 40 62 

AL Affordable Units  3 – HUD 0 3 GAFC, 17 @ 60% AMI 

AL Market Units 61 40 42 

# of Memory Care Units 25 24 16 

AL Affordable Occupancy n/a n/a 100% 
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Facility Benchmark Senior Living at 
Robbins Brook The Commons in Lincoln* Concord Park** 

Community Acton Lincoln Concord 

AL Market Occupancy 100% 100% 100% 

AL Affordable Wait List None N/A Waitlist – did not know 
length 

AL Market Wait List 3-3-4 households for a 1BR 3-6 months Waitlist – did not know 
length 

Average Age Late 80s AL: 85-86; MC: late 80s 83 

Length of Stay 3-5 years About 2 years 2.5-3 years 

*The Commons in Lincoln information is from January 2019 
**Concord Park Information is from December 2018 
 
Unlike the Subject Property, which only offers traditional assisted living, all three Competitive 
Facilities offer independent living, traditional assisted living, and memory care assisted living 
options. Additionally, The Commons in Lincoln has skilled nursing beds on site.  
 
The three Competitive Facilities contain a total of 166 units of traditional assisted living, of 
which 143 are priced at market rate and 23 are affordable. Of the 23 affordable units, six are 
either GAFC or have some other form of rental subsidy as defined by HUD, and 17 are self-pay 
at 60% of AMI.  
 
The newest facility, The Commons in Lincoln, was recently converted from an independent 
living facility into a Continuing Care Retirement Community (CCRC) and opened new assisted 
living and skilled nursing units in April 2016. The other two Competitive Facilities were 
constructed in 2001. This indicates that there has been minimal construction of new assisted 
living facilities in the Study Area in the last decade. 
 
Overall, staff at the Competitive Facilities reported high occupancy rates, with traditional 
assisted living units at 100% occupancy. Due to the nature of senior housing, it takes more time 
to prepare a unit for re-occupancy as well as deal with adult children and customer matters. 
Therefore, occupancies tend to run lower than traditional, non-service related, apartment rental 
housing. Therefore, these occupancy rates are higher than the senior housing industry standard 
90% occupancy and points to a need for additional traditional assisted living in the Study Area. 
Benchmark at Robbins Brook reported short waitlists for specific one- and two-bedroom 
traditional assisted living units. None of the Competitive Facilities reported offering any 
concessions or incentives.  
 
Staff at the Competitive Facilities reported a variety of referral sources for their units. The main 
referral sources for traditional assisted living units are nearby hospitals, rehabilitation facilities, 
or independent living facilities. Concord Park also noted that family members and friends of 
residents are another significant referral source. 
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Concord Park is located close to area amenities like the Subject Property and is located in West 
Concord Center. Additionally, like the Subject Property, the Commons in Lincoln is off of Route 
2; however, the Commons in Lincoln is in a more sparsely populated area in further proximity 
to public transportation, hospitals, pharmacies, medical offices and health care, and other area 
amenities. Benchmark at Robbins Brook is also located in a more isolated location than the 
Subject Property.  
 

Assisted Living Monthly Fee Comparison by Unit Type 
The next charts show a summary of the monthly fees and services included in monthly fees for 
studio, one-bedroom units at each of the Competitive Facilities. All of the Competitive Facilities 
include transportation to doctors’ appointments, a variety of activities, weekly housekeeping, 
and flat linen service in their traditional assisted living monthly fees. All of the Competitive 
Facilities include three daily meals.  
 
We note that we were unable to reach Concord Park and The Commons and therefore rent and 
fee information comes from the previous January 2019 study. We also note that assisted living 
fees typically increase between 3-5% per year. 
 
60% Affordable Assisted Living Monthly Fee Comparison 
The Subject Property will have 26 units affordable to households earning at or below 60% of 
AMI, including 23 studios and three one-bedroom units. Concord Park is the only Competitive 
Facility with self-pay affordable units. Concord Park contains 17 affordable units at 60% of AMI, 
which will be competitive to those at the Subject Property. Unlike the Subject Property, Concord 
Park does not offer affordable one-bedroom units. The monthly fees for the 60% units at 
Concord Park vary by the unit square footage. Therefore, for the purposes of this comparison, 
we have compared the monthly fee for a larger affordable studio to the Subject Property’s 
proposed 60% one-bedroom units. Like the affordable units at the Subject Property, the 
affordable units at Concord Park include SAMM and personal care in the base monthly fee.   
 

Table 21 –Monthly Fee Comparison: 60% AMI Traditional Assisted Living Studios 

Facility Community Sq. Ft. Monthly 
Fee Fee/ Sq. Ft. 

  Services Included in Monthly Fee 

Meals/Day Personal Care Med. 
Management 

Concord Park Concord 350 $3,500 $10.00 3 1 hr/day SAMM 

Subject - 60% AMI Concord 330 $3,255 $9.86 3 1.5 hr/day SAMM 
 

Table 22 – Monthly Fee Comparison: 60% AMI Traditional Assisted Living One-Bedroom Units 

Facility Community Sq. Ft. Monthly 
Fee Fee/ Sq. Ft. 

  Services Included in Monthly Fee 

Meals/Day Personal Care Med. 
Management 

Concord Park* Concord Not available $4,950 Not avail.  3 1 hr/day SAMM 

Subject - 60% AMI Concord 525 $3,284 $6.26 3 1.5 hr/day SAMM 
*Larger studio unit 
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The Subject Property will offer a newer product and include more personal care in the monthly 
fee than Concord Park. The studio units at Concord Park are very comparable in size to those 
planned at the Subject Property. The Subject Property’s 60% monthly fee for studio units is 
somewhat lower than those charged for smaller 60% of AMI units at Concord Park, and the 
Subject Property’s 60% monthly fee for one-bedroom units is well below those charged for the 
larger studio units at 60% of AMI at Concord Park. Therefore, the Subject Property’s proposed 
60% monthly fees are achievable.  
 
Market Rate Assisted Living Comparison 
The Subject Property will have 40 “market rate” units priced for households earning up to 150% 
of AMI, including 34 studios and six one-bedroom units. Unlike the Subject Property, none of 
the market rate units at the Competitive Facilities include personal care in their base monthly 
fees. Fees at the Competitive Facilities for personal care range from $660-$3,450, depending on 
the level of care needed and the number of hours of care provided per week. In order to best 
compare monthly fees, we have adjusted the monthly fees at Benchmark at Robbins Brook by 
$700/month, The Commons by $660/month and Concord Park by $775/month to include their 
basic level of personal care which typically includes cueing, reminders, and occasional 
assistance with Activities of Daily Living (“ADLs”), including dressing and bathing. We note 
that the personal care fee at Concord Park also includes SAMM. Like the Subject Property, the 
market rate units at Benchmark at Robbins Brook and The Commons do not include medication 
management in the base monthly fee. Benchmark at Robbins Brook charges an additional $600-
$900 and The Commons charges an additional $510-$810 per month for medication 
management, depending on the level of care needed, and the Subject Property will charge an 
additional $250/month for SAMM. The monthly fees for the market rate units at the Subject 
Property and the Competitive Facilities have been adjusted to include the most basic level of 
personal care in the monthly fee.  
 

Table 23 – Monthly Fee Comparison: Market Rate Traditional Assisted Living Studio Units 

Facility Community Sq. 
Ft. 

Monthly 
Fee* 

Fee/ 
Sq. Ft. 

Meals/ 
Day 

Services Included in Monthly Fee 
Personal Care Med. Management 

Benchmark at Robbins Brook Acton 336 $5,350  $15.92  3 Occasional assistance with ADLs None** 

The Commons****  Lincoln 300 $6,630  $22.10  3 Occasional assistance with ADLs None** 

Concord Park**** Concord 350 $6,575  $18.79  3 1 hr/day SAMM*** 

Low   300 $5,350 $15.92       

High   350 $6,630  $22.10       

Average   329 $6,185 $18.94       

Subject - 150% AMI   330 $4,400 $13.33 3 Up to 1.5 hrs/day 
Not included; SAMM: 

additional 
$250/month 

* Monthly fees adjusted to include the cost of basic level of personal care 
**Medication management is available for an additional $510-$900/month 

***The cost of SAMM is included in Concord Park’s monthly personal care fee 
****Information from January 2019 study 
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Table 24 – Monthly Fee Comparison: Market Rate Traditional Assisted Living One-Bedroom Units 

Facility Community Sq. 
Ft. 

Monthly 
Fee* 

Fee/ 
Sq. Ft. 

Meals/ 
Day 

Services Included in Monthly Fee 
Personal Care Med. Management 

Benchmark at Robbins 
Brook Acton 450 $6,100 $13.56 3 Occasional assistance with 

ADLs None** 

The Commons**** Lincoln 500 $7,110 $14.22  3 Occasional assistance with 
ADLs None** 

Concord Park**** Concord 525 $8,525 $16.24 3 1 hr/day SAMM*** 
Low   450 $6,100 $13.56       
High   525 $8,525  $16.24       
Average   492 $7,245 $14.67       

Subject - 150% AMI   525 $5,250 $10.00 3 Up to 1.5 hrs/day 
Not included; SAMM: 

additional 
$250/month 

* Monthly fees adjusted to include the cost of basic level of personal care 
**Medication management is available for an additional $510-$900/month 

***The cost of SAMM is included in Concord Park’s monthly personal care fee 
****Information from January 2019 study 

 

Comparison of Subject Property Monthly Fees to Market Rate  
The tables below compare the average monthly fees for market rate traditional assisted living 
units at the Competitive Facilities to the Subject Property’s proposed 60% and 150% monthly 
fees. 

Table 25 –  Subject Property 60% of AMI Monthly Fees Compared to Market Monthly Fees 

    Subject 
Property  

Market 
Average 

Diff. Market 
to Subject 

% 
Difference 

Studio 

Rent $3,255 $6,185 $2,930 90% 

Square Feet 330 329 -1 0% 

Rent/Sq. Ft. $9.86 $18.82 $8.95 91% 

One- 
Bedroom 

Rent $3,315 $7,245 $3,930 119% 

Square Feet 525 492 -33 -6% 

Rent/Sq. Ft. $6.31 $14.74 $8.42 133% 

 
Average market rate monthly fees are 90%-119% higher than the proposed 60% monthly fees at 
the Subject Property depending on bedroom size.  

