
 

 
 
 
 
 

Select Board Agenda 

May 22, 2023 at 6:00 PM 

Town House, Hearing Room, 22 Monument Square 

Join Zoom Meeting 

https://us02web.zoom.us/j/89761966696?pwd=WDIrcFNTMmNCT1F3Rzk0djJCK3EvUT09 

Meeting ID: 897 6196 6696 

Passcode: 244376 

Dial In Toll-Free: 833-928-4610 

I. Public Comment: Public Comment is limited to up to 15 minutes, with no more than 
3 minutes allocated to any one speaker.  Public Comment is limited to items that are 
not on the agenda. – 6:00 PM  
 

II. Consent Calendar – 6:15 PM 
a. Proclamation for Race Amity Day on June 11, 2023 
b. One Day Liquor Licenses: 

i. All Alcoholic Beverages for Rachel Gelinas for a Wedding Rehearsal 
Dinner at the Concord Center for the Visual Arts at 37 Lexington Road on 
Friday, May 26, 2023 from 5:15 PM to 8:30 PM 

ii. Wines and Malt Beverages Only for Peter Kilbridge of AMC Bike Club 
for a Bike Club Outing at Verrill Farm at 11 Wheeler Road on Saturday, 
June 3, 2023 from 5:00 PM to 9:00 PM 

iii. All Alcoholic Beverages for Francis Ouimet Scholarship Fund for the 
Francis Ouimet Scholarship Fund Annual Meeting at the Concord Country 
Club at 246 ORNAC on Monday, October 23, 2023 from 3:30 PM to 8:30 
PM 

iv. Wines and Malt Beverages Only for Kelli Kirshtein and Jen Verrill for the 
Concord-Carlisle Teachers’ Association Retirement Dinner at Verrill 
Farm at 11 Wheeler Road on Friday, June 2, 2023 from 5:00 PM to 9:00 
PM 

c. One Day Entertainment License for live music for Jessica Clayson, Event 
Producer for the Concord Academy Centennial Event at 166 Main Street on 
Saturday, June 10, 2023 from 12:00 PM to 10:00 PM 



d. Tour Guide Licenses: Maureen Byrnes 
e. Town Accountant Warrant: May 18, 2023 
f. Gift Acceptance from the Friends of the Sleepy Hallow Cemetery for a granite 

bench valued at $3,000.00 in the Bills Garden in Sleepy Hallow Cemetery 
g. Committee Nominations – Abigail Flanagan of 397 Main Street to the Planning 

Board for a term to expire May 31, 2028; Chris Randall of 150 Central Street to 
the West Concord Junction Cultural District Committee for a term to expire May 
31, 2026; Pamela Talbot of 188 Conant Street to the Personnel Board for a term to 
expire May 31, 2026 
 

III. Town Manager’s Report – 6:30 PM 
 

IV. Amend Bruce Freeman Rail Trail Advisory Committee Charge – 6:40 PM 
 

V. Hanscom North Airfield Hangar Expansion Project Update – 6:50 PM 
 

- Megan Zammuto, Deputy Town Manager 
- Mark Giddings, Concord Representative to the Hanscom Field Advisory 

Committee and Chris Eliot, Chair of the Hanscom Field Advisory Committee 
- Ira Goldman, Concord Representative to the Massport Community Advisory 

Committee 
- Neil Rasmussen, President of Save Our Heritage 
 

VI. Review and Approve the Section 3A Law – MBTA Communities Zoning Outreach 
Plan and Draft Map – 7:20 PM 
 

VII. Adjourn – 7:35 PM 
 

* All times listed are approximate and subject to change 

 

Upcoming Meetings: 

Monday, June 5, 2023  Monday, June 26, 2023  Monday, July 10, 2023 

The Town of Concord endeavors to make public meetings accessible to all 
members of the community.  To request a meeting accommodation or 
modification, please contact our ADA Coordinator Megan Zammuto, 
mzammuto@concordma.gov or 978-318-3006.  Please make any requests for 
accommodation or modifications at least two (2) business days prior to the 
scheduled meeting. 

