
TOWN OF CONCORD 
SELECT BOARD MEETING 

FEBRUARY 27, 2023 | 6:30 PM 
 

TOWN HOUSE, 22 MONUMENT SQUARE 
Join Zoom Meeting 

https://us02web.zoom.us/j/81361984806?pwd=N1MweXZIWTJ1TlJTQTkrS2hPMW4xUT09 
Meeting ID: 813 6198 4806 

Passcode: 338606 
Dial In Toll-Free: 833 928 4609 

 
AGENDA 

 
# Time* Agenda Item 
1. 6:30 PM Consent Agenda 

• Meeting Minutes: 
- January 30, 2023 
• Town Accountant Warrants: February 16, 2023 
• Review Public-Private Partnership Agreements 
• Tour Guide License for Lois Suarez  
• Sunday Entertainment Licenses for the Concord Orchestra Incorporated on 

Sunday, March 26, 2023 and Sunday, May 21, 2023 from 2:00 PM to 6:00 PM for a 
symphonic orchestra concert at 51 Walden Street 

• One Day Liquor Licenses for Concord Country Club for All Alcoholic Beverages at 
246 ORNAC on: 

- April 28, 2023 from 6:00 PM – 11:00 PM 
- May 5, 2023 from 6:00 PM – 11:00 PM 
- May 9, 2023 from 6:00 PM – 11:00 PM 
- May 12, 2023 from 4:00 PM – 9:00 PM 
- June 2, 2023 from 4:00 PM – 11:00 PM 
- June 3, 2023 from 9:00 AM – 7:00 PM 
- June 13, 2023 from 11:00 AM – 10:00 PM 
- June 16, 2023 from 12:00 PM – 9:00 PM 
- June 23, 2023 from 12:00 PM – 11:00 PM 
- June 24, 2023 from 9:00 AM – 7:00 PM 
- June 25, 2023 from 9:00 AM – 7:00 PM 
- July 7, 2023 from 12:00 PM – 9:00 PM 
- July 20, 2023 from 12:00 PM – 7:00 PM 

2.  Town Manager’s Report 
3.  Chair’s Report 
4. 6.45 PM Terminate the TIF Agreement with Junction Village ALF Limited Partnership 
5. 6:50 PM Public Hearing for the Application of a Transfer of License (Transfer of Stock) and Change 

of Manager for Artichoq Incorporated, DBA Vintages, Adventures in Wine, to Ms. Meghan 
K. Elwell 

6. 7:00 PM Public Hearing for Annual Town Meeting – Select Board Sponsored Warrant Articles 
- Article 4 – Ratify Personnel Board Classification Actions 
- Article 5 – New Classification & Compensation Plan for Regular-Status Positions 
- Article 6 – Amend Classification & Compensation Plan for Regular-Status Positions 
- Article 10 – Citizen Petition: DEI Director – Tanya Gailus  
- Article 22 – Citizen Petition: Municipal In-Town Solar Generation Task Force – 

Dean Banfield 

https://us02web.zoom.us/j/81361984806?pwd=N1MweXZIWTJ1TlJTQTkrS2hPMW4xUT09


- Article 23 – Adopt Specialized Energy Stretch Code 
- Article 30 – 162 Plainfield Road Easement 
- Article 32 – Demolition Review General Bylaw 
- Article 36 – Citizen Petition: Update Concord Noise Bylaw – Sven Weber 
- Article 37 – Citizen Petition: Prohibition of Gas-Powered Leaf Blowers – Sven 

Weber 
7. Immediately 

to follow the 
Annual Town 

Meeting 
Public 

Hearing 

Review Annual Town Meeting Warrant Articles and Vote Recommendations 

8.  Fiscal Year 2023 Review of Legal Budget 

9.  Committee Nominations: 
Civil War Monument Task Force: 
Catherine McGrath of 134 Belknap Street to complete an unexpired term to conclude at 
the completion of the project 
 
Climate Action Committee: 
Karen Gibson of 1641 Main Street for a term to expire May 30, 2024, Jerry Frenkil of 132 
Jennie Dugan Road for a term to expire April 30, 2025, Janet Miller of 1647 Main Street for 
a term to expire April 30, 2025, Michael McDonald of 208 Wright Road for a term to expire 
May 30, 2024, Cheryl Baggen of 3 Bolton Street for a term to expire April 30, 2025, Ben 
Slayden of 135 Hillside Avenue for a term to expire April 30, 2025, Gavin Colbert of 88 Old 
Marlboro Road for a term to expire April 30, 2025, Jake Swenson of 140 Nut Meadow 
Crossing for a term to expire May 30, 2024, Paul Kirshen of 38 Longfellow Road for a term 
to expire May 31, 2024, John Bolduc of 58 Stow Road, Unit 9, for a term to expire April 30, 
2023, Brian Crounse of 49 Indian Pipe Lane for a term to expire May 31, 2024, Brad 
Hubbard-Nelson of 221 Nashawtuc Road for a term to expire April 30, 2025, Courtney 
Eaton of 141 Monsen Road for a term to expire May 31, 2024 
 
Planning Board: 
Robert Almeida of 28 Commerford Road to complete an unexpired term to conclude on 
May 31, 2024 

10.  Committee Appointments: 
Historic Districts Commission: 
Kate Chartener of 888 Sudbury Road as a Full Member representative for the Concord 
Museum for a term to expire January 1, 2027 
 
Library Committee: 
Kathleen Reidy of 125 Paul Revere Road for a second term to expire May 31, 2026 
 
