
173 Main Street Tel:   978.732.1913  Fran Stanley, Housing Coordinator 
Groton, MA 01450  Fax:  978.448.1113 fstanley@grotonma.gov 

 

 
 

 
 

 
 

TOWN OF GROTON 
Affordable Housing Trust 

_________ 
 

Becky Pine, Chair 
Carolyn Perkins, Vice Chair 

Phil Francisco, Member 
Charles Vander Linden, Member 

 
 

 
                          Regular Session Minutes 

 
Date: Wednesday, August 20, 2025         
Time: 7 pm 
Location: 1st Floor Meeting Room, Town Hall, 173 Main Street 
Members attending: Phil Francisco, Carolyn Perkins, Charles Vander Linden, and Becky Pine 
Others: John Sopka 
Referenced documents: draft minutes, Goals memo by Fran Stanley 

 
Becky Pine called the Affordable Housing Trust to order at 7 pm and asked for Trust members to vote to enter 
executive session to then return to regular session in time for a regular session agenda item scheduled for 
7:45 pm. 

Executive Session #1. Pursuant to G.L. Chapter 30A, §21(a), Clause 6 – “To consider the purchase, 
exchange, lease or value of real property if the chair declares that an open meeting may have a 
detrimental effect on the negotiating position of the public body.” – PURPOSE – purchase or value of 
real property. Roll call vote may be taken. 

Carolyn Perkins moved to enter executive session to later return to regular session pursuant to G.L. Chapter 
30A, §21(a), Clause 6 – to consider the purchase, exchange, lease, or value of real property with the chair 
having declared that an open meeting may have a detrimental effect on the negotiating position of the public 
body.  Phil Francisco seconded and the motion carried (4:0) by roll call vote of Vander Linden – aye, Perkins 
– aye, Francisco -- aye, and Pine – aye.  
 
Executive Session #2 – Pursuant to M.G.L., c.30A, §21(a), Clause 7 – “To comply with, or act under the 
authority of, any general or special law or federal grant-in-aid requirements” – PURPOSE – Review, 
Approve and Consider the Release of Executive Session Minutes. Roll call vote may be taken.  

Phil Francisco moved to enter executive session to later return to regular session pursuant to M.G.L., c.30A, 
§21(a), Clause 7 to review, approve, and consider the release of executive session minutes.  Charles Vander 
Linden seconded and the motion carried (4:0) by roll call vote of Vander Linden – aye, Perkins – aye, 
Francisco -- aye, and Pine – aye.  
   
Note:  After meeting in executive session, the Housing Trust returned to regular session at 8:18 pm. 
 
Review draft minutes from June 10, 2025. 

 
Becky Pine identified several typographical errors. 
 
Charles Vander Linden moved to approve the June 10, 2025 regular session minutes as corrected.   Phil 
Francisco seconded and the motion carried by a unanimous vote. 
 
Carolyn Perkins left the meeting at 8:30 pm. 
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Discuss Housing Production Plan (HPP) goals and action items. 
 

Trust members reviewed the memo by Fran Stanley regarding HPP goals and action items (i.e., strategies) as 
well as making specific recommendations: 
 

Goals  
A. Increase the range of housing types to meet the needs of people at various stages of life and 

increase the amount of housing that is affordable, accessible, and safe.  

B. Monitor and preserve existing affordable units.  

C. Leverage other public and private resources to the greatest extent possible.  

D. Strive for annual numerical targets for affordable housing and housing production plan certification.  

 
Action Items 
A. Evaluate bylaws and board regulations for barriers to developing affordable housing, including but not 

limited to, accessory apartments, dimensional requirements for infill or non-conforming lots, 
multifamily development, flexible development, and subsurface sewage disposal regulations.  

B. Review Chapter 61 parcels for potential affordable housing development.  
C. Continue existing and establish new regional housing partnerships with surrounding communities.  
D. Cultivate partnerships with non-profit housing developers.  
E. Identify and leverage funding for affordable housing development.  
F. Monitor affordability restrictions for existing affordable housing listed on the town’s Subsidized 

Housing Inventory to preserve current inventory.  
 
Fran Stanley drew these suggestions from a list of goals and action items collected by our contractor 
Montachusett Regional Planning Commission.  Fran Stanley noted with approval the main housing goal listed 
in Groton’s new Master Plan which is to: 
 

“Increase the range of housing types to meet the needs of people at various stages of life and increase the 
amount of housing that is affordable, accessible, and safe.” 
 

Trust members reviewed the memo.  Becky Pine pointed out that the oft repeated refrain of “missing midde” 
housing is vague and therefore not helpful as a goal.  In her experience, people draw very different 
conclusions about which housing types are missing. 
 
Phil Francisco noted that Goal D could be edited to be more direct about the goal which is to achieve 40B 
safe harbor.  Producing a certain number of affordable units and maintaining HPP certification are required 
elements for achieving safe harbor status.  When the town is in safe harbor, then it can choose whether to 
consider new multifamily developments proposed under state zoning.  The group agreed with that change. 
 
The Planning Board will be discussing HPP goals at a future meeting. 
 
Review draft grant agreement for the $200,000 of Community Housing funds appropriated at the 
Spring Town Meeting. 

 
Charles Vander Linden moved to authorize Becky Pine to sign the grant agreement for $200,000 of 
Community Housing funds appropriated at the Spring Town Meeting on behalf of the Affordable Housing 
Trust.  Phil Francisco seconded and the motion carried (3:0) (Carolyn Perkins absent). 
 
Update on Groton Housing Authority activities. 
 
Interim Executive Director Krisanne Trainque has given her notice that she does not plan to renew her 6-
month interim contract.  She will continue in her role until the end of September.  Leominster Housing 
Authority met with the board to discuss a possible management agreement whereby Leominster would 
manage all of Groton’s units.   
 
Ken Martin, the longtime director of the Ayer Housing Authority, is a seasoned director who is often called in 
to help other housing authorities who have run into trouble.  He consulted with the Westford Housing Authority 
and is volunteering his time to offer some continued assistance to Groton.  Fran Stanley said that Ken Martin 
explained that governance or management of small housing authorities – Groton is a very small housing 
authority – is a systemic problem which has been exacerbated by increasing reporting requirements from the 
state housing department (Housing and Livable Communities). 
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The Sandy Pond apartments owned by the Groton Housing Authority have a balloon payment due in 2026.  
This is a concern for the GHA board.  This debt will probably need to be refinanced with a private lender as 
the current lender (Massachusetts Housing Partnership) does not want to re-issue a note.   
 
There is the possibility of incremental improvements to the GHA budgets that might improve the operating 
side of the budget.  And, the state might be persuaded to make some more emergency funding available to 
help the Authority out of some of its present difficulties. 
 
Update on Affordable Housing Trust funds. 
 
Account statements for all Housing Trust funds as of the end of July 2025 were distributed to the group.  The 
$200,000 in new CPC funding has already been transferred to the Housing Trust’s accounts. 
 
Reportedly, the Community Preservation Committee welcomed the clarifying letter from Becky Pine about the 
site assessment funds project and were happy to leave the project open as the Trust requested. 
 
 
Meeting adjourned circa 8:55 pm.   
 
Notes by Fran Stanley 
 
 
Next Meeting: Tuesday, September 23, 2025 at 7 pm via Zoom 
 
 
 