 

mailto:mzammuto@concordma.gov
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To: Concord Select Board 

From: Shannon McAndrew, Senior Administrative Assistant 

Date: May 22, 2023 

Re: One Day Liquor License – Rachel Gelinas 

Included in your packet is a One Day Liquor License application for All Alcoholic Beverages for 
Rachel Gelinas of 103 Newman Road, Malden. Ms. Gelinas is applying for a license for a 
Wedding Rehearsal Dinner to be held at the Concord Center for the Visual Arts at 37 Lexington 
Road on May 26, 2023 from 5:15 PM to 8:30 PM. Ms. Gelinas’ application is complete with TIPS 
Certifications for two bartenders to be serving at the event and payment. 
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To: Concord Select Board 

From: Shannon McAndrew, Senior Administrative Assistant 

Date: May 22, 2023 

Re: One Day Liquor License – Peter Kilbridge 

Included in your packet is a One Day Liquor License application for Wine and Malt Beverages 
Only for a license for Peter Kilbridge of AMC Bike Club. Mr. Kilbridge is applying for a license 
for a Bike Club Outing to be held at Verrill Farm at 11 Wheeler Road on June 3, 2023 from 5:00 
PM to 9:00 PM. Mr. Kilbridge’s application is complete with TIPS Certifications for six 
bartenders from Simply Serving and payment. 
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To: Concord Select Board 

From: Shannon McAndrew, Senior Administrative Assistant 

Date: May 22, 2023 

Re: One Day Liquor License – Francis Ouimet Scholarship Fund 

Included in your packet is a One Day Liquor License application for All Alcoholic Beverages for 
a license for the Jeff Murphy on behalf of the Francis Ouimet Scholarship Fund. Mr. Murphy is 
applying for a license for the Annual Meeting of the Francis Ouimet Scholarship Fund to be 
held at Concord Country Club at 246 ORNAC. Mr. Murphy’s application is complete with TIPS 
Certifications and payment. The Town Manager’s Office works with the General Manager of 
Concord Country Club to maintain an up-to-date file of TIPS Certifications for their bartenders.  
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To: Concord Select Board 

From: Shannon McAndrew, Senior Administrative Assistant 

Date: May 22, 2023 

Re: One Day Liquor License – Kelli Kirshtein and Jen Verrill 

Included in your packet is a One Day Liquor License application for Wine and Malt Beverages 
Only for a license for Kelli Kirshtein and Jen Verrill for the Concord-Carlisle Teachers’ 
Association Retirement Dinner to be held at Verrill Farm at 11 Wheeler Road on June 2, 2023 
from 5:00 PM to 9:00 PM. Ms. Kirshtein and Ms. Verrill’s application is complete with TIPS 
Certifications for six bartenders from Simply Serving and payment. 

 



Concord-Carlisle Teachers' Association Retirement Dinner
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To: Concord Select Board 

From: Shannon McAndrew, Senior Administrative Assistant 

Date: May 22, 2023 

Re: One Day Entertainment License for Concord Academy 

Included in your packet is a One Day Entertainment License application for the Concord 
Academy Centennial Event to be held at 166 Main Street. The applicant, Jessica Clayson, is 
working as the Event Producer for Concord Academy’s Centennial Event, which will take place 
on Saturday, June 10, 2023. The applicant is requesting a One Day Entertainment License for 
four live acts to perform throughout the event, including one student ensemble and three 
alumni ensembles, including a choir, band, and performer from 12:00 PM to 10:00 PM on 
Saturday, June 10, 2023. The application is complete with payment and there were no adverse 
comments from Public Safety on this application. 

 

Should you have any further concerns or questions, please reach out to me.  

















 
 
 
 
 
 
 
 

PROPOSED NEW CHARGE FOR THE  
BRUCE FREEMAN RAIL TRAIL ADVISORY COMMITTEE 

 
 
 
 
 
On April 27th, 2023, at its public meeting, the Bruce Freeman Rail Trail Advisory 
Committee voted unanimously by roll call vote: 
 
 

To recommend that the Select Board review and approve the Bruce Freeman Rail 
Trail Advisory Committee updated charge, dated April 27, 2023. 

 
 
The attached document is respectfully submitted to the Town of Concord Select Board 
for their review and approval. 
 
 
Submitted by: 
Nathaniel Welch, Co-chair for the Committee: 

Adrienne Boardman, Co-chair 
Brian Crouse, Member 
Richard Fahlander, Member 
Tracy Hansen, Member 
Dorcas Miller, Member 
Sam Stearns, Member 
John Soden, Member 

 
April 28, 2023 



 PROPOSED NEW CHARGE FOR THE BFRTAC 
April 27, 2023 

   

TOWN OF CONCORD 
 

Bruce Freeman Rail Trail Advisory Committee 
Committee Charge 

 
 
A.  Purpose 
 
The purpose of the Bruce Freeman Rail Trail Committee (“BFRTAC”) is to protect, 
preserve, and promote the Bruce Freeman Rail Trail (“BFRT”). 
 