Trustee of Town Donations: 
Rick Miller of 300 Main Street for a retroactive appointment for a second term from June 
1, 2021 to May 31, 2024, Gavin Morrissey of 38 Aurora Lane for a retroactive appointment 
for a second term from June 1, 2022 to May 31, 2025, Jennifer Ubaldino of 38 Crabtree 
Road for a second term to expire May 31, 2026 
 
West Concord Advisory Commission: 
Susan Mlodozeniec of 392 Border Road for retroactive appointment for a second term 
from June 1, 2022 to May 31, 2025 



11.  Correspondence 

12.  Select Board Liaison Reports 

13.  Public Comment 

14.  Adjournment 

*Times are approximate and subject to change 
 

Current Board and Committee Vacancies 
Agricultural Committee – Associate Member 

Bruce Freeman Rail Trail Advisory Committee 
Cemetery Committee 

Commission on Disability 
Comprehensive Sustainability and Energy Committee 

Concord 2025 Executive Committee 
Conservation Restriction Stewardship Committee 

Council on Aging 
Financial Audit Advisory Committee 

Historic Districts Commission – Associate Member 
PEG Access Advisory Committee 

Personnel Board 
Planning Board 

Pollinator Health Advisory Committee 
Transportation Advisory Committee 

Trustees of Donations 
West Concord Advisory Committee 

West Concord Junction Cultural District 
Zoning Board of Appeals – Associate Member 
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Pursuant to notice duly filed with the Town Clerk, the Concord Select Board convened in a 
meeting both via Zoom and in person at 22 Monument Square on January 30, 2023 at 5:30 PM. 
 
Present were: Matthew Johnson, Chair; Terri Ackerman, Clerk; Henry Dane, Mary Hartman and 
Linda Escobedo 
 

Call to Order 
 

Select Board Chair Matthew Johnson called the meeting to order at 5:30 PM.  

Executive Session pursuant to G.L. c. 30A, § 21(a)(3) to Discuss  
Strategy with Respect to Litigation regarding Estabrook Road 

 
Upon a motion duly made and seconded, it was UNANIMOUSLY 
voted: to enter an Executive Session pursuant to G.L. c. 30A, § 21(a)(3) to discuss 
strategy with respect to litigation regarding Estabrook Road (Town of Concord v. 
Rasmussen et al.), as the chair declares that an open meeting may have a detrimental 
effect on the litigating position of the Town. The public session meeting will resume at 
6:30 PM. 
 
Roll Call Vote: 
Chair Johnson – Aye 
Ms. Ackerman – Aye 
Mr. Dane – Aye 
Ms. Escobedo – Aye 
Ms. Hartman – Aye 

 
The Select Board resumed public session at 6:30 PM. 
 

Meet with State Representatives Carmine Gentile and Simon Cataldo 
 

Representative Simon Cataldo appeared before the Select Board and introduced himself. Rep. 
Cataldo noted that he is working on many pieces of legislation already and highlighted the home 
rule petitions that are being refiled for Concord, a bill regarding public safety for the 250th 
Celebration, and a bill regarding standards of renewable energy for municipal light plants. Rep. 
Cataldo continued and noted of the new precincts that he and Rep. Gentile are working in, as 
working together has already proved beneficial for the Town as neighboring communities are 
working closely together, especially with constituent services. 
 
Ms. Ackerman asked a question regarding the bill for public safety for the 250th Celebration. 
 
Rep. Cataldo responded that there are two aspects of timing for this bill, first being when the 
disbursement would occur and the second being when the Town could spend the disbursement. 
Rep. Cataldo noted that the wording of the bill currently states that it is for events to occur in 
2025 and 2026, but can work on including 2024 moving forward too. 
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Mr. Dane noted that most of the events that are in need of public safety assistance will be 
occurring in 2025. 
 
Ms. Escobedo noted that there are two state enabling bills that have been filed in relation to the 
real estate transfer fee, which the Select Board has typically supported. Ms. Escobedo continued 
that the Town could use assistance in trying to secure funds to make the MBTA stations 
accessible. Ms. Escobedo then asked if there has been an update regarding remote participation 
in public meetings past the March 31, 2023 expiration date of the provision. 
 
Rep. Cataldo responded that he does not yet have an update on the continuance of remote 
participation in public meetings. Rep. Cataldo did note that legislators are expected to be in 
person throughout this session, but does not know of the effect that this could have on remote 
meetings for municipalities. 
 
Representative Carmine Gentile appeared before the Select Board and introduced himself. Rep. 
Gentile noted that before this provision was enacted in response to COVID-19, the law permitted 
for hybrid meetings, though not fully remote meetings. Rep. Gentile continued and noted that he 
is aware of the need for increase funding for the 250th Celebration, along with increased public 
transportation in the region for this. 
 
Ms. Hartman stated that she attended that Annual MMA Conference this month and that the 
Governor and Lieutenant Governor both spoke in detail about provisions for economic 
development and affordable housing. Ms. Hartman noted that in relation to these efforts, 
Concord is constrained by both water and wastewater, so the Town has an application to increase 
wastewater capacity and asked if the Representatives could advocate for the application. 
 
Rep. Gentile asked for the Town to send its application documents over to him and Rep. Cataldo 
and he will work to get this application moving. 
 
Rep. Cataldo added to send the application documents to Senator Barrett too. 
 
