TowN OoF GROTON
Affordable Housing Trust

Becky Pine, Chair
Lynn Holdsworth, Member
Carolyn Perkins, Vice Chair
Phil Francisco, Member
Charles Vander Linden, Member

Regular Session Minutes

Date: Thursday, October 30, 2025 DRAFT
Time: 7 pm
Location: 18! Floor Meeting Room, Town Hall, 173 Main Street
Members attending: Phil Francisco, Carolyn Perkins, Lynn Holdsworth, Charles Vander Linden,
and Becky Pine
Others: Ken Martin (Ayer Housing Authority), John Sopka (Groton Housing Authority board)

Referenced documents: draft minutes, Groton Housing Authority Financial Issues as of August 31, 2025, and
Estimated Capital Needs for Sandy Pond Apartments

Becky Pine calied the Affordable Housing Trust to order at 7 pm.

Meeting with Ken Martin (Executive Director of the Ayer Housing Authority) regarding the Groton
Housing Authority.

Ken Martin introduced himself. The Groton Housing Authority (GHA) board held a meeting earlier this
afternoon and voted to enter into a management agreement with the Ayer Housing Authority (AHA) whereby
the AHA will manage the GHA units. Ken Martin explained that, originally, he was brought in to advise the
Westford Housing Authority — which managed the Groton and Littleton units — when the prior executive
director was let go.

Ken Martin said that there are state aided units which receive an ongoing subsidy from the state which
includes:

+ the 20 senior/disabled units at 19 Lowell Road (687" program),
e the 5 family units at 19 Lowell Road (705" program), and
e the 2 family units in the Brookfield Commons condominium development (also in the “705” program).

Separately, the GHA owns and operates the so called ‘affordables’ that do not have an ongoing subsidy. The
only revenue for the apartments in the affordable portfolios will be the rents. These affordable units are;

e the 9 family units at the Sandy Pond apartments, and
¢ the 1 single-family condo on Nashua Road (known as the Still Meadow unit).

The affordables were created through inclusionary zoning. The Sandy Pond apartments are located at 34,
36, and 38 Sandy Pond Road and they have affordability restrictions in place until 2036. There is an existing
mortgage through Massachusetts Housing Partnership (MHP). The Sandy Pond portfolio has $9,000 in rental
proceeds, but has a $5,500 monthly mortgage payment and the prospect of a $400,000 balloon payment
when the mortgage expires in 2026. There is a small reserve fund held by the mortgage entity.
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Ken Martin explained that rental income at the Sandy Pond apartments is not sufficient to cover the expenses
and hasn't been for quite some time. The prior director used state housing authority funds to support the
Sandy Pond apartments. Ken Martin distributed a handout titled Groton Housing Authority — Financial Issues
as of August 31, 2025. Housing authorities can only spend state funds on state units and the comingling of
funds between programs muddied the issue. The money owed the Groton Housing Authority by Sandy Pond
($130,139.93), Still Meadow ($39,215.15), and an account labeled Willowdale ($3,935) totals $173,290.08 as
of August 31, 2025.

GHA funds are no longer comingled and there are no impermissible transfers between programs going
forward. However, the transfers created a hardship for the state aided housing authority units. The state
housing agency, Housing and Livable Communities (HLC), wants the money that was spent on the
affordables to be refunded to the Groton Housing Authority.

In addition, the management of the Sandy Pond units was poor in several ways. First, annual
redeterminations have not been done for this portfolio for 5 years. Rents that should have been increased

annually were not increased and the rental proceeds are now hundreds of dollars lower than the landlord
could have charged:

¢ there are seven 60% AMI units: rents might have been around $1,849 but are lagging at $900 to
$1,200, and

e there are two 50% AMI units: rents might have been around $1,400 but are actually paying about
$850.