 
Table 26 – Subject Property 150% of AMI Monthly Fees Compared to Market Monthly Fees 

    Subject 
Property  

Market 
Average 

Diff. Market to 
Subject 

% 
Difference 

Studio 

Rent $4,400 $6,185 $1,785 41% 

Square Feet 330 329 -1 0% 

Rent/Sq. Ft. $13.33 $18.82 $5.49 41% 

One- 
Bedroom 

Rent $5,000 $7,245 $2,245 45% 

Square Feet 525 492 -33 -6% 
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Rent/Sq. Ft. $9.52 $14.74 $5.21 55% 
 

The average market rate monthly fees are 41%-45% higher than the Subject Property’s 
proposed “market rate” rents at 150% of AMI. The lowest market rate rent and fees, which are 
at The Benchmark Senior Living at Robbins Creek, are well above those at the Subject Property. 
Furthermore, the market rate rent and fees from the remaining two Competitive Facilities that 
were updated in January 2019 were already well above the proposed rent and fees at the Subject 
Property. The studio assisted living units at the Subject Property are comparable in size to those 
at the Competitive Facilities, and the one-bedroom units at the Subject Property are slightly 
larger than those at the Competitive Facilities.  
 
The Subject Property will provide a substantially more affordable traditional assisted living 
product than the Competitive Facilities, while at the same time offering similar services and 
community amenities, and therefore, the market rate rents at the Subject Property are 
achievable.   
 

Fees and Policies 
The charts below are a comparison of fees for additional services charged in addition to base 
monthly fees for traditional assisted living units at the Competitive Facilities.  
 

Table 27 – Additional Fees Charged by Competitors on Top of Base Monthly Fee 

Fee Type Benchmark at Robbins Brook The Commons in 
Lincoln Concord Park 

Community Fee AL: $6,000, MC: $7,000  AL: $6,000; MC: 
$6,500 $4,500  

Second Occupant 25% of the base rental fee 25% of the base 
rental fee $1,400  

Respite Care Additional $300/month (shared) 
-$450/month (own room) Do not offer $250-$350/day 

Guest none none n/a 

Meal Tray Service $5  Free $15  
Extra/Guest 

Meals 
breakfast: $8, lunch: $10, 

dinner: $12 
breakfast: $6, lunch: 

$8, dinner: $10 
Guest meals: $10/meal on non-
holidays; $20/meal on holidays 

Weekly Personal 
Laundry Service 1 load of personal laundry/week 1 load of personal 

laundry/week $125  

Pet Policy Pets allowed; $500 pet fee Pets allowed; $500 
pet fee Pets allowed; $750 pet fee 

 
Table 28 –  Fees for Traditional Assisted Living Personal Care Charged at Competitive Facilities 

Fee Type Medication Management Personal Care Incontinence Care 

Benchmark at 
Robbins Brook 

Level I (once a day): 
$600/mo., Level II (twice 

a day): $700/mo., Level III 
(3 x per day): $900/mo. 

Standard (cueing/reminders): $700/mo. Level 1 (minimal 
assistance): $1,320/mo. 

Level 2 (moderate assistance): $1,980/mo.   Level 3 (two-person 
assistance): $2,880/mo. Level 4 (one on one care or mechanical lift 

with transfers): $3,450/mo. 

$180-$240/month 
depending on level 

of care 
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Fee Type Medication Management Personal Care Incontinence Care 

The Commons in 
Lincoln 

Level I (once a day): 
$510/mo., Level II (twice 

a day): $660/mo., Level III 
(3 x per day): $810/mo. 

Standard (cueing/reminders): $660/mo. Level 1 (minimal 
assistance): $1,320/mo. 

Level 2 (moderate assistance): $1,980/mo.   Level 3 (two-person 
assistance): $2,880/mo. Level 4 (one on one care or mechanical lift 

with transfers): $3,450/mo. 

$180-$240/month 
depending on level 

of care 

Concord Park Limited Medication 
Administration: $750 

Affordable: included; Market rate: Personal Care + SAMM: 
$775/month $500/month 

 
All Competitive Facilities charge a one-time community fee ranging from $4,500 to $7,000 for 
traditional assisted living units, as compared to the Subject Property, which charges $4,000. 
Concord Park charges a second occupant fee of $1,400. Benchmark at Robbins Brook and The 
Commons at Lincoln charge an additional 25% of the base rental fee for a second occupant, or 
approximately $1,163-$1,838 depending on the unit type and property. Respite care ranges from 
$300 per month at Benchmark at Robbins Brook to $350 per day at Concord Park. The 
Commons in Lincoln does not provide respite care but allow residents to lease a unit for 30 days 
and move out with at no cost. None of the facilities charge for a guest to stay overnight. 
Additionally, all facilities charge for guest meals, which range from $6 to $12 per meal. All of 
the Competitive Facilities charge for meal tray service, which ranges from $5 to $15 per meal. 
Additionally, all of the Competitive Facilities are pet-friendly. Benchmark at Robbins Brook and 
The Commons in Lincoln charge a one-time pet fee of $500 and Concord Park charges a one-
time pet fee of $750.  
 
All of the Competitive Facilities offer Limited Medical Administration (“LMA”) to traditional 
assisted living residents for an additional fee. Benchmark at Robbins Brook charges $600 to $900 
for medication management, The Commons in Lincoln charge fees for medication management 
ranging from $510 to $810 per month for traditional assisted living, and Concord Park charges 
$750 per month for LMA.  
 
As noted previously, none of the Competitive Facilities include any personal care in the base fee 
for traditional assisted living. Benchmark at Robbins Brook charges $700 to $3,450/month and 
The Commons charges $660 to $3,450 depending on the level of care needed in traditional 
assisted living. Concord Park charges a combined fee of $775/month for SAMM and up to an 
hour of personal care per day for its market rate traditional assisted living units.  None of the 
Competitive Facilities include incontinence care in the base monthly fee. Benchmark at Robbins 
Brook and The Commons in Lincoln charge $180 - $240/month for incontinence care, which 
includes supplies. Concord Park charges $500/month for incontinence care. 
 

Banker and Tradesman Research 
Banker and Tradesman tracks the sales prices listed on deeds recorded at the County Registry 
of Deeds in Massachusetts.  The chart below shows the annual year-to-date median sales price 
for single-family homes for the period of January through November for the years 2008 through 
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2019 for Concord and Massachusetts, as well as the year over year changes. While the median 
sales prices in Concord were clearly affected by the housing crisis in 2007, and the subsequent 
recession, they have since surpassed their all-time high. The median sales price in Concord has 
been consistently more than double that of the state for the each of the years studied. In the first 
ten months of 2019, the median single-family home price in Concord was $1,247,500, nearly 
triple the $400,000 figure for Massachusetts (The Warren Group 2019).  
 

Table 29 - Median Single-Family Home Sale Price – January-October (2008 – 2019) 
  Concord Massachusetts 

Year $ % Change $ % Change 

2019 $1,247,500  17.8% $400,000  3.9% 

2018 $1,059,000  1.9% $385,000  5.5% 

2017 $1,039,000  12.3% $365,000  5.2% 

2016 $925,000  3.2% $347,000  2.1% 

2015 $896,000  -0.2% $340,000  1.5% 

2014 $897,500  10.8% $334,900  3.0% 

2013 $810,000  11.7% $325,000  12.1% 

2012 $725,000  3.6% $290,000  0.0% 

2011 $700,000  2.7% $290,000  -2.5% 

2010 $681,500  -7.9% $297,450  4.4% 

2009 $739,900  7.4% $285,000  -8.1% 

2008 $689,126  -- $310,000  -- 

 

 
We also looked at the total number of single-family home sales in Concord and Massachusetts 
for the same time period, including year over year change as shown on the chart below (The 
Warren Group 2019).  The number of sales in Concord has been relatively volatile since 2008. 
From both a price and volume perspective, Concord appears to have fully recovered from the 
nationwide housing market collapse that began in 2007.  

 
Table 30 - Number of Single Family Home Sales – January-October (2008 – 2019) 

  Concord Massachusetts 

Year # % Change # % Change 

2019 170 -15% 49,524 -1% 

2018 199 21% 50,201 -2% 

2017 165 -12% 51,270 0% 

2016 188 11% 51,104 11% 

2015 169 6% 46,160 10% 

2014 160 -20% 41,802 -2% 

2013 199 0% 42,627 6% 

2012 199 19% 40,288 21% 
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2011 167 18% 33,416 -5% 

2010 142 8% 35,259 3% 

2009 131 -10% 34,327 -3% 

2008 146 -- 35,297 -- 

 

 

Housing Permits  
Between 2012 and 2018 the majority of residential development in Concord was the 
construction of single-family homes. During this time period, 305 units were permitted in five-
plus unit buildings during this time period, and there were no units permitted in two-, three-, 
or four-family buildings during this time (U.S. Census Bureau 2018).  This illustrates that there 
has been some multi-family housing recently built that may be appropriate for aging seniors 
who require one level living. However, there have been no new multifamily units permitted in 
the most recent 4 years.  

 
Table 31 - Number of Housing Units Permitted by Type in Concord 

Year Single 
Family 

Two 
Family 

Three & 
Four Family 

Five or More 
Families 

2018 50 0 0 0 

2017 44 0 0 0 

2016 54 0 0 0 

2015 54 0 0 0 

2014 43 0 0 74 

2013 42 0 0 129 

2012 35 0 0 102 

Total 322 0 0 305 

 

Planned Assisted Living Facilities 
We contacted staff in the planning, zoning, and building departments for Concord and the 
neighboring towns of Acton, Lincoln, and Maynard.  We also examined the BPDA website, the 
internal LDS pipeline list, and bldup.com to identify any planned or under construction assisted 
living facilities that may be competitive to the Subject Property. We learned of one permitted 
assisted living facility that would be competitive to the Subject Property.  
 
On December 13, 2018, Volunteers for America was granted a special permit from the Town of 
Concord to construct an addition to its existing Concord Park Assisted Living Facility. The 
addition would include the new construction of 16 additional assisted living units, of which one 
would be income-restricted to persons earning at or below 60% of AMI, one would be income-
restricted to persons earning at or below 80% of AMI, one would be income-restricted to 
persons earning at or below 100% of AMI, and 13 would be unrestricted market rate units. 
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According to Concord Town Planner Elizabeth Hughes, some of the new units would be 
flexible/adaptable to be memory care units. At the time of our survey, Ms. Hughes noted that 
Volunteers for America planned to break ground on the addition in Spring 2019 (Hughes 2018). 
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Demand Analysis 
The methodology used to assess demand is analogous to peeling away the layers of an onion.  
The subject area has been defined both within the context of its physical characteristics as well 
as its socio-economic characteristics.   
 