Chair Johnson noted that the Town voted to reauthorize home rule petition at Special Town 
Meeting on January 19, 2023 for the Fossil Fuel-Free pilot program, but that there are draft 
regulations for the program circulating that look like the Town may have to do further updates to 
the bylaw and that the Town does not want to be left out of the program due to varying 
terminology. Chair Johnson gave both representatives the opportunity to make closing 
comments. 
 
Rep. Cataldo asked the Board to continue to bring forth legislation that they wish to be 
advocated for and when resources are needed for capital projects to try to quantify the resources 
as much as possible. 
 
Rep. Gentile added for the Board to keep him updated on any grants that the Town applies for. 
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Chair Johnson adjourned the meeting for the Town Caucus, taking place in the Public Hearing 
Room at the Town House, 22 Monument Square at 7:00 PM. 
 

Consent Agenda 
 

• Meeting Minutes: 
▫ September 12, 2022 
▫ January 19, 2023 
 
• Executive Session Meeting Minutes for Approval but Not to be Released: 
▫ December 5, 2022 
 
• Terminate the TIF Agreement with Junction Village ALF Limited Partnership 
 
• Gift Acceptances: 
▫ Garden Club of Concord to the Natural Resources Division in the amount of $523.50 
▫ Diana and Jack Clymer to the Beede Center of a personalized oil painting to be created 
by artist Kat O’Connor with an estimated value of $11,050.00 
 
• Town Accountant Warrant: January 19, 2023 
 
• One Day Liquor License Application All Alcoholic Beverages for Kerem Shalom for 
“What Makes Me Tic: Comedy and Storytelling” at Kerem Shalom at 659 Elm Street on 
Saturday, February 4, 2023 from 7:00 PM to 9:00 PM 
 
• Late License Renewals 
▫ Tour Guide: 
▫ Abigail Russel 
▫ Elisabeth Parise 
▫ Dave Macintosh 
▫ Douglas Ellis 
▫ Donna C. White 
▫ Jeanmarie Williams 
 
 Upon a motion duly made and seconded, it was UNANIMOUSLY 
 voted: to approve the Consent Agenda. 
 

Town Manager’s Report 
 

Town Manager Kerry Lafleur highlighted several personnel updates for the Town, including the 
hiring of Eileen Blanchette for the second administrative support position in the Town 
Manager’s Office who is starting on Monday, February 6, 2023. Ms. Lafleur continued that an 
announcement of the Deputy Town Manager candidate will be issued tomorrow, January 31, 
2023. Ms. Lafleur noted that first-round interviews for a new Economic Vitality Director will  
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begin this Friday, February 3, 2023. Ms. Lafleur continued and congratulated Captain Curran of 
the Fire Department on his retirement and thanked him for his dedicated service to the Town. 
The full Town Manager’s Report is included in the Select Board meeting packet. 
 

Chair’s Report 
 

Chair Johnson congratulated Town Staff on a successful Special Town Meeting and noted that 
the Annual Town Meeting Warrant has now been published on the Town’s website. 
 

Conceptual Overview of Junction Village with the  
Concord Housing Development Corporation 

 
Chair Johnson recused himself from the discussion as an abutter of the property. 
 
 Upon a motion duly made and seconded, it was UNANIMOUSLY  
 voted: to elect Terri Ackerman as Chair pro-temp. 
 
 Upon a motion duly made and seconded, it was UNANIMOUSLY 
 voted: to elect Henry Dane as Clerk pro-temp. 
 
Lee Smith, Chair of the Concord Housing Development Corporation, appeared before the Select 
Board to introduce the discussion on potential developments at the Junction Village site. Also 
present were resident Todd Benjamin of 333 Sudbury Road and Julie Cramer of Preservation of 
Affordable Housing (POAH). 
 
Ms. Hartman asked how long the process of community feedback will take. 
 
Mr. Smith responded that the interested team of developers has expressed interest in moving 
quickly, but that it will still be a competitive process in choosing the developer for the project. 
 
Mr. Dane noted that he has researched the team of developers and is pleased with their 
background. 
 
Mr. Benjamin introduced himself to the Select Board and noted that he is interested in affordable 
housing and has professional experience in the field. Mr. Benjamin continued that when the 
Grantham Corporation decided to no longer move forward with the project at Junction Village, 
he reached out to Julie Cramer of POAH as a colleague to see if they would be interested in the 
site. 
 
Julie Cramer of POAH introduced herself to the Select Board and provided background on 
POAH. Ms. Cramer stated that POAH owns about 13,000 units of affordable housing, which are 
managed through POAH Communities. Ms. Cramer explained that POAH submitted an RFP 
years ago when the Junction Village project started, so that they are familiar with the site. Ms. 
Cramer stated that if chosen as the developer moving forward, the project would be funded 
through a subsidy from the Town, POAH’s own equity, and mortgage and proceeds from the 
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operation of the project. Ms. Cramer noted that she is aware of the Town’s concerns with 
wastewater but stated that POAH has experience with unique wastewater situations with units in 
Cape Cod. 
 
Ms. Hartman asked how far the site from the MBTA stations is. 
 
Mr. Smith responded that he believes it is in close enough proximity to the MBTA station to help 
with the MBTA Communities quota. 
 
Ms. Hartman asked if there are TIF requirements. 
 
Ms. Cramer responded that POAH primarily uses TIFs for their work in Chicago, but that an 
assessment based on the rental restrictions at this site would be made, like a real estate tax 
abatement, rather than a TIF. 
 