The GHA is initiating redeterminations now. If a household is over income, then the Authority will be able to
charge that household a market rate rent. If a household happens to have a mobile voucher (Section 8 or
MRVP), then the Authority limits rents to about 30% and the voucher makes up the difference. Generally,
GHA can only increase rents about 3 to 5% a year which will be insufficient to address the large revenue to
expenses shortfall. The HLC will not approve a $600 increase in the rents nor would Ken Martin want to
impose an unaffordable increase for the tenants there.

Second, the Sandy Pond apartments are about 20 years old and there is a long list of maintenance and
capital improvements that will be needed in the future. Ken Martin made a rough estimate of $467,000 worth
of capital needs. See handout titled Estimated Capital Needs for Sandy Pond Apartments. For example, the
Sandy Pond driveway is pitted with potholes and needs to be completely repaved which is a capital
improvement planned for next year.

Ken Martin asked how do we rectify the situation. The 9-unit Sandy Pond apartment complex is at risk. If the
Town can help, particularly with the refund of funds owed to the GHA state program, then this increases the
chance that the GHA will be able secure help from MHP and the state to save the Sandy Pond Apartments.

Charles Vander Linden clarified that there is no evidence that money has been embezzled which Ken Martin
confirmed. Charles Vander Linden said that money was spent on affordable housing so can the state say that
that was wrong and a mistake, but go on from there. In other words, can the state simply forgive the money
and zero out the account. Ken Martin said that the state does need to be paid back and that the state asked
him to ask for money to try to help the situation. Ken Martin said that he intends to ask for the Sandy Pond
mortgage to be eliminated. Ken Martin said that he did appeal to the Town Manager and the DPW is
supposed to help by applying temporary patches to the potholes to get the Authority through the winter.

Becky Pine said that | am not sure that money from the Housing Trust is free flowing. Have you considered

the Trust Funds? Becky Pine asked Ken Martin to speak with the Commissioners of Trust Funds and he
agreed to approach them.
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Ken Martin provided the example of the Devenscrest Village apartment complex in Ayer where a cooperative
effort between the town and the state benefited low-income tenants. Devenscrest Village is a 110-unit
development from the 1950s that was naturally occurring affordable housing. In 2021, a new owner served
eviction notices with plans to renovate and substantially raise rents. This created a crisis for existing tenants
with nowhere to go. The Town of Ayer provided $400,000 in CPC funding for Devenscrest and the state
recently committed $10 million. With these funds, a new buyer will be able to set rents at an affordable level
at the Devenscrest development.

There is a $15,000 yearly deficit for Sandy Pond in the budget. Ken Martin stated that the GHA may have to
sell the Sandy Pond portfolio if these issues cannot be resolved.

Phil Francisco asked whether the Still Meadow unit meets its carrying costs. Ken replied that it's close to
doing so.

Ken Martin said that the state is making a commitment on sustainability improvements for the state portfolio.
A state representative has been out to see about installing electric heat pumps at 19 Lowell Road. The 20
senijor/disabled units are heated with electricity while the 5 family units have natural gas. There is a gas
fueled generator on site to power the sewer ejection pump (paid for with CPC funds in 2013). Becky Pine
noted that while Groton has a municipal light department and so does not have MassSave type programs,

that GELD has had some philanthropic initiatives so she encouraged Ken Martin to reach out to GELD to see
if they can be helpful.

Ken Martin reiterated that the state is insisting on getting the money back from Sandy Pond. The group
discussed and agreed that CPC funds could probably not be spent for this purpose. Charles Vander Linden
stated that the GHA violated the rules, but there was no embezzlement. Lynn Holdsworth asked where the
state’s accountability was for not noticing these lapses. She asked what if Trust money was directed to pay
down the mortgage. Ken Martin replied that any contribution would be helpful.

Phil Francisco noted that there were two different lapses; the Sandy Pond recertifications and the movement
of money. Fran Stanley suggested that the contributing groups (town, state, MHP) might consider a closing
that only puts money in when an agreement has been reached that addresses all outstanding issues. John
Sopka asked is it possible to allocate some funds so that the Trust conditions its gift on a state match.

