Correspondence received by the Concord Select Board

Week Ending — May 12, 2025

1. Save Concord Wildlife - Meaghan Sinclair and Gwen Shipley
2. Matthew Johnson

3. Mark Gailus

4. Adrian Peterson

5. Ellen Quackenbush

Please Note: The Select Board Correspondence has been updated as of January 27, 2025. The
letters posted here reflect the views and opinions of the author as recorded in the body of their
email. Neither the Select Board nor Town staff have verified or reviewed the contents. The
Select Board and the Town do not necessarily agree, condone, support or advocate the ideas
expressed in these letters and have not verified any factual statements made in the letters.



From: Mary Hartman

To: Shannon McAndrew
Subject: Fw: Recording of Save Concord Wildlife"s Webinar
Date: Monday, May 12, 2025 10:43:18 AM

From: meaghan g. sinclair <meaghang@gmail.com>

Sent: Monday, May 12, 2025 10:29:00 AM

To: Wendy Rovelli <wrovelli@concordma.gov>; Cameron McKennitt <cmckennitt@concordma.gov>;
Terri Ackerman <tackerman@concordma.gov>; Mark Howell <markhowell@concordma.gov>; Mary
Hartman <mhartman@concordma.gov>

Cc: Gwen S <naturelovergwen@gmail.com>

Subject: Recording of Save Concord Wildlife's Webinar

Some people who received this message don't often get email from meaghang@gmail.com. Learn why this is
important

Hello Select Board Members,

Thank you again for considering our Article. We wanted to pass along the recording of our
webinar with pest control expert Rick Kelly from Banner Pest Control.

The first half of the presentation is our pitch, but if you would like to hear about Rick's SGAR-
free pest control methods you can tune in at around 17:00. We're keeping this up on our
website for anyone in Concord who has questions about effective pest control without

SGARs. We hope also that this may answer some of your outstanding questions. If you have
any additional questions or concerns please let us know.

Thanks so much!
Warmly,

Meaghan and Gwen

Meaghan Q. Sinclair

meaghanqg.com

saveconcordwildlife.org
857.891.7069
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From: Mary Hartman

To: Shannon McAndrew

Cc: Matt Johnson

Subject: Fw: Proposed Standards for Attainable Units
Date: Tuesday, May 13, 2025 9:44:54 AM
Attachments: Proposed Standards for Attainable Units.docx

CCRC Income.xlIsx

From: Matt Johnson <matthewwardjohnson@gmail.com>

Sent: Tuesday, May 13, 2025 8:18:54 AM

To: Mary Hartman <mhartman@concordma.gov>; Mark Howell <markhowell@concordma.gov>;
Terri Ackerman <tackerman@concordma.gov>; Cameron McKennitt <cmckennitt@concordma.gov>;
Wendy Rovelli <wrovelli@concordma.gov>

Cc: Andrea Fountain <afountain@concordma.gov>; ffeeley@bu.edu <ffeeley@bu.edu>

Subject: Fwd: Proposed Standards for Attainable Units

Here is a copy of the note I sent Chris Sintros on May 3rd that proposed standards for CCRC
attainable units that could be included in an MOA. It includes a spreadsheet with examples of
qualifying combinations of income and assets.

While the unique nature of the CCRC presents many challenges, the MOA needs to provide a
similar level of clarity about how attainable units will be allocated and tracked over time.

Matt Johnson
21 Winthrop St.
Member of the CMAHT and Concord Housing Foundation, but speaking only for myself

—————————— Forwarded message ---------

From: Matt Johnson <matthewwardjohnson@gmail.com>
Date: Sat, May 3, 2025 at 5:35 PM

Subject: Proposed Standards for Attainable Units

To: Christopher Sintros <csintros@nedeaconess.org>

Chris,

| know that you’re drafting the memorandum of agreement between New England Deaconess
and the Town to specify details of Newbury Court’s expansion that can’t be enshrined in
zoning. I’d like to offer some input on one of the topics: eligibility requirements and ongoing
administration of attainable units in the CCRC.
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Attainable Units

Qualification

An individual or couple qualifies for an attainable unit when they are admitted to the community, and their attainable status remains for the duration of their residency, regardless of the type of care (independent living, assisted living, nursing care). 

Local Preference

Preference will be given to residents of Concord, applicants who have worked for the Town or schools, or have children who are Concord residents.