Ms. Hartman noted that the proposal currently is for 40 to 50 units at the site and asked how 
much could POAH scale back the number of units and the project still be attractive for them. 
 
Ms. Cramer responded that 40 to 50 units is a good number for their management group, and if 
they start lowering the number of units, they cannot support the 24/7 type of management that 
they recommend.. 
 
Mr. Dane asked if 40 to 50 units is too many for the site. 
 
Ms. Cramer responded that septic and wastewater need to be evaluated, which generally dictates 
how many bedrooms can be built. Ms. Cramer continued that POAH would prefer a sewer line at 
the site, but that this is not always the most cost-effective option. 
 
Ms. Ackerman noted that the rough price estimates per unit at this time are $485,000.00. 
 
Ms. Cramer added that this price would include a Title V septic system for the units. 
 
Mr. Dane asked if there is any preference in demographics for the rental candidates. 
 
Ms. Cramer responded that POAH will look at the Town’s Housing Production Plan and likely 
build a mix of 1-, 2-, and 3-bedroom units. 
 
Mr. Dane noted that he would have a preference of family housing at the site, which helps 
promote a diverse community. 
 
Ms. Escobedo asked if Mr. Benjamin has a financial interest in the project. Ms. Escobedo also 
asked if Ms. Cramer could speak more about the relationship between POAH and the Town 
moving forward with the project. 
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Mr. Benjamin responded that he would have both a professional/financial and community 
interest in the project. 
 
Ms. Cramer noted that POAH typically either owns the property that their units are on or joins a 
99-year lease with the host community of their units.  
 
Ms. Escobedo noted that the conceptual plan includes guidelines between 80% to 150% and 
asked if there will be a lottery placement for 80% units. 
 
Ms. Cramer responded that there will be a lottery for these units but noted that the Town can 
request a local preference as part of the lottery process. 
 
Ms. Ackerman noted that the project would likely require a $4,000,000.00 to $5,000,000.00 
contribution from the Town and asked what would happen if the Town could not make this entire 
contribution. 
 
Ms. Cramer responded that there would be many conversations that would take place before a 
decision would be made and that there is also a potential for state funding for the project. 
 
Ms. Ackerman asked if this project would enable the Town to remain in compliance with the 
SHI within the required timeframe. 
 
Ms. Cramer explained that the Project Eligibility Application is due mid-April, and once the 
application is received, the Department of Housing and Community Development issues the 
Project Eligibility Letter. Ms. Cramer continued that the Town only needs a Chapter 40 B permit 
for the units to show up on the SHI and as long as the building permits are secured for the units 
within the year, the units could be counted on the SHI. 
 
Rich Feeley of 347 Lexington Road and a member of the Concord Housing Foundation appeared 
before the Select Board and asked if all units needed to be 100% of AMI. 
 
Ms. Hartman responded that they do not need to be 100% of AMI. 
 
Mr. Bergman noted that the level of affordability was up to up to CHDC. 
 
Mr. Feeley asked if CHDC has the staff available to work on the project and asked what the 
Town can do to get the community input moving. 
 
Liz Rust, Director of the Regional Housing Services Office, noted that their staff is able to 
support the proposed time frame. Ms. Rust continued and noted that 25% of the units must be at 
80% for all of the units to count toward the SHI. 
 
Marcia Rasmussen, Director of Planning and Land Management, noted that Town staff mostly 
serves as a reviewing entity, such as supporting the Zoning Board of Appeals in the process. 
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Diane Proctor of 57 Sudbury Road asked if the Town requests proposals, then what would 
happen if only 1 bid were received. 
 
Mr. Smith explained that this would not be a sole source procurement and that the RFP would 
likely include provisions for CHDC to accept or reject all bids. Mr. Smith noted that the Select  
Board should also be prepared for an upcoming funding request for the Assabett River Bluff 
project, creating a total of 5 units.  
 
Peter Fulton of 31 Winthrop Street raised concerns that the property could potentially be a 
hazmat site. Mr. Fulton continued that as an abutter, the neighborhood felt that they had a bad 
experience with the Grantham Corporation and would like to avoid the same situation moving 
forward. Mr. Fulton also requested that the developer chosen to move forward considers 
alternative access to the property, such as from the Bruce Freeman Rail Trail. 
 
Chair Johnson rejoined the meeting. 
 

Beede Center – Fiscal Year 2022 Unaudited Results;  
Fiscal Year 2023 Budget Status 

 
Anna McKeown, Recreation Director, appeared before the Select Board to present on the Beede 
Center. The full presentation is included in the Select Board meeting packet. Ms. McKeown 
highlighted that Fiscal Year 2022 was the first net positive year since Fiscal Year 2018, which is 
a result of a small amount of investment income, membership and program enrollment up by 
45%, and non-operating expenses down by 22%. Ms. McKeown noted that with operating costs 
down, the Beede Center was struggling with staffing shortages, especially with lifeguards and 
front-desk staff, so the Recreation Department has been working on creative ways to attract new 
applicants. 
 
Ms. Hartman noted that the Beede Center has been working to attract members of all ages and 
asked if they have been marketing more toward younger age groups. 
 
Ms. McKeown responded that other age groups are not being neglected, but it has been 
beneficial to attract younger members for group programming and updating Beede Center 
policies. Ms. McKeown noted that the Center does not have much in-house capacity to increase 
marketing, but the Center is working to add special events for all ages. 
 
Chair Johnson noted that group exercise classes seem to be lagging.  
 