Demand for Assisted Living 
A typical assisted living resident is in their early to mid-80’s, therefore, we examined 
households age 75 and older for assisted living demand.  Most individuals over 75 are living on 
fixed incomes.  Substantial percentages of frail elderly are living on social security, pensions, 
and accumulated savings.  Market rate residents for assisted living have three major sources for 
paying rent: current income, savings and family support.  Many assisted living residents sell 
their homes prior to moving into assisted living facilities, and therefore are able to supplement 
their monthly fee payment from their savings from the sale of their home.   

 
In order to determine how much income an individual needs to afford to live in an assisted 
living facility, we assume that an individual will spend a fixed amount of their income on the 
monthly fee.  For residents in assisted living, most of their personal needs are covered in the 
monthly fees.  Monthly fees include room, board, weekly housekeeping, personal care, 
recreation activities, security, maintenance, and basic transportation.  Many medical needs not 
covered in the monthly fee are reimbursable through Medicare.  The major items not covered 
are personal income taxes telephone, cable, and personal items.  Based on industry data, we 
therefore assume that an individual will spend 80%-85% of their income on assisted living.  It 
should be noted that our calculations do not include a spend-down of principal from assets 
achieved through selling one’s home and/or savings.  What this essentially means is that it is 
more likely than not that since an average stay in assisted living is 2.1 years, a homeowner 
could spend-down the proceeds of the sale of their home without any monthly income.    
 
We used ESRI data to examine demand for 83 traditional assisted living units at the Subject 
Property according to income level.  
 
We examined one-person renter and owner households in the Study Area earning 0%-30% of 
AMI, 30%-60% of AMI and 60%-150% of AMI in the Boston-Cambridge-Quincy, MA-NH HUD 
Service Area. These income limits are summarized in the table below. 
 

Table 32 – Boston-Cambridge-Quincy HUD Income Limits 
AMI 1-Person 

30% $21,700  

60% $43,440  

150% $108,600  

 
The table below summarizes the demand and capture analysis for 2017 and projected for 2022.  
The first line is all age and income qualified households. We then calculated the number of 
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households that have a need for assistance with ADLs. As mentioned previously, ADLs involve 
the ability to bathe, toilet, dress oneself, as well as perform unassisted locomotion.  We base our 
assumptions on the findings of the most recent data from the National Center for Health 
Statistics’ National Health Interview Survey on the number of limitations in ADLs by age 
group. As mentioned previously, the average resident in an assisted living facility is in their 
early- to mid-80s; however, ESRI does not report income in additional age segments above age 
75. We therefore used the ADL limitation multiplier of 23.9%, which reflects the aggregate 
portion of persons in both the 75-84 and 85+ age groups with one or more ADL limitation 
(National Center for Health Statistics 2009). For all three income levels examined, the number of 
age- and income-qualified households with an ADL will increase between 2017 and 2022.  
 

Table 33 
Capture Rate Analysis 

2017 

  30% 60% 150% 

Qualified 75+ 697 657 1,148 

23.9% 167 157 274 

Competition 5 17 94 

Qualified net comp. 162 140 181 

Units* 9 13 20 

Capture Rate 5% 9% 11% 

2022 

  30% 60% 150% 

Qualified 75+ 810 706 1,204 

23.9% 194 169 288 

Competition 5 18 109 

Qualified net comp. 189 151 179 

Units* 9 13 20 

Capture Rate 4% 9% 11% 
*50% of units will be leased from the Study Area 

 
We then subtracted out the traditional assisted living units in the Study Area by income 
category from the number of qualified households in 2017. We also subtracted out the 16 
planned assisted living units at Concord Park Expansion from the number of qualified 
households in 2022. We have assumed that half of the total units at Benchmark at Robbins 
Brook and The Commons will be leased by residents from outside of the Study Area.  This is 
due to the fact that both facilities are on the edge of a 10-minute drive time zone.  
 
We then calculated a capture rate.  This tells us what percentage of the qualified individuals 
your facility needs to capture. Therefore, we have assumed that 50%, or 42 units, would be 
leased by individuals within the 15-minute drive time Study Area, and the remaining 41 units 
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will be leased by persons from outside the Study Area who are looking to live closer to their 
adult children. This estimate is based on industry data and the assumption that a higher 
proportion of persons will come from outside the Study Area because the Subject Property will 
be a low cost provider in a high income area. Since traditional assisted living is need driven 
verses choice driven, we typically look for capture rates at or below 10%.  
 
In 2022, the 30%, 60%, and 150% units at the Subject Property will only have to capture 4%, 9%, 
and 11% of the qualified households, respectively. The 100% occupancy of the Competitive 
Facilities and a 65 plus population, which is projected to continue growing through 2035 are 
additional indicators of demand. Additionally, the monthly fees at the Subject Property are 
significantly below those being charged at the Competitive Facilities, and include services 
comparable or superior to those being charged at the Competitive Facilities. Therefore, there 
appears to be a need for the 83 traditional assisted living units at the Subject Property. 
 

Lease Up and Absorption 
The main referral sources to assisted living are adult children, nearby hospitals, rehabilitation 
facilities, and existing senior housing facilities.  There are very strong demand indicators with 
the growing adult child population, and lower than average capture rates for each income level.  
In addition, supply appears to be constrained.  This is illustrated by long wait lists at the public 
subsidized elderly housing, with wait times ranging from one year to over five years.  
Furthermore, the Competitive Facilities have 100% occupancy for traditional assisted living.     
 
There has been very little assisted living product built recently in the region in recent years, and 
most of the assisted living facilities that have been built have been predominantly Memory Care 
assisted living. Additionally, unlike the Subject Property, none of the assisted living facilities 
that have opened in recent years have had an affordable component. Therefore, we have no on 
point absorption data to use for our analysis.  
 
The Commons in Lincoln is the only brand-new assisted living facility built or converted in the 
past five years. The Commons is the expansion of an existing 168-unit independent living 
facility campus to include a new construction 64-unit assisted living facility, including 40 units 
of traditional assisted living, 24 units of Memory Care assisted living, and 32 skilled nursing 
beds. All of the new assisted living units at The Commons are priced at market rate. The 
Commons opened in April 2016 and leased an estimated 3-5 assisted living units per month, 
with all new assisted living units being absorbed within the property’s first year of opening.  
 
Additionally, Heywood Wakefield Commons in Gardner is a totally affordable assisted living 
facility with 78 units.  It leased 5 units a month with a lease up of 15 months.  In addition, Linda 
Manor in Leeds opened in October 2014 and leased 8-10 units a month over its first six months.    
 
Given the developers strong track record of leasing these types of facilities and the affordable 
price point, we believe that five units leased at opening and 3-5 units leased per month as 
projected by Grantham, is achievable. 
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Exhibit 1 – Site Plan and Floor Plans
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Exhibit 2 – Site Pictures 
  



 
View of Subject Property from opposite side of Bruce Freeman Rail Trail 

 

 
View of Subject Property from opposite side of Bruce Freeman Rail Trail 



 
View of Subject Property from the end of Winthrop Street 

 

 
View of Winthrop Street from the eastern border of the Subject Property 



 
Industrial/Office building on northern side of Winthrop Street 

 

 
Industrial/Office building on southern side of Winthrop Street 



 
Single Family Home along Winthrop Street 

 

 
West Concord Shopping Plaza along Route 62/Main Street 
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Exhibit 3 – Detailed Competitive Facility Profiles 



Property Benchmark Senior Living at Robbins Brook  
Type AL/MC 

Survey Date 12/17/2019 

Address 10 Devon Drive 

Community  Acton 

Study Area yes 

Telephone 978-206-1992 

Contact Jay Booslay, Director of Community Relations; Lisa Beckwith, Director of 
Community Relations 

Website http://www.benchmarkatrobbinsbrook.com/ 

Manager/Owner Benchmark Senior Living 

Completion Date 2001 

Property Description 64 units of traditional assisted living and 25 units of memory care assisted 
living in one three story building. IL for sale condos is separate 

Location Description In a village setting on 12 acres campus with 54 ages 55+ independent living 
garden style condos adjacent to Route 27. 

Distance from Subject (miles) 4.1 N 

Units  

Total Units 89 

AL Units 64 

AL Affordable Units 3 (based on HUD guidelines) 

AL Market Units 61 

AL ALZ # Units 25 

Unit Mix  

AL Studio 25 

AL One 35 

AL Two 4 

MC Studio 3 

MC One 2 

MC Shared 20 

Size of Units  

AL Studio 336 

AL One 450 

AL Two 820 

ALZ Studio 336 

ALZ One 450 

ALZ Two companion hard walled, share bath 160 

Payment/Reimbursement  

Accept Medicaid/SSI? no 



Property Benchmark Senior Living at Robbins Brook  
# of Residents w/Medicaid or SSI n/a 

Eligibility  

Minimum Age 55 

Ambulatory yes 

Medical Services can bring in outside medical services 

Occupancy/Turnover/Waitlist  

# Vacant Units: 2 

AL Affordable Occupancy n/a 

AL Market Occupancy 100% 

ALZ Occupancy 92%, 2 shared MC units vacant 

Waiting List:   3-4 HHs for 1BR 

Annual Resident Turnover:   2-3 units per month 

Rents  

AL Studio $4,650 

AL One $5,400 

AL Two $6,250 

ALZ Studio  $7,350 

ALZ One  $7,050 

ALZ Shared (from Dec 2018) $5,550 

Included in Rent  

Meals/Day/Type:   yes x 3 

Personal Care:   none included in base rent. will have different levels of care. 

Self-Administered Medication Management 
(“SAMM”), which provides the resident with 
reminders and assistance in taking 
medication. 

Not included. See below. 

Limited Medication Administration (“LMA”), 
often for an additional fee, whereby certain 
medications may be administered by a 
nurse 

yes for extra fee; AL: Level I (once a day): $600/mo., Level II (twice a day): 
$700/mo., Level III (3 x per day): $900/mo. MC: Harbor Care Mgmt 1: 

$700/mo., Harbor Care Mgmt 2: $900/mo. 