Ken Martin replied that for these matters to be solved, then everyone needs to come together. We all have
the same goal and the question is how will we get there. Phil Francisco observed that you have a million
dollar debt if one adds the $400,000 balloon payment, the $170,000 debt, and the $467,000 in capital
improvements. Ken Martin said that the housing authority is trying to save these affordables. He thanked the
Housing Trust members for listening and trying.

Review draft minutes from September 23, 2025,
Becky Pine noted a needed correction on the second page.

Phil Francisco moved fo approve the regular session minutes for September 23, 2025 as edited. Charles
Vander Linden seconded and the motion carried (5:0).

Review Mirick (Town Counsel) invoice dated October 7, 2025 for $52 for emails regarding housing
project questions and research regarding same.

Charles Vander Linden moved to approve $52 payment of the October 7, 2025 Mirick invoice. Carolyn
Perkins seconded and the motion carried (5:0).

Payment will be drawn from the Trust Funds’ unrestricted account (8200-709).
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Discuss CPC verbal feedback received October 27, 2025 the Trust’s FY27 preliminary proposal.

Fran Stanley noted that the GHA asked for $250,000 for a generator at Petapawag. The Housing Trust has
its application. The Conservation Commission asked for $300,000 in funding. Cow Pond fields has found a
state match of $1 million but the town would need to commit to spend $2 million to get that match. The Cow
Pond fields project will not be able to be funded at a level to get the full match unless the money is bonded.

Carolyn Perkins stated that there are a lot of asks for CPC funds right now. The CPC’s policy is to bond one
loan at a time. The CPC is still paying down the middle school track loan. If the CPC decides to pay down
the entire loan this year — which would clear the way to bond the Cow Pond project -- then that would greatly
fimit the amount of money available to applicants for FY27. Becky Pine noted that the Town Center rarely
loses power and if it goes out then GELD gets the power back on line quickly. Carolyn Perkins noted the
importance of keeping the power on for residents who are dependent on oxygen.

| Trust members discussed how much they should request from the CPC. Some wanted $400,000, others
| thought that number was not practical in the current environment. All agreed that it was important for the
E Trust to continue to assemble funds. Charles Vander Linden observed that when we want that project to
E happen, then there will be huge urgency. Trust membered decided to ask for $300,000.

Housing Coordinator update on Housing Production Plan and Fox Howe Groton permitting.
MRPC will be presenting on the new HPP at the Planning Board on November 13. Fox Howe Groton

continues to work on obtaining needed permitting from the Planning Board, Conservation Commission, and
the Earth Removal Stormwater Committee.

As for Heritage Landing (approved comprehensive permit for 28 homeownership units), Fran Stanley reported
that the developer has moved some soil onto the site after Board of Health required testing.

As for 797 Boston Road (approved special permit for 24 senior units) at Four Corners, Fran Stanley has not
heard anything form this developer.

Circa 8:27 pm, Trust members voted to enter executive session and to then adjourn without re-entering the
open session. See below for the roll call votes.

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.

Phil Francisco moved to enter executive session and not to return to reqular 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. Charles Vander Linden seconded and the motion carried (4:0) by roll call vote of Holdsworth — aye,
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 adjourn and not refurn 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 Holdsworth — aye, Vander
Linden — aye, Perkins — aye, Francisco — aye, and Pine — aye.

Notes by Fran Stanley

Next Meeting: Wednesday, November 19, 2025 at 7 pm
CPC Project Application Proposals due: Wednesday, November 19, 2025 by 4 pm
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Capital Needs

sandypond
Rear decks $ 60,000.00
Front decks $ 15,000.00
Siding repairs $ 5,000.00
Shed for maintenance storage $ 10,000.00 |
replace 8 heating units $ 80,000.00
replace hotwater tanks $ 36,000.00
parking lot replacement $ 70,000.00
Install Dumpster pad/enclosure $  7,000.00
replace storm doors $ 18,000.00
Replace refrigerators $ 85,000.00.
replace ranges $ 75,000.00
replace dishwashers $ 6,000.00 |

Site- sink hole

$ 467,000.00
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