Diversity of Dwelling Units

50% of attainable units will be designated for single residents, and 50% will be designated for couples. Couples will be assigned to unit types that are suitable for two people, including two different spaces if they require different types of care. Once one member of a couple is no longer a member of the community, the surviving resident continues to count as a couple for the remainder of their residency.

Calculation of Income Thresholds

For attainable unit qualification purposes, an applicant’s income includes an estimate of the future cash flows from the assets that they own and would be expected to consume over their projected lifespan. This “CCRC income” is the sum of three components:

1. Retirement income: pension, social security, and other recurring sources, as defined by the IRS. (Note that interest from savings, stock and bond dividends, and other income due to investments other than IRAs is not included here.)

2. Projected asset cash flows: The current value of resident assets prior to any buy-in to the community, including savings account balances, the principal of bonds and annuities, and assessed value of income properties, stocks, and other investments, multiplied by 1.5% + CPI (trailing twelve months).

3. Asset drawdown: The resident’s total assets from item 2, divided by their expected remaining lifespan at the time of admission, based on the most recent Social Security Administration Actuarial Life Table.[footnoteRef:1] [1:  Further details to be determined: 1) Whether gender should be a factor in calculating life expectancy, 2) how to determine age in the case of couples. The current proposal uses averages in both cases.] 


Example: If a single, 81-year-old applicant in April 2025 collects social security of $70,000, has savings of $500,000, their CCRC income would be $70,000 + ($500,000 * 3.9%) + ($500,000 / 8.1) = $151,076. The 2025 140% AMI upper threshold for an affordable unit is $157,682, so they would qualify for an attainable unit.

Attainable Unit Costs and Fees

In consideration of the CCRC’s obligation to provide care for a resident’s remaining life, New England Deaconess may set entrance fees, service costs, and other contract provisions (such as refund percentages) for attainable units at their discretion.

Reassignment of units

After a resident is no longer a community member (both residents in the case of a couple’s unit), a new attainable unit would become available for a qualifying individual or couple. Assignment is on a first come, first served basis, taking local preferences into account.

Scope

Because Newbury Court already maintains 10% of its units as attainable, and residents are likely to move between sites to access different types of care over time, these attainability criteria apply to the entirety of the Newbury Court community for future admissions. New England Deaconess may submit an initial list of existing attainable units so that future openings can be counted.

Reporting

On an annual basis, New England Deaconess will send a report to the Town that includes the current list of attainable unit residents, along with the income, asset, and age data used to qualify any new attainable unit residents in the past year. Personal details will be maintained confidentially.












Qualification

				Asset Income Rate		3.9%				2.4%		CPI (TTM)



		Retirement Income		Assets		Avg Age		Life Expectancy		Single/ Couple		CCRC Income		Status

		$   70,000		$   500,000		81		8.1		Single		$   151,076		Qualified

		$   70,000		$   500,000		85		6.2		Couple		$   170,341		Qualified

		$   70,000		$   1,000,000		81		8.1		Single		$   232,153		Unqualified

		$   90,000		$   200,000		81		8.1		Single		$   122,431		Qualified

		$   120,000		$   400,000		78		9.8		Couple		$   176,584		Qualified

		$   50,000		$   1,500,000		72		13.5		Couple		$   219,652		Unqualified

		$   70,000		$   500,000		89		4.6		Single		$   197,842		Unqualified

		$   60,000		$   125,000		81		8.1		Single		$   80,269		Underqualified

		Non-asset income includes Social Security, pension, insurance payments, and other ongoing sources not attributable to listed assets
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Life Expectancy

		Source: Social Security Administration Actuarial Life Table (https://www.ssa.gov/oact/STATS/table4c6.html)