Housekeeping:   weekly 

Linen weekly 

Personal Laundry Service:   yes, 1 load of personal laundry/week 

Transportation:   scheduled transportation for shopping and activities- doctor’s appointments 

Social Events concerts, book discussions, current events, cultural programs, educational 
seminars, speakers and live entertainment, trips 

Other Fees  

Second Occupant 25% of the base fee of the rent 

Community Fee $6,000 traditional, $7,000 MC 



Property Benchmark Senior Living at Robbins Brook  

Extra Personal Care 

2019: Starting at $700 
2018: Standard (cueing/reminders): AL: $660/mo.; MC: $810/mo.                                                                   

Level 1 (minimal assistance with ADLs):  AL: $1,320/mo., MC:$1,500/mo. 
Level 2 -- moderate assistance with ADLs: AL: $1,980/mo., MC: $2,310/mo.                                  

Level 3 (two person assistance) with ADLs): AL: $2,880/mo., MC: $3,120/mo.                                           
Level 4 (one on one care or mechanical lift with transfers): AL: $3,450/mo., 

MC:$3,600/mo. 

Incontinence Care $180 included supplies 1-2 Depends: $6/day, 2+ Depends: $8 day) or $240 
for the Level 2 of care 

Respite Care Additional $300/month (shared) $450/month (own room) 

Guest none 

Meal Tray Service yes, additional cost: $5/meal 

Extra/Guest Meals? breakfast: $8, lunch: $10, dinner: $12 

Rehab no 

Move in Concessions? none 

Common Amenities  

Beauty/Barber Shop yes 

Activity Room yes 

Dining Room yes 

Exercise/Fitness Room no 

Common Laundry Room no 

Garage/Covered Parking no 

Library yes 

Music Room yes 

Resident Kitchen yes 

Storage Room; Cost? no 

Sun room yes 

Pub country kitchen - alcohol? 

Smoking Area yes 

Gift shop/convenience store no 

Pool/Whirlpool whirlpool w/hydro tub 

Computer Room yes 

Walking Paths/Com. Garden Yes, multiple paved waling areas on site and across the street 

Pet Friendly? Cost? yes, $500 one-time fee 

Place of worship no but have visiting priests and rabbis 

Other front porch, enclosed courtyard for memory care neighborhood 

Unit Amenities  

Balcony/Patio yes - some 

Refrigerator/Freezer fridge, freezer? 

Stove Top/Oven no 



Property Benchmark Senior Living at Robbins Brook  
Microwave yes 

Dishwasher no 

Shower Stall/Tub walk in shower 

Cable /telephone/internet ready yes 

AC central? 

Resident Security emergency response system + grab bars 

Tenant Profile  

Entry Age Around 86 or 87, but this year has had some younger women (early 80s late 
70s) 

Length of Stay 3-5 years 

Average Age Late 80s 

Market Area:  

Primary:   80% concord and communities that surround it 

Secondary: 20% come from outside area to be close to adult children 

Tertiary/Return Migration:   see above 

Benefits of Location Very suburban setting with feeder from IL (also is the best feature) 

Worst Feature? Older building, simpler finishes 



Property The Commons in Lincoln (formerly the Groves in Lincoln) 
Type AL/AZ 
Survey Date 1/2/19; 10/6/2017; 7/27/2015 
Address 1 Harvest Circle 
Community  Lincoln 
Study Area yes 
Telephone 781-430-6704 
Contact Eric Wilson 
Website http://www.thecommonsinlincoln.com/ 

Manager/Owner Benchmark Senior Living 
Completion Date Opened April 2016 
Property Description The Commons is now a CCRC. new facility on existing campus of 168 unit independent 

living facility. Completed in April 2016. New units include 40 AL units, 24 Dementia Care 
Assisted Living units, and 26 skilled nursing units (including studio and shared units) with 32 
skilled nursing beds. 

Location Description Located on existing campus of IL neighborhood at intersection of Route 2 and 2A -- Crosby 
Corner on Concord border 

Distance from Subject (miles) 4.0 SE 
Units   
Total Units 64 
AL Units 40 
AL Affordable Units 0 
AL Market Units 40 
AL ALZ # Units 24 
Unit Mix 

 

AL Studio 9 
AL One 22 
AL Two 9 
MC Studio 16 
MC One 

 

MC Shared 8 
Size of Units (Sq. Ft.)   
AL Studio 300 
AL One 500 
AL Two 700 - 800 
ALZ Studio 300 
ALZ One n/a 
ALZ Two n/a 
Payment/Reimbursement   
Accept Medicaid/SSI? 100% private pay 

# of Residents w/Medicaid or SSI  0 



Property The Commons in Lincoln (formerly the Groves in Lincoln) 
Eligibility   
Minimum Age 62 
Ambulatory no 
Medical Services can bring in outside medical services 
Occupancy/Turnover/Waitlist   
# Vacant Units: 0 
AL Affordable Occupancy n/a 
AL Market Occupancy 100% 
ALZ Occupancy 100% 
Waiting List:   3-6 months 
Annual Resident Turnover:   Too new 
Rents   
AL Studio $5,970 
AL One $6,450 
AL Two $7,350 
AL Shared n/a  
ALZ Studio  $6,899 (did not have time…from 2017 survey) 
ALZ One   n/a 
ALZ Two   $5,399 (share bath)…did not have time. From 2017 survey 
Included in Rent   
Meals/Day/Type:   yes x 3 
Personal Care:   none included in base rent. will have different levels of care. 

Self-Administered Medication 
Management (“SAMM”), which 
provides the resident with reminders 
and assistance in taking medication. 

not included. See below 

Limited Medication Administration 
(“LMA”), often for an additional fee, 
whereby certain medications may be 
administered by a nurse 

yes for extra fee; AL: Level I (once a day): $510/mo., Level II (twice a day): $660/mo., Level 
III (3 x per day): $810/mo. MC: Harbor Care Mgmt 1: $660/mo., Harbor Care Mgmt 2: 
$810/mo. 

Housekeeping:   weekly 
Linen weekly 
Personal Laundry Service:   yes, 1 load of personal laundry/week 
Transportation:   Will transport residents to medical appointments 

Social Events 2 outings a week, lots of musicians, lectures 
Other Fees   
Second Occupant 25% of the base fee of the rent ($1,620 for 1BR AL, $1,838 for 2BR AL) 
Community Fee $6,000 AL; $6,500 MC 



Property The Commons in Lincoln (formerly the Groves in Lincoln) 
Extra Personal Care Standard (cueing/reminders): AL: $660/mo.; MC: $810/mo.                                                                   

Level 1 (minimal assistance with ADLs):  AL: $1,320/mo., MC:$1,500/mo. 
Level 2 -- moderate assistance with ADLs: AL: $1,980/mo., MC: $2,310/mo.                                  
Level 3 (two person assistance) with ADLs): AL: $2,880/mo., MC: $3,120/mo.                                           
Level 4 (one on one care or mechanical lift with transfers): AL: $3,450/mo., 
MC:$3,600/mo. 

Incontinence Care $180 included supplies (1-2 Depends: $6/day, 2+ Depends: $8 day) or $240 for the Level 2 
of care 

Respite Care Do not offer 
Guest none 
Meal Tray Service no charge 
Extra/Guest Meals? breakfast: $6, lunch: $8, dinner: $10 
Rehab in the skilled building separate 
Move in Concessions? None 
Common Amenities   
Beauty/Barber Shop Yes 
Activity Room yes 
Dining Room yes 
Exercise/Fitness Room yes 
Common Laundry Room no 
Garage/Covered Parking no 
Library yes 
Music Room no have baby grand piano lobby 
Resident Kitchen yes 
Storage Room; Cost? no 
Sun room yes 
Pub yes - café 
Smoking Area no 
Gift shop/convenience store no 
Pool/Whirlpool yes - pool 
Computer Room Yes 
Walking Paths/Com. Garden both 
Pet Friendly? Cost? yes, $500 one time fee 
Place of worship Have services come in on wed. catholic 
Other Advance degrees, engineers, architects 
Unit Amenities   
Balcony/Patio No 
Refrigerator/Freezer refrigerator 
Stove Top/Oven no 
Microwave yes 
Dishwasher no 



Property The Commons in Lincoln (formerly the Groves in Lincoln) 
Shower Stall/Tub showers 
Cable /telephone/internet ready yes 
AC central 
Resident Security emergency response + grab bars 
Tenant Profile   
Entry Age AL: mid 80s; MC: late 80s 
Length of Stay just opened, but guessed about 2 yrs 
Average Age 85 or 86 in AL and 88-89 in MC 
Market Area:   
Primary:   80% from Lincoln, Concord, Belmont, Arlington, Acton, Carlise (10-15 miles) 

Secondary: 20% out of state from Michigan, Florida, South Carolina 

Tertiary/Return Migration:   see above 
Best Sources of Referral Independent Living 
Benefits of Location Major highway system 
Best Feature New renovation 
Worst Feature? shared units 

 

 



Property Concord Park 
Type AL/MC (also has a few independent living units) 
Survey Date 12/31/18; 10/4/2017 
Address 68 Commonwealth Avenue 
Community  Concord 
Study Area yes 
Telephone 978.369.4728 
Contact Maryellen King, Executive Director 

Website https://www.seniorlivingresidences.com/communities/concord-park/ 

Manager/Owner Manager: Senior Living Residences, Owner: VOA 

Completion Date 2001 

Property Description One 3-story elevator building with secure Memory Support Neighborhood wing on 
9-acre parcel with large meadow behind building with walking paths and surface 
parking in front of building. Also includes a small amount of independent living 

units ("only 10%-15% of all units") 
Location Description Located in W. Concord Village across from commuter rail station and new 

Brookside Square 74-unit market rate rental development along banks of the 
Assabet River 

Distance from Subject (miles) 0.4 SE 
Units 

 

Total Units 78 
AL Units 62 
AL Affordable Units 20 affordable (3 GAFC, 17 @ 60% AMI for Concord) 
AL Market Units 42 
AL ALZ # Units 16 (13 studios, 3 2 BRs - shared suites) 
Unit Mix 

 

AL Studio 33 
AL One 24 
AL Two 5 (all affordable shared suites) 
MC Studio 13 
MC One 0 
MC Shared 6 
Size of Units 

 

AL Studio 350 
AL One 525 
AL Two 500 - 700 
ALZ Studio 340 
ALZ One n/a 
ALZ Two 500 - 700 
Payment/Reimbursement 

 

Accept Medicaid/SSI? only for GAFC units 
# of Residents w/Medicaid or SSI 3 
Eligibility 

 

Minimum Age 62 



Property Concord Park 
Ambulatory must be weight bearing 
Medical Services can bring in outside medical services 

Occupancy/Turnover/Waitlist 
 

# Vacant Units: 0 
AL Affordable Occupancy 100% 
AL Market Occupancy 100% 

ALZ Occupancy 100% 
Waiting List:   Waitlists for market rate and affordable – did not know length 
Annual Resident Turnover:   Did not know 
Rents Rents vary based on square footage 
AL Studio Affordable (60% AMI): $3,500-$4,950; market rate: $5,800-$7,250 

AL One market rate: $7,750-$9,250 

AL Two all affordable - shared suites, $2,500 per resident 
ALZ Studio  $8,975-$9,950 - private room 
ALZ One  n/a 
ALZ Shared $7,750 - $8,250 - shared suite 
Included in Rent 

 

Meals/Day/Type:   3 meals per day 
Personal Care:   

Affordable: included in base monthly fee; Market rate AL: $775 combined monthly 
fee for SAMM and personal care (up to one hour/day) 

Self-Administered Medication Management 
(“SAMM”), which provides the resident with 
reminders and assistance in taking medication. 