Ms. McKeown responded that the Center is still working to pinpoint the problem with the 
lagging return to group exercise classes since COVID-19, but it is also challenging with virtual 
group exercise classes having expanded so greatly since the pandemic. 
 
Chair Johnson asked which area of the Center is the most popular. 
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Ms. McKeown stated that memberships at the Center allow for use of all spaces, so it is hard to 
track which areas are the most popular at which times, but that the natatorium is most popular 
overall. 
 
Chair Johnson asked about energy costs at the Center. 
 
Ms. McKeown responded that with the facilities running for 24 hours per day for 7 days a week, 
the energy costs are very high. Ms. McKeown noted that the Center is to perform a solar 
feasibility study, which will be funded by operating revenues and that the Center is also looking 
to replace the roof in coming years which will improve energy efficiency. Ms. McKeown 
continued her presentation, noting that for Fiscal Year 2023, the Center is preparing for a small 
loss, as staffing costs and energy costs increased. 
 
Ms. Escobedo asked a question regarding swimming lessons that take place at White Pond 
throughout the summer. 
 
Ms. McKeown responded that the Beede Center lifeguards perform the lessons at White Pond, 
and should the pond need to close, there is always back-up time reserved for the lessons at 
Emerson Pool or at the Beede Center so that the lessons do not have to be fully cancelled. 
 
Ms. Hartman noted that it would be beneficial to see a Capital Plan for the Beede Center in the 
future. 
 
Ms. McKeown agreed and noted that the Recreation Department would also like to produce a 
Capital Plan in the near future. 
 

Sustainability Committee Charge 
 

Chair Johnson opened the discussion on the new proposed Sustainability Committee charge. 
Chair Johnson continued that both the Climate Action Advisory Board and the Comprehensive 
Sustainability and Energy Committee have unanimously voted to condense their committees into 
one sustainability-focused committee with the proposed charge. The full proposed committee 
charge is included in the Select Board meeting packet. 
 
Mr. Dane and Ms. Ackerman noted that some of the wording and paragraph structure could flow 
better. 
 
Ms. Escobedo noted that the charge should include the template for an approval date. 
 
 Upon a motion duly made and seconded, it was UNANIMOUSLY  
 voted: to approve the Sustainability Committee charge with the discussed amendments. 
 

Vote to Refile Home Rule Petitions Approved at Special Town Meeting 
 

 Upon a motion duly made and seconded, it was UNANIMOUSLY 
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voted: to refile requests for Special Legislation with the Massachusetts State Legislature:  
Article 1: Fossil Fuel Infrastructure – Confirm Authorization to Apply for Participation in 
Fossil Fuel-Free Demonstration Project, Article 2: Reauthorize Special Legislation 
Petition – Real Estate Transfer Fee for Affordable Housing, and Article 3: Reauthorize 
Special Legislation Petition – Building Permit Fee Surcharge for Affordable Housing 
approved at Special Town Meeting on Thursday, January 19, 2023. 
 

Committee Nominations 
 

Ms. Ackerman read the following nominations: 

- Joe Palumbo of 90 Black Horse Place to the Diversity, Equity, and Inclusion Commission 
for a term to expire April 30, 2025 

- Timothy Whitney of 315 Lexington Road as an Associate Member to the Historic 
Districts Commission for the Concord Museum for a term to expire January 1, 2027 

Committee Appointments 

 Upon a motion duly made and seconded, it was UNANIMOUSLY 
voted: to approve the appointment of Ryan Hanley of 77 Lexington Road to complete an 
unexpired term to expire May 31, 2025 and Nancy Fresella-Lee of 140 Walden Street as 
an Associate Member to complete an unexpired term to expire May 31, 2023 to the 
Historical Commission; to correctively appoint John Cratsley of 10 Edmonds Road for a 
term to expire June 1, 2025, correctively appoint Burton Flint of 1643 Main Street for a 
term to expire June 1, 2026, appoint Diane Proctor of 57 Sudbury Road for a second term 
to expire June 1, 2027, and appoint Eve Isenberg of 833 ORNAC for a term to expire 
June 1, 2028 to the Community Preservation Committee; to correctively appoint Nicole 
Hammond of 76 Prairie Street for a term to expire May 31, 2026 to the West Concord 
Advisory Committee; to appoint Julie McClure of 2128 Main Street for a term to expire 
May 31, 2026 to the Concord Housing Development Corporation. 

 
Correspondence 

 
Chair Johnson acknowledged two pieces of correspondence regarding 615 Lowell Road included 
in the Select Board meeting packet. 
 

Select Board Liaison Reports 
 

Select Board Liaison Reports were tabled until the next meeting. 
 

Public Comment 
 

Virginia McIntyre of 26 Simon Willard Road appeared before the Select Board and encouraged 
the Select Board to work toward solutions to relieve low and moderate income taxpayers from 
some of the anticipated increase in taxes, should the Middle School Building Project funding 
increase pass at the Special Town Election scheduled for Thursday, February 16, 2023. 