		Age		Male		Female		Average

		62		19.0		22.1		20.5

		63		18.3		21.3		19.8

		64		17.6		20.5		19.1

		65		17.0		19.8		18.4

		66		16.3		19.0		17.6

		67		15.6		18.2		16.9

		68		15.0		17.5		16.2

		69		14.3		16.7		15.5

		70		13.7		16.0		14.8

		71		13.1		15.3		14.2

		72		12.4		14.6		13.5

		73		11.8		13.9		12.8

		74		11.2		13.2		12.2

		75		10.6		12.5		11.6

		76		10.1		11.8		10.9

		77		9.5		11.2		10.3

		78		9.0		10.6		9.8

		79		8.4		10.0		9.2

		80		7.9		9.4		8.7

		81		7.4		8.8		8.1

		82		7.0		8.3		7.6

		83		6.5		7.7		7.1

		84		6.1		7.2		6.6

		85		5.7		6.7		6.2

		86		5.3		6.3		5.8

		87		4.9		5.8		5.4

		88		4.5		5.4		5.0

		89		4.2		5.0		4.6

		90		3.9		4.7		4.3





AMI Thresholds

		2025 Area Median Income

		Household Size		70% AMI		80% AMI		100% AMI		140%%		150% AMI

		Single		$   81,069		$   92,650		$   112,630		$   157,682		$   168,945

		Couple		$   92,619		$   105,850		$   128,720		$   180,208		$   193,080






During our previous discussions, you’ve explained the fundamental differences between
providing conventional affordable housing and delivering lifetime care for residents who have
lower income and assets. In the attached draft, I’ve proposed ways to adapt existing Town
policies regarding income and asset qualifications, the diversity of dwelling units, local
preference, and other affordable housing criteria to the unique circumstances of the CCRC.

An applicant’s age, assets, and income all contribute to the actuarial risk that New England
Deaconess assumes to admit them, so the proposal uses the combination of these factors to
estimate their income for attainable unit qualification purposes. I’'ve attached a spreadsheet
with multiple examples of households that would qualify, as well as those that would not, to
illustrate what would be “attainable” using these standards.

These are just my proposals, which reflect limited feedback from colleagues in the affordable
housing community. I’'m sharing them with you now, given the limited time before the public
Select Board review on 5/19. | hope that similar ideas can be incorporated in the MOA to
encourage Concord’s affordable housing groups to endorse Article 46 at Town Meeting.

I’m excited about the opportunities that this community could provide to elders in Concord -
both those with means and without. If you would like to discuss these topics further, you can
reach me at 508-878-4117.



From: Mark Gailus

To: Mary Hartman; Mark Howell; Terri Ackerman; Wendy Rovelli; Cameron McKennitt; Shannon McAndrew
Cc: Kerry Lafleur; Megan Zammuto; Delia Kaye

Subject: RE: Adding Natural Resources representation to Land Use Working Group Charge

Date: Saturday, May 10, 2025 4:05:00 PM

Dear members of the Concord Select Board,

Before finalizing the Charge for the Land Use Working Group, | urge you to add to the membership "One
member of the Natural Resources Commission or their designee."

There is hardly a parcel of significant size in Concord that does not lie near to or include a river, a
wetlands, forest, or a meadow.

The MCI Concord property, as an example, includes significant Assabet River shoreline and is also near
to the Warner's Pond and Gerow Area.

| believe it would benefit the Town to look at direct or collateral impacts or opportunities related to natural
resources early in the process of discovery, analysis, and prioritization of suggested use of these

lands. Going to the NRC only at a later point in the process, after tradeoff choices have been made,
would be less beneficial and effective..

Thank you for considering this suggestion..
Sincerely
Mark Gailus

62 Prescott Road
Concord MA
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From: Adrian Peterson

To: Mary Hartman; Mark Howell; Wendy Rovelli; Shannon McAndrew; Terri Ackerman; Cameron McKennitt
Subject: Natural Resources Commission being added to Land Use Working Group
Date: Saturday, May 10, 2025 5:07:01 PM

Some people who received this message don't often get email from apeterson353@gmail.com. Learn why this is
important

Hello All,

Before the Land Use Working Group begins work, I would urge all of you to
consider adding a member of the Natural Resources Commission (or a person they
designate) to the Working group. It would benefit the town, much earlier in the
process, to assist in the analysis, discovery and priorities for use of the lands. I
hope the Concord Select Board will be proactive and not reactive, by considering
this suggestion seriously.

Regards,
Adrian Peterson

253 Peter Spring Rd
Concord MA
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To the members of the Concord Select Board,

I commend the Select Board in launching the Land Use Working Group to provide
consistency and balance, in terms of the physical needs of our town departments and the
alternative uses of the many large parcels of land that might become available to the town.

While the Select Board has cited many reports and town committees that should be
included in this Working Group, | believe that they have omitted two key constituencies
whose voice should be heard—namely the Natural Resources Commission and Climate
Action Committee. Both these committees are core to Concord’s meeting its Concord
2030 climate goals. Any land use plan should incorporate Concord’s natural resource and
climate goals.

Thank you for your consideration of my comments.
Ellen Quackenbush

206 Prairie St