Limited Medication Administration (“LMA”), 
often for an additional fee, whereby certain 
medications may be administered by a nurse 

$750/month 

Housekeeping:   weekly 
Linen weekly 
Personal Laundry Service:   $125 for personal laundry 
Transportation:   Regularly scheduled shopping and restaurant trips as well as transportation to 

medical appointments up to 10 miles away, 20 miles roundtrip 
Social Events exercise programs, outings, spiritual activities, educational programs, etc. 

Other daily bed making and trash removal 

Other Fees 
 

Second Occupant $1,400/month 
Community Fee $4,500 health/wellness fee 
Extra Personal Care Not available 
Incontinence Care $500/month 

Respite Care $250 - $350/day 
Guest none 
Meal Tray Service $15 

Extra/Guest Meals? Guest meals: $10/meal on non-holidays, $20/meal on holidays 



Property Concord Park 
Rehab n/a 
Move in Concessions? none 
Common Amenities 

 

Beauty/Barber Shop yes 
Activity Room yes 
Dining Room yes 
Exercise/Fitness Room no 
Common Laundry Room yes 
Garage/Covered Parking surface only 
Library yes 
Music Room no 
Resident Kitchen yes 
Storage Room; Cost? no 
Sun room yes 
Pub yes - country kitchen 

Smoking Area non-smoking community 
Gift shop/convenience store yes 
Pool/Whirlpool no 
Computer Room yes 
Walking Paths/Com. Garden both including walking trail along Assabet River 

Pet Friendly? Cost? yes, charge – one time $750 pet fee 

Place of worship do not have dedicated space, but resident hold church services 

Other courtyard and patio with umbrella tables + a gazebo 

Unit Amenities 
 

Balcony/Patio none 
Refrigerator/Freezer fridge, freezer 
Stove Top/Oven stove top 
Microwave yes 
Dishwasher no 
Shower Stall/Tub walk in shower 
Cable /telephone/internet ready yes 

AC central 
Resident Security emergency response system in unit + grab bars 

Tenant Profile 
 

Entry Age Did not know 
Length of Stay 2.5- 3 years 
Average Age 83 
Market Area: 

 

Primary:   Lincoln, Concord, Acton, Westford, W. concord 



Property Concord Park 
Secondary: moving back to area to be closer to adult children 
Tertiary/Return Migration:   See above 
Best Sources of Referral family and friends of residents; hospitals and rehab centers 
Benefits of Location combination of urban vibe in downtown concord and rural setting of campus itself 
Best Feature Location, owners, and management 

Worst Feature? Facility in need of modernization (repainting and carpet replacement in AL 
occurred in last 8-10 months; no upgrades on MC side, but needed) 

 



51 | P a g e    

 

Exhibit 4 – Market Analysis Form 
 

 



PRIMARY MARKET AREA ANALYSIS SUMMARY

DEVELOPMENT NAME: Christpher Heights of Concord TOTAL UNITS 83

LOCATION: 6X Winthrop Street, Concord, MA LIHTC UNITS 43

PMA BOUNDARY: 15-minute Drive Time from Subject Property

RENTAL HOUSING STOCK

RENTAL TYPE # PROPERTIES TOTAL UNITS

ALL RENTAL HOUSING 3 166

LIHTC 1 17

MARKET RATE HOUSING 3 143

OTHER ASSISTED/SUBSIDIZED
2 6

Note:  We only included assisted living faciliiltes as our comps for this form.  For one stop, we used Subject 60% LIHTC rents

How many applicant are on the local housing authority's public housing waiting list?

LIHTC HOUSING*

PROPERTY UNIT TYPE SIZE (SF)
VACANCY 

RATE

0BR 350

1BR

2BR

3BR

4BR

0BR

1BR

2BR

3BR

4BR

0BR

1BR

2BR

3BR

4BR
MARKET RATE HOUSING

PROPERTY UNIT TYPE SIZE (SF)
VACANCY 

RATE

0BR 336

1BR 450

2BR 820

3BR

4BR

0BR 300

1BR 500

2BR Not avail.

3BR

4BR

$6,100 

$6,950 

n/a

n/a

0%The Commons in Lincoln*

$6,630 n/a $4,000 

$7,110 n/a $5,000 

$8,010 

$4,400 

$5,000 

0

0

2

0

100%

100%

100%

100%

Includes the 17 units at 60% of AMI at 
Concord Park

100% for Assisted living units

Includes the 3 GAFC units at Concord 
Park and the 3 HUD units at Robbins 
Brook

0%

MONTHLY FEE 
(LESS UA)

$5,350 

UTILITY 
ALLOWANCE

PROPOSED MONTHLY 
FEES PER ONE-STOP 

(LESS UA)

MONTHLY FEE 
(LESS UA)

UTILITY 
ALLOWANCE

PROPOSED MONTHLY 
FEES PER ONE-STOP 

(LESS UA)

Concord Park 60% units

$3,500-$4,950 n/a

VACANT UNITS
AVERAGE 

OCCUPANCY

n/a $3,315 

n/a

Concord HA: wait time of 2+ years for a Concord resident and 
about 8-10 years for a non-resident. MassNAHRO Centralized 
Wait List: 215,853 as of 1/6/2020. As of 12/20/18, 187 with a 

Concord Preference

*Monthly Fees adjusted to include the basic cost of personal care and SAMM to match the 60% units at the Subject Property

$3,255 

0%

Benchmark at Robbins Brook



0BR 350

1BR 525

2BR

3BR

4BR

 OTHER ASSISTED/SUBSIDIZED HOUSING

PROPERTY UNIT TYPE SIZE (SF)
VACANCY 

RATE

0BR

1BR

2BR

3BR

4BR

0BR

1BR

2BR

3BR

4BR

0BR

1BR

2BR

3BR

4BR

DEMOGRAPHIC DATA

YEAR

AREA'S POPULATION

TOTAL HOUSEHOLDS

RENTER HOUSEHOLDS

INCOME and ADL QUALIFIED HH

MEDIAN INCOME FOR PMA

MARKET DATA

PROJECT'S PROPOSED TARGET 
POPULATION

UNIT TYPE 30%
0BR $6,516
1BR $6,986
2BR
3BR

4BR
CAPTURE RATE BY INCOME % 

PMA (2022) 30% 4% 50% 60% 9% MARKET RATE 11%

POTENTIAL ABSORPTION RATE

YEAR

UNEMPLOYMENT RATE

6,042

26,106

70,691

$121,418

Medical, Custodial, Administrative

MINIMUM INCOME NEEDED TO 
LEASE UNIT BY INCOME % *Note 
this is based on 12 months rent, 

not service charges.

$13,032
$13,968

50%

2% (October 2019); 13-month average: 
2.2%

60%

5 leased at first occupancy, then will lease three to five units per month

CURRENT YEAR (2019)2010 2022

$14,328
$16,464

Note: Concord Park has some GAFC Units

LOCAL EMPLOYERS IN PMA

INDUSTRY TYPE OF JOBS AVAILABLE NUMBER OF EMPLOYEE JOBS 
Emerson Hospital

2010

66,452 73,785

2022

Concord Personnel

Deaconness Abundant Life Community

New England Deaconness Association

Advisory, Administrative, Government

250-499

$132,278

Single persons, over age 75 at various income levels, renters, with 1 or more ADL.  Adult Children ages 45-65.

24,841 27,184

2017

Medical, Custodial, Administrative

Medical, Custodial, Administrative

30%: 167 HH; 60%: 157 HH; 150%: 274 
HH

 RENT (LESS UA)
UTILITY 

ALLOWANCE

PROPOSED RENTS 
PER ONE-STOP (LESS 

UA)

Note: Market rate rents have been adjusted to include personal care to match Subject.*Also includes SAMM.

0%Concord Park*

$6,575 n/a $4,400 

$8,525 n/a $5,000 

0%

MARKET RATE (60%-150% AMI)

30%: 194; 60%: 169; 150%: 288

1,000-4,999
500-999
250-499

5,339 6,262
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West Concord Task Force 
Final Report 