Town of Concord 
Select Board 

Minutes 
January 30, 2023 

Page 10 
 

Adjournment 
 

Chair Johnson adjourned the meeting. 



























































































 

 

ANDERSON & KREIGER LLP  |  50 MILK STREET, 21st FLOOR, BOSTON, MA 02109  |  617.621.6500 

 

M E M O R A N D U M  

 

To: Town of Concord Select Board 

 

 

From: Mina Makarious and Jillian Bargar 

ANDERSON & KREIGER LLP 

Re: Christopher Heights Assisted Living Facility – TIF Agreement Votes 

Date: January 4, 2023 

  

This memorandum summarizes the votes necessary for the unwinding of the Tax Increment 

Financing Agreement dated as of December 2020 (the “TIF Agreement”) between the Town of 

Concord (the “Town”) and Junction Village ALF Limited Partnership (the “Developer”), relating 

to the Christopher Heights Assisted Living Facility proposed to be constructed on land identified 

as Assessor’s Parcel #8D-2013-1 (the “Project”).  Specifically, in order for the TIF Agreement to 

have no further force or effect, the Select Board must petition the Massachusetts Economic 

Assistance Coordinating Council (“EACC”) to decertify the TIF Agreement. 

 

Background 

 

In 2016, Concord Housing Development Corporation (“CHDC”) selected Developer’s affiliate, 

The Grantham Group, LLC, to construct and operate the Project.  In connection with such 

selection, the Developer and its affiliates entered into several project documents, including a 

Development Agreement, a Memorandum of Agreement, and the TIF Agreement.   

 

The Developer has indicated its unwillingness to move forward with the construction of the 

Project, and by letter dated October 27, 2022, the Developer formally notified the Massachusetts 

Office of Business Development that the Project will not be going forward, and requested that the 

TIF Agreement be withdrawn.  However, further action from the Town is necessary to effectuate 

this. 

 

TIF Agreement 

 

TIF Agreement does not provide for a clear expiration date that would apply in the event the 

Project is not constructed, so proactively terminating it is the only way to ensure it is of no further 

force or effect.  To effectuate this, the Town and Developer must formally agree to terminate the 

TIF Agreement, and it must be decertified by the EACC. 
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{} 

Under Section B.8. of the TIF Agreement, the Developer expressly agrees the Town has the right 

to petition the EACC to decertify the TIF Agreement if the Town determines the Developer has 

failed in a material way to meet its obligations thereunder.  Because the Developer has provided 

notice that the Project will not be going forward, the Town may petition EACC to decertify the 

TIF Agreement on the grounds that the Developer has no intention of meeting its expected 

completion timeframes in Section B.3. (i.e., expected completion by July 1, 2022, or no later than 

July 1, 2023 in the event of construction delays). 

 

Select Board Votes 

 

In order to proceed with the necessary steps described above, the Select Board should move and  

vote to  

 

1. terminate the TIF Agreement;  

2. petition the EACC to decertify the TIF Agreement; and  

3. authorize the Town Manager or her designee to do all things necessary effectuate these 

actions. 



Office of the Town Manager 

Operational Status Reports & Departmental Updates 

For the Week Ending February 24, 2023 

General Administration 

DHCD Family Shelter Update 

On Friday, February 24, a second meeting was held with DHCD representatives regarding the family 

shelter.  In addition to Town staff and Dr. Hunter, Senator Barrett and Representative Cataldo 

were also in attendance.  

• There are a total of 9 parties who have been living long-term at the Best Western.  All were given 

the opportunity to stay.  Six will stay and 3 have chosen to be relocated.  The parties that will stay 

will be relocated into one wing of the motel. 

• The opening date has been moved from March 1 to March 13, though this may move again but 

likely not by much.  DHCD will still rent all remaining rooms (99).  Eventually, up to 90 rooms for 

shelter, with the remaining 9 for offices. 

• For now, DHCD will use this facility as the new area intake center, replacing the operation at 

Devens.  As an intake facility, people will be receiving emergency housing, 3 – 5 days, and case 

management services before being placed in a longer-term housing option.   

• Initially DHCD estimates there will be up to 50 families housed on an emergency basis.  The 

greatest need in the area is for young, single women with infants and/ or other young 

(preschoolers). 

• Eventually, DHCD would like to use up to 50 rooms for emergency shelter and up to 40 rooms for 

medium-term housing (more than 30 days).   

• In order to use the Best Western for medium-term housing, the Town has required that DHCD 

have a licensed architect conduct a building code review for compliance with any and all 

applicable sections of the IBC (International Building Code) related to both Group R-1 and Group 

R-2 occupancies. 

• MOC (Making Opportunities Count) is still identified as the on-site manager/ service provider.  In 

this capacity, MOC will be responsible for meeting all needs of the resident parties, including 

food, transportation, and security.  Community Services Coordinator Bonny Wilbur has been in 

touch with MOC and will help to coordinate local assistance (i.e., donations) at the appropriate 

time.  At this time,  MOC is not yet ready to identify ways in which the community can help.  

Once we have this information, we will push it out to the community as this is the most common 

question we are receiving. 

 

 

 

 



Page 2 

 

Police Department 

Activity Log February 16 – February 22 

Log items 788 

Traffic Enforcement 63 

Motor Vehicle Stops 133 

MV Crashes and/or Paper 

Exchanges 

8 

Arrests 1 

RECC Director Interviews 

• Chief Mulcahy participated with Chief Judge in 

Regional Emergency Communication Center (RECC) Director interviews with Acton officials. 

Training/Professional Development 

• Detective Paladino and Detective Rodriguez met with Middlesex School officials for school 

safety planning and completed. 

Personnel News 

• Edwin Woods started with the Department as the newest Public Safety Dispatcher.   

Fire Department 

Calls for Service – February 10 – February 22, 2023 

The Fire Department responded to 72 calls for service this week. Mutual aid to other towns was 

provided 3 times and received on 5 occasions. 