The BFRTAC solicits input and deliberates on the needs and interests of all BFRT users 
and stakeholders including, but not limited to: residents, non-residents, the disabled, 
wheeled and non-wheeled users, abutters, wildlife, and others.  
 
The BFRTAC provides recommendations to the Select Board and Town Manager.  
 
B.  Membership 
 
The Bruce Freeman Rail Trail Advisory Committee shall be comprised of seven residents 
of the Town appointed by the Select Board each for staggered three-year terms.  The 
membership shall be as follows: 

One member to represent the interests of abutters to the Rail Trail 
One member, or designee, of the Commission on Disabilities  
Five citizens at-large 

 
C.   Background 
 

The Bruce Freeman Rail Trail is a 25-mile shared-use path between Lowell, MA and 
Framingham, MA along the former right-of-way of the Old Colony Railroad, 3.5 
miles of which is in Concord. 
 
Rail trails have been developed across the country to serve a variety of purposes, 
including promoting alternative transportation, recreation, clean air, energy 
conservation, health benefits, linking communities, and enhancement of a 
community’s quality-of-life.  The Select Board supports these objectives and 
therefore directs the BFRTAC to carry out the Purpose specified above along with the 
Duties and Responsibilities below. 

 
 
 
 
 



 PROPOSED NEW CHARGE FOR THE BFRTAC 
April 27, 2023 

   

D. Duties and Responsibilities of the BFRTAC 
 

The BFRTAC is solely an advisory committee whose duties and responsibilities 
include: 

1. To solicit public input and hold public hearings on topics concerning the use 
and condition of the trail. 

2. To make recommendations to the Town Manager (or designee) and Select 
Board concerning the use, operations, maintenance, improvements, and all 
other matters that relate to the Bruce Freeman Rail Trail. 

3. To work with the Town’s Public Works and Public Safety staff to provide 
input and recommendations concerning traffic and safety issues involving the 
BFRT, particularly in areas where the rail trail intersects existing roadways, 
parks, and railroad crossings. 

4. To communicate, consult, collaborate, and coordinate with any other Town of 
Concord boards and/or committees on matters that may pertain directly or 
indirectly to the BFRT and the BFRTAC’s purpose under this charge. 

5. To communicate, consult, collaborate, and coordinate with BFRT support 
organizations (e.g., The Friends of the Bruce Freeman Rail Trail) and local 
officials from all the towns along the BFRT on matters pertaining to BFRT 
use, maintenance, operation, and policies. 

6. To submit a report of the Committee’s activities each year to the Town of 
Concord for the Annual Town Report. 

 
Section E: Other Considerations 
 

1. To conduct its activities in a manner that complies with all relevant State and 
local laws and regulations, including, but not limited to, the Open Meeting 
Law, Public Records Law, and Conflict of Interest Law.  

2. To consult with the Town Manager concerning the allocation of town staff or 
financial resources to the BFRT. 

3. To elect annually, at the first BFRTAC meeting after Town Meeting, a Clerk 
and a Chair, or two co-Chairs. 

 
 



To:  Concord Select Board 

From:     Megan Zammuto, Deputy Town Manager 

Date:      May 17, 2023 

Re:          Hanscom Field North Airfield Development  

 

Project Overview: 

Proponents Runway Realty Ventures, LLC and North Airfield Ventures, LLC propose to construct 27 

hangars and renovate the existing Navy Hangar building to provide a combined area of 495,470 square 

feet of hangar space. The project involved land transfers between the Proponents and Massport, 

including a 28.1 acre Massport Ground Lease area and transfer of two parcels totaling 5.2 acres from 

Massport to the Proponents. In addition, the Proponents will transfer a 2.6 acre parcel to Massport to 

provide a Taxiway Object Free Area and a perimeter access road. The project will affect a total of 47 

acres of land (altering 23.2 acres of land and adding 23.9 acres of impervious area) construct 175 new 

parking spaces, generate an estimated 194 average daily vehicle trips use 13,500 gallons per day of 

water and generate 12,150 gallons per day of wasterwater.  

The Massachusetts Environmental Policy Act (MEPA) Office is not a permitting process, but a means of 

assessing the environmental impacts of the proposed development. It is the responsibility of the 

proponents to provide complete and accurate information as part of the Draft Environmental Impact 

Report) and Final Environmental Impact Report (FEIR).  