15 November 2011 

Executive Summary 
The West Concord Task Force (WCTF) was appointed by the Board of Selectmen after 
Concord’s 2008 Annual Town Meeting to “seek ways to maintain and enhance the village scale 
and historic identity of West Concord village, improve traffic circulation and public 
transportation, and protect and promote the enjoyment of natural resources.” The goal of the 
WCTF was to maintain West Concord as a pleasant, lively, and affordable place to live, work, 
play, shop, and own a business. 
In carrying out its charge the Task Force actively sought public input to get to the core of what 
makes West Concord special. In our surveys, public forums and workshops, it became clear that 
the appeal of West Concord was due to the confluence of three aspects: a village shopping 
experience with owner-operated shops and personalized service, an affordable industrial area that 
serves as a business incubator, and the proximity of natural resources such as Warner Pond and 
the Assabet River. Our three-year effort sought to support these aspects. 
In close collaboration with the Planning Department and Planning Board, we supported the 
development of the West Concord Village Center Master Plan, a vision for the future with over 
60 specific recommendations, and Design Guidelines, non-binding recommendations for the 
architecture of future development plans as documents. Specific recommendations for prioritized 
implementation of the Master Plan appear in Appendices A and B, which are letters to the Town 
Manager. Short-term recommendations are contained in the Appendices and the full suite of 
recommendations are contained in the Master Plan Implementation Matrix. 
We also spearheaded the creation and passage of several zoning articles to preserve and enhance 
the three main attributes of West Concord. To enhance West Concord’s village scale and 
preserve West Concord’s shopping and community experience we amended the zoning bylaws 
through Town Meeting to create a Village Zoning District to promote first floor retail and 
intimate scale, and put a cap on the number of formula businesses in West Concord. To support 
Industrial District vitality, we amended the zoning bylaws to specify criteria for how mixed 
residential–industrial–business developments are to be approved—with provisions for 
implementing Master Plan recommendations, considering the Design Guidelines, providing 
affordable residential and industrial space, and enhancing access to natural resources. 
Since the desires of the citizenry were touchstones for consideration, recommendation and 
action, in our process, we helped West Concord find and channel its voice. We were able to 
understand what is valued about West Concord, develop recommendations, and rally support for 
structural change that will serve to maintain and promote the uniqueness of West Concord. 
To ensure that West Concord continues to have a channel for its voice, the final recommendation 
of the Task Force was to charge a West Concord Advisory Committee. The WCAC can be useful 
in enabling citizen input, creating awareness among Town Boards and Committees on the Master 
Plan, and providing input on initiatives related to West Concord. 
It has been a labor of love helping to ensure West Concord continues to thrive and we, on the 
Task Force, thank the Board of Selectman for the Opportunity to Serve. 
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Prior Planning Initiatives 
The West Concord Task Force began its work in the summer of 2008 by researching prior 
planning studies relating to West Concord center, including: 

• “Village Center Study” (December 2007) and Village Study Committee Report Appendix 
A-H (July 2007): The Concord Village Centers Committee (2006–2008) examined three 
village centers, Concord Center, Thoreau/Depot area and West Concord. The report 
includes recommendations and highlights common planning themes throughout the 
centers. Article 37 at Annual Town Meeting 2008 was a follow-on initiative to this 
committee and study that directly resulted in the formation of the West Concord Task 
Force. 

• “Comprehensive Long Range Plan” (2005): The Town of Concord updates its long-range 
plan periodically. The previous Comprehensive Long Range was completed in 1974, and a 
Long Range Plan for Land Use was completed in 1987. 

• The West Concord Study Committee’s “Activity Report for Phase One” (November 
1992), “Phase II Report: A Comprehensive Guide to Issues and Concerns Affecting the 
Future of West Concord Center” (July 1993), and “Phase III Report: A Working 
Document for Planning and Action” (December 1993) 

• “Junction Initiative Plan Report” (May 1990), produced for the town of Concord by 
Wells/Prentiss Partnership 

• “Traffic Analysis Program and Circulation Plan: Final Summary Report” (March 1987) 
produced for the town of Concord by Vanasse Hangen Brustlin, Inc. 

The result of this research is that we found a strong sentiment that the community valued the 
following perceived characteristics of West Concord: small scale, feeling of community, village 
look, civic spaces, daily-use stores, startups and small independent businesses, historic aspects, 
walkability, and “funky” character. This research also identified the following planning desires: 
maintain village scale through zoning, relieve traffic congestion through circulation changes, 
enhance pedestrian accessibility through setback changes, streetscape improvements and 
signage.  

Major Accomplishments 
Over the course of our three years, the WCTF carried out numerous activities. Below is a 
summary of major accomplishments. 
Master Plan: In consultation with the WCTF, Concord’s Planning Division hired Stantec 
Planning and Landscape Architecture to create a Master Plan for West Concord Village to 
provide a comprehensive map for the village’s future that addresses traffic, parking, wastewater 
infrastructure, design guidelines, land use, and natural resources in a single document. Unlike 
previous studies that established a vision at a macro level, the Master Plan provides specific 
actionable items with supporting drawings and tangible steps for working with landowners to 
implement suggested improvements and potential zoning changes. As part of the Master 
Planning process, two Scenario Building Workshops were conducted during the summer at the 
Planning Division’s office on Keyes Road. Subsequently, the Task Force coordinated a two-day 
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West Concord Village Community Design Workshop that was conducted by Stantec on a rainy 
weekend in September. Despite inclement weather, 230 people attended the two-day workshop, 
an indication of the importance of the village’s future to Concord residents. In October 2010, the 
WCTF held a public forum for comments on the final version of the Master Plan. Generally, the 
Master Plan has been well received and is lauded for its breadth and detail. The Master Plan was 
forwarded to the Planning Department with an addendum reflecting citizens’ comments. The 
WCTF has prioritized several Master Plan items for implementation; see Appendices A and B. 
The Master Plan can be viewed at the Planning Department and the library, and is on the Town 
website at: http://www.concordma.gov/pages/ConcordMA_BComm/master_plan 
Design Guidelines: One of the components in the Master Plan, also recommended by several 
previous Town planning efforts, is a set of design guidelines for the West Concord Business and 
Industrial districts. Although they are non-binding and do not have the force of law as zoning 
bylaws do, design guidelines provide property and business owners with guidance on what the 
community would prefer. Compliance with the guidelines could simplify the review/permitting 
process for applications submitted to the Planning Board or Zoning Board of Appeals. In 
consultation with the Planning Board, the WCTF, and the Master Plan consultant, the Planning 
Division prepared a set of design guidelines that were sent to the Planning Board for their review 
and adoption in the Spring of 2010. The Design Guidelines can be viewed at the Planning 
Department and the library, and are on the Town website at: 
http://www.concordma.gov/Pages/ConcordMA_Planning/WCVC_DESIGN_GUIDELINES_%2
0FINAL_%20July_%202011.pdf  
Zoning Bylaw changes: A significant effort of the WCTF was to review the Zoning Bylaw in 
light of the Master Plan recommendations and considerable input from citizens, merchants and 
property owners, and to assist the Planning Department and the Planning Board in bringing 
articles before Town Meeting. At Annual Town Meeting 2010, the voters approved the 
separation of Concord’s Business and Industrial districts into distinct districts including a West 
Concord Business district and West Concord Industrial district. At Annual Town Meeting 2011 
and at a Special Town Meeting within that meeting, the voters established a West Concord 
Village district created from a portion of the West Concord Business district, and approved 
various changes in the West Concord Village, West Concord Business, and West Concord 
Industrial districts involving building height and setback requirements, ground floor uses, store 
size limits, and formula business regulation, all with the intention of encouraging a lively retail 
streetscape and active business and industrial districts which will be conducive to a strong 
commercial base, a tight-knit community, and sustainable development. Articles passed at Town 
Meeting and specifically affecting West Concord center were ATM 2010 article 44, ATM 2011 
articles 36, 50, 52, 53, and 54, and STM 2011 articles S3, S4, S5, and S6. Information about 
these articles may be found in the Town Meeting section of the Town’s Annual Reports. 
WC-IPOD: As we began our work, the WCTF pursued a zoning bylaw amendment known as the 
West Concord Interim Planning Overlay District (WC-IPOD), which was approved by the voters 
at Annual Town Meeting 2009. The WC-IPOD provided a temporary mechanism to oversee land 
use changes during the development of the Master Plan. As a partial brake on development rather 
than a complete moratorium, it balanced the needs of the community to allow time for planning 
with the needs of property owners and business people to carry out their affairs. Having fulfilled 
its purpose, it expired automatically at the end of Annual Town Meeting 2011. See ATM 2009 
Article 38. 
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Public Surveys: The WCTF created a survey asking what Concord residents want to protect, 
prevent, and change about West Concord. Between November, 2008 and February, 2009, two 
hundred surveys were returned. The feedback was analyzed, with a report published in August 
2009. Additionally, Stantec conducted a Visual Preference Survey as part of the Master Planning 
process during September and October 2009. Results from both surveys contributed toward 
content in the Master Plan. A summary of these findings is included in Appendix 3 of the Master 
Plan. 

Public Outreach 
The West Concord Task Force came into existence in part because of confusion and uncertainty 
after the change of ownership of several large commercial properties in the village center, when 
the center had experienced little turnover for many years. Additionally, many residents expressed 
concern that West Concord issues had sometimes been overlooked within the larger town-wide 
planning agenda. The WCTF considered it a major and necessary component of our work to keep 
the public informed, to listen to the public, and to take public input into account. All West 
Concord Task Force meetings were open to the public by law; the WCTF held meetings 
approximately bi-weekly over the majority of its tenure. In addition, the WCTF conducted public 
forums before each Town Meeting to publicize and explain warrant articles relating to West 
Concord center and to collect feedback. We conducted forums for the Master Plan and Design 
Guidelines as well. Most forums drew over one hundred attendees. We published occasional 
guest commentaries and letters in the Concord Journal, contacted the Concord Journal to suggest 
the presence of a reporter at important events, arranged with CCTV (our local cable channel) to 
tape and broadcast important events, created a Yahoo Group email list, made use of CCTV to 
announce meetings and other relevant events, and posted notices in public locations. We 
conducted a public survey that helped to inform the Master Plan. We are proud of the support the 
WCTF has received from town government, citizens, business owners, and property owners as a 
result of this outreach, culminating in a positive reception for the Master Plan, the Design 
Guidelines, and Town Meeting warrant articles. 

Recommendations 
The West Concord Task Force recommends that the Town of Concord make use of the West 
Concord Master Plan and West Concord Design Guidelines. Specific recommendations for 
prioritized implementation of the Master Plan appear in Appendices A and B, which are letters to 
the Town Manager. In addition to the short-term recommendations contained in the Appendices 
and the full suite of recommendations contained in the Master Plan Implementation Matrix, the 
WCTF further recommended the creation of a West Concord Advisory Committee to assist the 
Town in making use of these documents into the future. 

Master Plan 
The WCTF recommends that the Town be guided in its initiatives by the West Concord Master 
Plan benefiting from the detailed and careful work provided by the Master Planning firm Stantec, 
the Planning Department, the West Concord Task Force, and the hundreds of Concord citizens 
who attended meetings, forums, and workshops, provided ideas, and gave feedback. We urge 
Town departments and committees, and all citizens, to keep the Master Plan in mind while 
planning changes in West Concord center, and to seek opportunities to implement the 
Master Plan’s action items. 
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The Implementation Matrix on pp. 5-23.1 through 5-23.4 of the Master Plan lists all 
implementation items in a table where the “Project Assist” column identifies town departments 
and committees who would assist in implementing the item. We recommend that departments 
and committees review the table periodically to see whether and how they could incorporate 
implementation items into their work. 
The Master Plan should be a living document that grows and changes along with Concord. 