Training 

• The Fire District 14 Dive Team which includes Concord Firefighters Brian LeFebvre and Eric 

Harries conducted a training dive at White Pond on Wednesday. Prior to the divers arrival, 

four training manikins were placed on the bottom around the pond within 200 feet of the 

shore.  Divers then had to practice search patterns to locate the “victims”.  The divers 

successfully located all manikins in a very short period.  

• Assistant Chief Latta attended a course last weekend at Texas A&M in College Station, Texas.  

Texas A&M Extension Service provides training on all aspects of Emergency Management. 

The course that AC Latta attended focused on a disaster, and his specific role was a logistics 

manager.  
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Recreation Program 

Strategic Plan Launch 

Concord Recreation, together with design firm Weston & Sampson, is conducting an assessment to 

understand opportunities and challenges in the town’s (not the school’s) current recreational 

facilities.  The results of the effort will be a published Recreation Facilities Strategic Plan used to 

guide operational, staffing and budgeting decisions for Concord Recreation and other key town 

departments. The study has been funded through Community Preservation Act funds and has a 

target completion date of late fall 2023. 

To best collect resident feedback, we have created a public survey that can be accessed 

here.  Available until mid-April 2023, the survey is available in English, Spanish, and Mandarin 

Chinese. Other languages and braille can be made available, by request. The survey will be 

available in hard copy at various locations including Town Hall, the Concord Public Library, the 

Beede Swim and Fitness Center, the Council on Aging, and the Hunt Recreation Center to name a 

few.   

Additionally, the Department invites members of the public to gather in the gymnasium at the Hunt 

Recreation Center on Wednesday March 8, 2023 from 5:00-7:30pm for an interactive and 

inclusive open house broken into three parts; first, attendees can visit tables manned by our team 

to discuss topics such as current recreation facilities and programs, improved accessibility and 

inclusivity, or water access points to launch a kayak or canoe along the many rivers and ponds in 

Concord. A short presentation will then follow to introduce the plan and its purpose, share what 

the planning team has learned to date from site visits and the online survey, and engage residents 

on what sort of future interventions they might like to see in their community. A Question-and-

Answer session will wrap up the evening with additional time provided for any final visits to the 

topical tables. For parents, guardians, and caregivers of children who wish to attend this open 

house, childcare will be provided at the Hunt Recreation Center.  

 

https://www.surveymonkey.com/r/ConcordRFSP
https://concordma.sharepoint.com/:b:/t/DIV_TMO/ESON6y_EZTFCnlwmCpOTauQBC4UHSgPrhFc0P_jPNbzUdg?e=0CZqgS
https://concordma.sharepoint.com/:b:/t/DIV_TMO/ESON6y_EZTFCnlwmCpOTauQBC4UHSgPrhFc0P_jPNbzUdg?e=0CZqgS
















































































































































 
 
 
 
 
 
 
 
 
 
 

TOWN OF CONCORD 
SELECT BOARD 

 
PUBLIC HEARING NOTICE 

 
 
Notice is hereby given that a Public Hearing will be held at the Town House, 22 Monument 
Square, Concord, MA in the Select Board Meeting Room on the 2nd floor on Monday, February 
27, 2023 at 6:30 PM to hear the application from Artichoq Incorporated, DBA Vintages of Concord, 
at 53-55 Commonwealth Avenue for the Transfer of the License and Change of Manager. 
Questions regarding the application should be directed to Shannon McAndrew, Senior 
Administrative Assistant to the Select Board at smcandrew@concordma.gov or 978-318-3003. 
 
 
By order of the 
SELECT BOARD 
 
 
Terri Ackerman, Clerk 

























































































ARTICLE 22: Solar Task Force

Why Are We Here – Again?

• 20MW of Solar By 2030 – Climate Action Plan

– 7.5MW was created by 2017

– None since that time

• 2022 Article 38 urged CMLP to develop a plan

• Little to no progress on a roadmap to 20MW

2



ARTICLE 22: Solar Task Force

Is Local Solar Important?

• 2022 Town Meeting answered this question

YES!

• The ‘buy local’ mantra extends to energy

• All renewables intrude on the natural world

We should accept our share of this burden

3









ARTICLE 22: Solar Task Force

New Approach

• Limited Duration Task Force

• 5 Members

– CMLP Director, CAAB liaison, 3 citizen appointees

• Climate Action Advisory Board (CAAB)

– Oversight, periodic reporting

7



ARTICLE 22: Solar Task Force

Plan Elements

• Inventory Public Land Opportunities
• Refine financial modeling 
• Address local grid vulnerabilities
• Develop Partnership process

– Unlock oppty’s on Baker Ave, Emerson Hospital, etc.

• Balance community priorities
– Conservation, Agriculture, Historical Character

8



ARTICLE 22: Solar Task Force

Benefits from Local Solar

• Local renewable energy serves demand peak

– Transmission and capacity savings

– Benefits are enhanced by battery storage

• Long term, known costs.  No surprises.

• Reduced stress on wider New England grid

9



ARTICLE 22: Solar Task Force

What Will This Mean?

• 20MW goal equals ~ 14% of power portfolio

– Currently at 6% of power portfolio (7.5MWs) 

• Numerous municipal sites available 

• CMS not ready until 2025

• Get started now

10















2023 Annual Town Meeting
Select Board Public Hearing

February 27, 2023

ARTICLE 32. Demolition Review General Bylaw

1



Demolition Review Bylaw – Section 3.4

If a building is found to Historically Significant and possibly Preferably 
Preserved, and following public notice as set forth below in section 3.7, 
the CHC shall hold a public hearing within sixty (60) forty five (45) days 
of the submission date…….. 