Actions Taken: 

• On February 6th, Town staff from the Department of Planning and Land Management attended 

the site visit to Hanscom Airfield to observe the proposed site for development and the public 

information meeting held to hear a presentation from the project manager preparing the 

required Environmental Impact Report.  

• On February 14th, 2023 the Select Board submitted a letter to Mr. Alexander Strysky, 

Environmental Analyst from the Massachusetts Environmental Policy Act Office. This letter 

outlined numerous environmental concerns and asked that the Draft Environmental Impact 

Report (DEIR) respond to each concern outlined in the letter.  

Next Steps:  

MEPA is currently drafting the DEIR. Upon its completion town staff will review the responses and submit 

follow-up questions and concerns if necessary. The project proposal lists several federal, state, and local 

permits that are required; however, the local permits are to be granted through the Town of Bedford. 

Permits include a special permit for earth removal, water service connection, sanitary sewer service 

connection, and others. The Town of Concord does not have a permitting role in this project. 

 

 

https://www.minuteman.media/DocumentCenter/View/40980/Public-Comment-EEA-16654--Concord-Select-Board-Hanscom-Field-Development


North Airfield Development 
at Hanscom



Chapter 8 of the Acts of 2021:

Next Generation Roadmap for 
Mass. Climate Policy

•Net-Zero requirement by 2050
•Every sector will have declining emissions 
requirements



Our Towns Support the State Plan



Hanscom Plan: Private Luxury Jet Emissions



Private Luxury Jets:
High Environmental Cost, Low Societal Benefit

• Hanscom Jet emissions today cancel out over 50% of the       
gains from all 4 GW of Solar PV installed in Massachusetts.

• Hanscom emissions growth completely cancels out the 2050 
climate gains of ~10 Communities

• Services only a few individuals

• Services primarily resort destinations (Wall St. Journal)



Calculating Hanscom Private Jet Emissions Today

• 38,100 private jet operations per year (per Massport)

• 2.5 hr Estimated flight time

• 330 Gallons per hour (from aircraft tables)

• 11.9 kg CO2 per gallon (basic chemistry)

• 2 radiative forcing CO2e/CO2 for jet

• 752,000 Tons CO2e (product of above)



Who Can Regulate or Control Private Jet 
Growth at the State Level?

• Our Towns have no regulatory authority
• The Legislature has no regulatory authority

• Massport has no power once facilities are built

• Limiting infrastructure is the only control our state has
• Massport reports only to the Governor

Past data indicates that hangar capacity will drive private jet flights

The Governor is the only option to stop this



No Private Luxury Jet 
Infrastructure Capacity Should 
be Built because it is antithetical 

to Massachusetts Emissions Plans
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TOWN OF CONCORD 
Planning Division 
141 Keyes Road, Concord, MA 01742 
(978) 318-3290 

 
 

 

To:  Select Board 
  Planning Board 

From:  Elizabeth Hughes, Town Planner 
  Erin Stevens, Senior Planner 

cc:  Kerry Lafleur, Town Manager 

Date  May 18, 2023 

Subject: MGL Ch. 40A, Sec. 3A – MBTA Communities Multi-family Zoning Requirement 
              

The MBTA Communities Multi-family Zoning Requirement of the Massachusetts Zoning Act (MGL Ch. 40A, 
Section 3A) is a new law that went into effect in 2021. The law affects communities with a MBTA station 
(commuter rail, bus, subway) and some adjacent communities. It requires communities to adopt by-right 
zoning for multi-family housing. The State’s Attorney General has issued an advisory to cities and towns that 
clearly states compliance with the law is not an option and that noncompliance with the law will be considered 
a discriminatory action, as well as disallow non-compliant communities from receiving State funds. It is 
important to stress that adoption of compliant zoning is not a mandate to build. Any property owner or 
developer who wishes to build will still need to go through a permitting process that evaluates all of the 
impacts of the proposed project and comply with conditions to mitigate those impacts. 

As part of the law, the Department of Housing and Community Development (DHCD) has issued Compliance 
Guidelines for Multi-family Zoning Districts Under Section 3A of the Zoning Act (Guidelines) that specifies 
criteria that has to be met for compliance. The zoning area must equal at least 50 acres with a minimum of 15 
units per acre, be within a half mile of the commuter rail station and have a capacity of 1,970 units. The zoning 
cannot have a restriction on age or unit size or require more than 15% of the unit to be affordable. The zoning 
cannot require mixed use, but it can provide incentives for properties built with mixed use. 