Design Guidelines 
We recommend that the Planning Board make use of the Design Guidelines and that applicants 
for building permits, site plan review, special permits, and any other relevant approvals be 
introduced to the Design Guidelines. Applicants can use the Design Guidelines to produce plans 
that meet approval with fewer changes, speeding up the permitting process to the benefit of both 
applicants and review boards. The assistance of a West Concord advisory committee in 
navigating the Design Guidelines may be particularly useful both to applicants and to review 
boards. In addition, design guidelines may provide a future basis for form-based code, a zoning 
tool with regulatory force that might be useful to the Planning Board and the Planning 
Department in the future. 

West Concord Advisory Committee 
The Master Plan recommends the creation of a West Concord advisory committee, and a 
majority of the WCTF voted to recommend that such a committee be created to assist the town in 
implementing Master Plan action items and in making use of the West Concord Design 
Guidelines. In May, 2011, the WCTF delivered a draft charge for a WCAC to the Board of 
Selectmen for their consideration. The Board of Selectmen recommended that such a committee 
be created as a subcommittee of the Planning Board. The Planning Board approved a charge for 
the committee in August, 2011, and is in the process of seeking nominees.  

Membership 
The members of the WCTF are: Phil Adams, chair; Nancy Carey, clerk; Bobbie Brennan, Gary 
Clayton, Sue Felshin, Don Hawley, David Holdorf, Gary Kleiman, Chris Sgarzi, and Jimi Two 
Feathers. Former members are Susan Close, Dan Holin (chair), Meg Gaudet, Roz Greenstein, 
Matt Johnson, Chris Ryan, and Betsy Stokey (vice chair); ex officio: Greg Howes and Chris 
Whelan. WCTF members may be useful resources for future initiatives on lessons learned for 
topics such as public outreach strategies, preparation for Town Meeting issues related to zoning, 
etc. 

Acknowledgements 
The West Concord Task Force thanks the Board of Selectmen and the citizens of Concord for the 
opportunity to serve our town. We thank the citizens who provided the WCTF with thoughtful, 
insightful, and heartfelt input at public meetings and forums, and who contributed to the Master 
Plan. Several Town residents involved in past West Concord planning efforts and activities were 
particularly helpful in providing their expertise, assistance, and labor. The staff of the Planning 
Department were helpful in providing support, including performing research, drafting zoning 
bylaw amendments, drafting the Design Guidelines, and managing the Master Planning process 
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including reviewing the Master Plan; Planning Director Marcia Rasmussen attended many 
evening meetings and was helpful in providing her expertise and experience. We thank our 
Selectmen liaison, Greg Howes, Town Manager Chris Whelan, and Administrative Assistant to 
the Board of Selectmen Ruth Lauer. 

A Suggestion on Communications 
If Town resources allow, it would be helpful to expand the existing Town of Concord email 
news feeds (see http://www.concordma.gov/Subscriber) to allow any Town committee to create 
and manage an email announcement list. The Yahoo Groups list used by the WCTF had the 
advantage of being free, but it was difficult to maintain, and some citizens found that they were 
unable to subscribe or failed to receive emails after subscribing. 
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Appendix: List of Exhibits 
1. Charge: Concord, MA - West Concord Task Force Charge.pdf 
2. Agendas and Minutes for meetings 

2008: July 22 and 30; Sept. 2 and 16; Oct. 1, 15, and 29; Nov. 5, 12, and 19; Dec. 2, 10, and 
16. No minutes: Walking tour of West Concord, Sept. 21, 2008. 

2009: Jan. 14; Feb 2 and 26; Mar. 17; Apr. 22; May 11 and 27; June 8 and 29; July 23; Aug. 
25 and 28; Sept. 9 and 30; Oct. 13; Nov. 30; Dec. 14 and 22. 

2010: Jan. 7 and 19; Feb. 4; Mar. 18; Apr. 1, 12, and 26; May 4; July 22; Aug. 5 and 19; 
Sept 2, 16, 23, and 30; Oct. 14 and 28; Nov. 10 and 17; Dec. 2 and 8. 

2011: Jan. 1 and 20; Feb. 2 and 15; Mar. 17 and 31; Apr. 21; May 12; June 28; Oct. 6 
3. Reports 

• Reports to Board of Selectmen (see also under “Correspondence sent”): 

◦ Nov. 13, 2008, progress report presented 17 Nov 2008: WCTF-prog-rpt-to-BoS-2008-11-
13-submitted.doc 

◦ May 23, 2011, progress report and draft charge for West Concord Advisory 
Committee, WCTF Progress report and WCAC charge cover letter 2011 05 23.doc and 
Draft WCAC Charge 2011 05 23.doc 

• Annual Town Report submissions: see Annual Town Reports of 2008, 2009, 2010, 2011 
• August 2009, West Concord Task Force Public Survey Final Report: 

survey_report_09.03.2009.pdf  
• West Concord Industrial Areas Retreat Summary Report, June 2010, prepared by Eaton 

Planning: WCTF_June2010_Workshop_Report.pdf 
• West Concord Master Plan, Apr. 19, 2010, prepared by Stantec Planning and Landscape 

Architecture; available from the Planning Department and at 
http://www.concordma.gov/pages/ConcordMA_BComm/master_plan 

• July 2011, West Concord Design Guidelines, prepared by the Planning Department; 
available from the Planning Department and at 
http://www.concordma.gov/Pages/ConcordMA_Planning/WCVC_DESIGN_GUIDELIN
ES_%20FINAL_%20July_%202011.pdf 

4. Presentations at public forums & workshops 
• Nov. 17, 2008, Interim update for the Concord Board of Selectmen: WCTF-pres-to-BoS-

2008-11-17-final.ppt 
• Mar. 25, 2009, Town Meeting public information forum (see also following item) 
• Apr. 7, 2009, Town Meeting public information forum, repeat of previous, 2009.04.07 

WCTF presentation 3-31.ppt 
• June 16, 2009, public forum on Design Guidelines: 2009 06 11 Design Guidelines - 

REVISED.ppt 
• July 23, 2009, Master Plan scenario building workshop: see under “Maps” 
• Sept. 11 & 12, 2009, West Concord Village Community Workshops 
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• Nov. 19, 2009, Master Plan Public Information Forum, 2009.11.19 WCTF presentation.pdf 
• Apr. 8, 2010, Balancing Independent and Formula Businesses in West Concord Village 

Center public forum, 2010.04.01 Warrant Article  46.ppt 
• Sept. 25, 2010, Industrial District workshop, Industrial_Retreat_Final Deck_2010_09_19.pdf 

and 100925_Forum_FINAL.pdf 
• Oct. 5, 2010, public forum for Master Plan comments on final draft 
• Nov. 16, 2010, West Concord Task Force Zoning Forum, Zoning Forum Overview 2010 11 

16 part 1.ppt and Zoning Forum Overview 2010 11 16 part 2.ppt 
• Apr. 5, 2011, West Concord Task Force Public Forum on Town Meeting articles related 

to West Concord: WCTF_ Forum_ 2011_ 04_ 04_ Finalv2.ppt 
• April 27, 2011, Town Meeting presentation on articles related to West Concord, P5 Town 

Meeting 2011 04 25.ppt 
5. Other presentations 

• Nov. 17, 2008, presentation to Board of Selectmen: WCTF-pres-to-BoS-2008-11-17-final.ppt 
• Nov. 9, 2010, presentation to Planning Board, Planning Board 2010 11 09.ppt 
• March 2, 2011, presentation to Concord Business Partnership, CBP Breakfast 2011 03 02 

draft.ppt  
• April 27, 2011, presentation at Town Meeting, TM 2011 04 27 WCTF Intro Final.ppt 
• June 6, 2011, oral presentation to Board of Selectmen 

6. FAQs and handouts 
• Apr. 24, 2009, FAQ re Article 38: West Concord Interim Planning Overlay District for 

Town Meeting: Art38WC-IPODfactsheet4-24-09.pdf 
• June 16, 2009, factsheet on West Concord Design Guidelines for June 16, 2009 public 

forum: DGfactsheet061609_forum2.doc 
• Apr. 28, 2010, Article 44: West Concord Business District and West Concord Industrial 

District and Article 46: Formula Business Bylaw: Articles44&46FAQFinal-2010-04-28.pdf 
• Mar. 31, 2011, FAQ for Town Meeting: WCTF_FAQ_Final-2011-04-01.pdf 

7. Flyers 
• Mar. 18, 2009 for Mar. 25 & Apr. 7 forums: The Future of West Concord-2009-03-18.pdf 
• June 6, 2009 for June 16 forum: public-forum-flyer-design-guidelines-2009-06-09.pdf 
• Aug. 24, 2009, multi-purpose flyer inviting public to various meetings and workshops: 

WCTFFlyer8.24.09.pdf 
• Sept. 8, 2009 for Sept. 11&12 workshop: The future of West Concord Village is NOW 

09.08.09.pdf 
• Nov. 13, 2009 for Nov. 19 forum: WCTF-Nov-11.19.09-flyer-v4.pdf 
• Mar. 26, 2010 for Apr. 8 forum: WCTF Public Forum Flyer04.08.10Final.pdf 
• Sept. 28, 2010 for Oct. 5 forum: WCTF MasterPlanForum flyer 10-5-2010.pdf 
• Nov. 11, 2010 for Nov. 16 forum: WCTF Zoning Forum flyer 11-16-2010 v 2.pdf 
• Mar. 20, 2011 for Apr. 5 forum: WCTF Forum flyer 2011-04-05-v5.pdf 
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• Apr. 21, 2011 advertising Town Meeting: TM-flyer-2011-04-21-v2.pdf 
8. Concord Journal submissions 

• December 11, 2008, Task Force supports shopping locally, WCTF, CJ-2008-12-08.pdf 
• March 19, 2009, “Survey offers info on West Concord”, Sue Felshin and Jimi Two 

Feathers, CJ-2009-03-19.pdf 
• April 16, 2009, “Keeping it real in West Concord”, Dan Holin, CJ-2009-04.pdf 
• June 4, 2009, “IPOD for all”, WCTF/Dan Holin, CJ-2009-06-04.pdf 
• June 11, 2009, “What should West Concord look like?”, David Holdorf, CJ-2009-06-11.txt 
• August 27, 2009, “Now it's time to hear from you again”, Jimi Two Feathers, CJ-2009-08-