Demolition Review Bylaw – Section 3.6 

Should the CHC fail to make any determination concerning preferable 
preservation within sixty (60) forty five (45) days of the submission 
date of a Demolition Review Application, the Building Commissioner 
may grant a demolition permit for the subject building or structure

2

ARTICLE 32: Demolition Review General Bylaw 



Questions ???

3

ARTICLE 32: Demolition Review General Bylaw 

















Annual Town Meeting Warrant Articles 
April 30, 2023 

Article 
Number 

Article Name Sponsor Recommendation 

1 Choose Town Officers Select Board  

2 Hear Reports Select Board  

3 Meeting Procedure Finance Committee  

4 Ratify Personnel Board 
Classification Actions 

Personnel Board  

5 New Classification & 
Compensation Plan for Regular-

Status Positions 

Personnel Board  

6 Amended Classification & 
Compensation Plan for Regula-

Status Positions 

Personnel Board  

7 Use of Free Cash Finance Committee  

8 FY23 Budget Line Item 
Adjustments 

Finance Director  

9 FY24 Town Budget Town Manager  

10 Citizen Petition: DEI Director Tanya B. Gailus  

11 Capital Improvement & Debt 
Plan 

Town Manager  

12 OPEB Trust Fund Appropriation Finance Director  

13 OPEB Trust Fund Expense Finance Director  

14 Appropriation of Opioid 
Settlement Funds Received from 

the State Settlement Fund 

Finance Director  

15 Minuteman Regional Technical 
High School District Budget 

Minuteman Regional 
School Committee 

 

16 Concord-Carlisle Regional High 
School Budget 

CCRHS School 
Committee 

 

17 Concord Public Schools Budget CPS School Committee  

18 Concord Public Schools Capital 
Budget 

CPS School Committee  

19 Concord Public Schools Capital 
Projects – Fields & Landscaping 

CPS School Committee  

20 Appropriation to Middle School 
Stabilization Fund 

Finance Committee  

21 Light Plan Solar Expansion – 
Middle School 

Town Manager or Light 
Board 

 

22 Citizen Petition: Municipal In-
Town Solar Generation Task 

Force 

Dean Banfield  

23 Adopt Specialized Stretch 
Energy Code 

Climate Action 
Advisory Board 

 



24 Light Plant Expenditures & 
Payment in Lieu of Taxes 

Town Manager  

25 Appropriation for 250th 
Anniversary Celebration 

Select Board  

26 Community Preservation 
Committee Appropriation 

Recommendations 

Community 
Preservation 
Committee 

 

27 Community Preservation Act – 
Rescind and Reappropriate 

Funds 

Community 
Preservation 
Committee 

 

28 Community Preservation 
Committee Appropriation 

Recommendations – Concord 
Municipal Affordable Housing 

Trust 

Community 
Preservation 
Committee 

 

29 Transfer of Housing Funds Select Board  

30 162 Plainfield Road Easement Town Manager  

31 Beede Swim & Fitness Center 
Enterprise Fund Expenditures 

Town Manager  

32 Demolition Review General 
Bylaw 

Historical Commission  

33 Zoning Bylaw Amendment – 
Restaurant – Prohibited Uses – 

Parking 

Planning Board  

34 Zoning Bylaw Amendment – 
Mobile Food Establishments 

Planning Board  

35 Zoning Bylaw Amendment – 
Combined Business/Residence 

Planning Board  

36 Citizen Petition: Update Concord 
Noise Bylaw 

Sven Weber  

37 Citizen Petition: Prohibition of 
Gas-Powered Leaf Blowers 

Sven Weber  

38 Solid Waste Disposal Fund 
Expenditures 

Town Manager  

39 Sewer System Expenditures Town Manager  

40 Sewer Improvement Fund 
Expenditures 

Town Manager  

41 Water System Expenditures Town Manager  

42 Authorize Expenditure from PEG 
Access & Cable-Related Fund 

Town Manager  

43 Annual Appropriation of Parking 
Meter Receipts 

Town Manager  

44 Authorize Expenditure of 
Revolving Funds Under Mass. 

Gen. Laws c. 44 § 53E½ 

Town Manager  

45 Unpaid Bills Finance Director  
46 Debt Rescission Finance Director  



Correspondence 

Date:     From:       Subject: 

1. 2/11/2023   Cory Ferguson      Emergency Family Shelter 
2. 2/11/2023   Adrienne Principe     Emergency Family Shelter 
3. 2/11/2023   Michael and Linda Karman    Emergency Family Shelter 
4. 2/11/2023   Daniel Schrager     Hanscom Field Development 
5. 2/13/2023   Alex Ruhmann      Emergency Family Shelter 
6. 2/13/2023   Boleslaw Wyslouch     Emergency Family Shelter 
7. 2/22/2023   Ellen Quackenbush, et al.    Patriots Day Parade 
8. 2/23/2023   Victoria Klimkiewicz     Emergency Family Shelter 
9. 2/24/2023   Mark and Tanya Gailus    Hanscom Field Development 
10. 2/24/2023   Victoria Wyslouch     Emergency Family Shelter 
11. 2/24/2023   Diversity, Equity, and Inclusion Commission  Emergency Family Shelter 






