Concord is an MBTA Community because it has two commuter rail stations (West Concord and Concord 
Center/Thoreau Depot). To meet the requirements of the law and be in compliance Guidelines, Concord must 
adopt new zoning and receive approval from DHCD by the end of 2024. The Planning Division has received 
assistance from the Citizens Housing & Planning Collaborative (CHAPA) with community engagement and a 
Massachusetts Housing Partnership (MHP) consultant team with Horsley Witten on development of the GIS 
compliance modeling and the drafting of new zoning. 

In consultation with Horsley Witten, the Planning Division has been determined that the most effective way for 
Concord to comply with all the requirements and provide incentives for the development of mixed-use 
projects in the two commercial village centers will be to adopt a zoning overlay district. The adoption of an 
overlay district also allows for the current zoning in those areas to remain.  

Given the short timeframe for the development and adoption of new zoning, the Planning Division has come 
up with a draft Outreach Plan (Plan) and MBTA Communities Zoning Overlay District (MBTA District) asks that 
the Select Board review these two documents, offer any comments regarding additional outreach, and 
approve the Plan for the Phase 1 approach and the initial MBTA District boundary. This will allow us to move 
forward with the consultants and the community.  

https://www.mass.gov/doc/advisory-concerning-enforcement-of-the-mbta-communities-zoning-law/download
https://www.mass.gov/doc/compliance-guidelines-for-multi-family-zoning-districts-under-section-3a-of-the-zoning-act/download
https://www.mass.gov/doc/compliance-guidelines-for-multi-family-zoning-districts-under-section-3a-of-the-zoning-act/download


MBTA Communities Outreach Plan – Phase 1     |     May 2023 – January 1, 2024 
 

The purpose of the outreach being completed for the MBTA Communities, also known as Zoning Law Act
3A, is to inform the public of the required changes to Concord’s Zoning Bylaw for voting on at Town
Meeting anticipated in spring of 2024. Non-compliance is not an option as has been laid out by the
Attorney General’s Office. The public outreach efforts are to assist the community in seeing what these
zoning bylaw changes will mean and answer any questions which may arise.  
 

Who to Engage: 
Related/Interested Boards and Committees, additional groups italicized:
Climate Action Committee 
Transportation Advisory Committee 
Economic Vitality Committee 
West Concord Advisory Committee 
DEI Commission 
Council on Aging 
School Committee 
Recreation Commission 
Historical Commission
Commission on Disability

Chamber of Commerce 
Concord Business Partnership 
League of Women voters
Churches and other religious
organizations
School Parents-Teacher Associations
Residents and Businesses 100 Main
Street area
Residents and Businesses Thoreau
Business District 
Residents and Businesses Baker and
Commonwealth Aves areas

Visit Key Committees – provide update and
phase 1 of outreach plan 
Update related/interested committees 
Housing Round Table Discussion (June 7th) 
Host a public information session – MBTA
Communities Zoning 101 (late June) 
Complete website, FAQ’s, 1 page documents,
graphics, social media package, bookmark
design and info for library 

Prepare Zoning 

Survey 
Public Input Sessions 
Refine Zoning as needed 
Answer questions, add to FAQ 
Campaign 
Online (social media, website, News and
Notices, etc) 
Board and Committees (tabling at events,
Chairs Breakfast, advocate with neighbors) 

Timeline and Outreach Plan: 
May-June 2023 

July-August 2023 

September 2023 

Social Media (graphics, quick facts, where to go for more
information) 
One pager handouts 
Thorough FAQ 
Explanation videos for social media and to run on local
cable access MMN 
Posters at popular locations including MBTA Train Stations 
Bookmarks for libraries 
“Backpack” Flyer 
Lawn signs

Outreach/Campaign Kit: 

Example social media post: 
Did you know that Concord is one of 175 towns and cities
that are changing zoning for the possibility of future denser
housing near our train stations? This exciting change will
help us diversify our housing stock and assist with transit-
oriented-development which is good for our health,
environment, local economy, and more! 

Key Boards and Committees:
Select Board 
Planning Board 
Public Works Commission 
Finance Committee
Municipal Affordable Housing Trust
Housing Development Corporation
Housing Authority

Updated as of May 22, 2023







Correspondence Index 

Date      Author      Subject 

1. 5/18/2023    Tanya Gailus     Hanscom North Airfield Expansion   
2. 5/19/2023    Janet Rothrock     Hanscom North Airfield Expansion 
3. 5/19/2023    Ellen Quackenbush    Hanscom North Airfield Expansion 
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