27.pdf 
• November 12, 2009, “Hear about the master plan”, David Holdorf, CJ-2009-11-12.pdf 
• February 11, 2010, “Q&A: proposed zoning by law”, WCTF, CJ-2010-02-11.pdf 
• February 25, 2010, “Task Force supports Article 46”, WCTF, CJ-2010-02-25.pdf 
• March 2010, “Ensuring the Village's future”, Dan Holin, CJ-2010-03.pdf 
• April 22, 2010, “Changes to Article 46”, WCTF, CJ-2010-04-22.pdf 
• May 20, 2010, “WCTF thankful for support”, Dan Holin/WCTF, CJ-2010-05-20.pdf 
• September 2010, “Workshop a success”, Dan Holin, CJ-2010-09.pdf 
• September 24, 2010, “The continuing effort to shape West Concord”, CJ-2010-09-24.rtf  
• September 30, 2010, “Final review for the Master Plan”, WCTF, CJ-2010-09-30.pdf 
• December 2, 2010, “Task force presents its proposals”, WCTF, CJ-2010-12-02.pdf 
• March 31, 2011, “West Concord's future is now”, WCTF, CJ-2011-03-31.pdf 
• April 14, 2011, “Support articles related to West Concord”: CJ-2011-04-14.pdf 

9. Correspondence sent 
• January 28, 2009, letter to landowners re West Concord Master Plan and proposed 

interim planning overlay district: Letter2Owners_WCIPOD_B.doc 
• March 20, 2009, memo to Board of Selectmen regarding the WCTF 2009 Work plan: 

BOS WCTF work plan 2009FINAL.doc 
• June 8, 2009, letter to landowners re West Concord Design Guidelines and Master Plan: 

Ltr2Owners_DesignGuide_060809.doc 
• June 29, 2009, memo to Planning Board , Zoning Board of Appeals, and Natural 

Resources Commission re proposal for 1135 Main St. (Dee Bus): Final 1135 Main St. 
memo.doc 

• December 9, 2009, letter to Ross Hamlin: WCTF_Ltr2RHamlin.pdf 
• December 16, 2009, packet of information on formula business bylaws sent to Town 

Counsel: Legality of FBRs final.pdf 
• January 21, 2010, letter to business and commercial property owners re proposed zoning 

bylaw changes: Ltr to W.C. Owners 1 21 10.doc 
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• January 21, 2010, letter to Concord Business Partnership re proposed zoning bylaw 
changes: Ltr to CBPetal 1 21 10.doc 

• January 21, 2010, letter to Concord Chamber of Commerce re proposed zoning bylaw 
changes: Ltr to CCoCetal 1 21 10.doc 

• May 26, 2010, invitation to stakeholders to industrial district ‘retreat’ of June 19, 2010: 
2010 05 26 Invite letter_final.doc 

• September 10, 2010, invitation to stakeholders to West Concord Industrial District 
workshop of Sept. 25, 2010: 2010 09 10 Invite letter.doc 

• August 3, 2010, letter to the Town Manager regarding short-term streetscape 
improvements, with attachment, “West Concord Village Master Plan – Short-Term 
Streetscape Improvements”: WCTF_Short-
Term_Master_Plan_Streetscape_Improvements_Cover.pdf and WCTF_Short-
Term_Master_Plan_Streetscape_Improvements_V7.doc 

• September 16, 2010, letter from John Boynton re West Concord industrial zoning, 
Bradford Mil - Zoning Priorities v2.pdf 

• December 9, 2010, letter to Planning Board re zoning proposals, 
PBCoverLetter12.09.10.doc, WCTFzoningproposal 12.09.10.doc, and WCTF zoning proposal 
12-9-10 table.xls 

• January 5, 2011, letter to the Town Manager regarding capital expenditure priorities. 
Please note a mistaken address in item (3), which should be is 138 Commonwealth Ave. 
(parcel 2184-1-2). The WCTF recommends acquisition of a portion of this property for 
the purpose of reconnecting Beharrell St. to Commonwealth Ave. but does not see any 
compelling reason for the Town to retain ownership of the entire property. WCTF Capital 
Priorities 2011 01 06.doc 

• January 14, 2011, invitation to West Concord Industrial District property owners to 
WCTF meeting of January 20, 2011 regarding proposed zoning bylaw changes: 2011 01 
14 Invite letter.doc 

• March 17, 2011, invitation to business and property owners to WCTF public forum of 
April 5, 2011 and joint Board of Selectmen, Finance Committee, and Planning Board 
public hearing of April 12, 2011, re proposed zoning bylaw changes: 
AprilForum_BusPropOwners.pdf 

• July 7, 2011, letter from chair to BoS liaison, Adams to Howes after June 28 WCTF 
meeting.rtfd 

10. Correspondence received 
• August 6, 2008, invitation to Wastewater Planning Task Force outreach meeting of Aug. 

26, 2008: OutreachInviteAug08.pdf 
• August 18, 2008, letter from Joanne Loynd, letter-from-Joanne-Loynd-Aug-18-2008.rtfd 
• August 29, 2008, memo from Department of Planning and Land Management regarding 

Summary if West Concord Study Committee Report Phase III: Summary W Concord Study 
Phase III 1993.doc 

• September 10, 2008, MassHighway Public Workshop #2 for the Route 2 Concord Rotary 
Reconstruction Project for September 24, 2008, forwarded by Administrative Assistant to 
the Board of Selectmen Ruth Lauer: MHD Rt2 Concord Rotary workshop #2 notice_fnl 1.pdf 
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• October 10, 2008, memo from Department of Planning and Land Management to Real 
Estate Subcommittee regarding zoning, land use and dimensional requirements: 
LandUse_ZoningMemo.pdf 

• November 8, 2008, letter from Dorrie Kehoe: Task_Force_comments.doc  
• November 9, 2008, letter from Joanne Loynd: letter-from-Joanne-Loynd.doc 
• January 12, 2009, letter of resignation from Chris Ryan, Chris Ryan Resignation Letter.doc 
• March 4, 2009, invitation to Wastewater Planning Task Force March 18, 2009 

presentation: wastewater planning task force march 18 PWC 2009 1.pdf  
• April 13, 2009: memo re pedestrian footbridge, forwarded by Administrative Assistant to 

the Board of Selectmen Ruth Lauer: Assabet-footbridge-Apr09 (3).doc 
• June 2, 2009, letter from Hany Teylouni and response from Chair: Response to Hany 

Teylouni.doc 
• August 7, 2009, letter from Ted Brovitz forwarding letter from Dorrie Kehoe: letter from 

Dorrie Kehoe-7-Aug-2009.doc 
• November 15, 2009, letter re parking meters forwarded by Administrative Assistant to 

the Board of Selectmen Ruth Lauer: WC parking.pdf 
• November 24, 2009, letter from Kati Winchell, 11_24_09_Mtg_Kati_Winchell.rtf  
• December 7, 2009, letter of resignation from Susan Close, Susan Close resignation.rtf  
• December 9, 2009, letter from Chris Sgarzi forwarding letter from Dorrie Kehoe: letter 

from Dorrie Kehoe-9-Dec-2009.doc  
• February 2, 2010, letter from Town Manager Chris Whelan, FW_ DOC Land for 

Housing.rtfd  
• March 29, 2010, letter from Nancy Carey to Board of Selectmen, Fw_To BOS_Point of 

Clarification.rtfd  
• April 5, 2010, memo from Bill Gluck and Ray Hanselman to Town Moderator, cc 

WCTF, re Articles 41 and 49: Articles 41and49 032910.pdf  
• April 6, 2010, memo from Bill Gluck and Ray Hanselman to Planning Board, cc WCTF, 

re Articles 41 and 49: Planning Board 040610.pdf 
• April 26, 2010, memo from Matt Johnson, E-mail from Matt Johnson to BOS cc PB and 

WCTF.rtfd  
• May 12, 2010, informational letter from prospective committee member Phil Adams, Fw_ 

Phil Adams.rtf  
• May 13, 2010, informational letter from prospective committee member Gary Kleiman, 

Re_ Gary Kleiman.rtf  
• May 21, 2010, letter of resignation from Meg Gaudet, Meg Gaudet Resignation Letter.doc 
• June 1, 2010, letter from Ruth Lauer forwarding reminder of June 9 Community 

Workshop on Concord's Affordable Housing Needs, Workshop on Affordable Housing 
Needs.rtfd 

• June 3, 2010, informational letter and green card from prospective committee member 
Bobbie Brennan, Bobbie Brennan's_green card.rtfd 

• June 24, 2010, green card of prospective committee member Don Hawley, Green card 
from Don Hawley.rtfd 
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• July 10, 2010, letter from Nancy Carey re Joanne Loynd, Sad news re_ Joanne Loynd.rtf 
• August 13, 2010, letter of resignation from Matt Johnson, Matt Johnson resignation.rtf  
• September 17, 2010, letter of resignation from Dan Holin, Dan Holin_Resignation Letter.rtf 
• October 2, 2010, letter from L. Michelle Touw re Kenneth Dunn Square, Touw-

SKMBT_50010100412321.pdf  
• October 5, 2010, letter from Anne Fortier re Kenneth Dunn Square, Fortier-

SKMBT_50010100412321.pdf 
• October 5, 2010, letter from Karrs re Kenneth Dunn Square, Karr-

SKMBT_50010100412321.pdf  
• October 5, 2010, letter from Bill Satterthwaite re Kenneth Dunn Square, 10-10-5 to West 

Concord Task Force about Roundabout.pdf 
• October 5, 2010, letter from Sallie Satterthwaite re Kenneth Dunn Square, 10-10-5 to West 

Concord Task Force about Roundabout-2.pdf 
• December 2, 2010, letter from Betsy Higgins: 2010-12-02-letter-from-Betsy-Higgins.pdf  
• March 1, 2011, letter of resignation from Betsy Stokey, Betsy Stokey resignation.doc 
• September 12, 2011, revised WCAC charge from Planning Board, PB-

SKMBT_50011091214490.pdf 
• September 2, 2011, letter from Dorrie Kehoe: Response to Phil Adams.doc 

11. Maps 
• July 23, 2009, maps for Master Plan scenario building workshop, prepared by Stantec: 

WC Section and Transect A Comm Ave.pdf, WC Section and Transect B Comm Ave.pdf, WC 
Section and Transect F Main St.pdf 

• August 24, 2009, natural resources and potential POSTs (parks, open spaces, and trails): 
WC Resource Areas and POST_BS_8-24-09.pdf 

 






































