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                          Regular Session Minutes 

 
Date: Thursday, February 19, 2026        
Time: 7 pm 
Location: 1st Floor Meeting Room, Town Hall, 173 Main Street 
Members attending: Phil Francisco, Carolyn Perkins, Lynn Holdsworth, and Becky Pine  
Others attending: Ken Martin (manages Groton Housing Authority), Veronica O’Donnell (Sustainability 
  Commission), Ken Horton (Sustainability Commission), and  
 Charlotte Weigel (Chair, Sustainability Commission) 

 
Becky Pine called the Affordable Housing Trust to order at 7 pm.  Lynn Holdsworth participated in the meeting 
by telephone.  Becky Pine stated that minutes would be reviewed later in the meeting and added that the 
Trust would not be entering into executive session. 
 
Meet with representatives from the Sustainability Commission to discuss the proposed Specialized 
building code. 
 
Becky Pine welcomed the representatives from the Sustainability Commission and invited their chair Charlotte 
Weigel to address the group.  Charlotte Weigel presented a PowerPoint presentation that introduced the 
Climate Leaders program and described the new Specialized Stretch Energy building code which is a subset 
of the building code that sets standards for energy use.  Members of the Sustainability Commission have 
researched the potential impacts of the Specialized building code for Groton.   
 
The Climate Leaders Program provides grants to eligible municipalities to help decarbonize municipal energy 
use.  To become eligible for up to $1 million in grants, Groton must adopt the Specialized code.  Benefits of 
code adoption for the new homes built include: 
 

• new homes are enabled to meet net zero Green House Gas emissions targets, 

• protects Groton homeowners against future costly retrofits, 

• Cost savings for homeowners: reduction in energy costs of $1300/year, 

• Reduces local emissions from burning fossil fuels 
 
If voted in by Town Meeting voters this Spring, the code would come into effect on January 1, 2027.  The 
Specialized code applies to new construction rather than renovations and additions to existing residential 
buildings.  There are some exclusions for historic buildings and Accessory Dwelling Units (ADUs) are also 
less impacted by the proposed new building code. 
 
For new construction, the code incentivizes but does not require electrification of new buildings.  Charlotte 
Weigel pointed out although Groton did not adopt the Stretch code until 2019, basic building code 
requirements have tightened up quite a bit over the past 20 years.  So much so, that new homes built today 
are twice as energy efficient as even a 2006 era home built under the requirements of then basic code of that 
era.  Phil Francisco noted that some Groton residents and others in Massachusetts have done heat pump 
retrofits and either had (a) unsatisfactory results in terms of heating adequacy or (b) higher than expected 
electrical costs.  With recent discussions about feedback on heat pump retrofits, it will be important to explain 
how electrification pairs well with the new construction homes that are highly energy efficient.   
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Lynn Holdsworth commented that she has an old house and has now had a bad experience with a new heat 
pump.  And that this has been a case of overpromising.  Even programming the thermostat to switch to from 
the heat pump to the gas fueled heating system for a set period has been problematic.  That period is the 4 
pm to 8 pm window – called ‘the Amish hours’ -- when GELD electricity is 10x as expensive as the other 20 
hours of the day.  She concluded that it is hard to pitch electricity right now when the rates are so high. All 
agreed that a battery backup system to store energy generated with a solar array can have appeal to assist in 
that 4 pm to 8 pm window. 
 
Other points made in the presentation and discussion: 
 

• Larger multifamily buildings follow the commercial code, not the Specialized residential code. 

• Adoption of the Specialized code would reduce Groton’s peak energy load. 

• Adoption of the Specialized code would increase electrical demand by .4% annually at the current 
new construction building rate of 25 homes a year. 

• An all-electric home would be allowed to install a fossil fuel emergency generator. 

• Cost to build an all-electric home is no greater than a mixed fuel home (fossil fuel heating system with 
electric central A/C) per survey of area HVAC installers. 

• A Passive House standard (good envelope, energy recovery, air sealing, insulation/windows) uses 80 
to 90% less energy. 

 
Charlotte Weigel noted that Groton’s municipal electric department (GELD) is comfortable with the proposed 
adoption of the new code.  Phil Francisco asked and the Charlotte Weigel confirmed that GELD still has a 
required infrastructure charge (a/k/a penalty) for homeowners installing over 10 kilowatt hours of solar 
photovoltaic1.   
 
Trust members thanked the Sustainability Commission members for the presentation.  Becky Pine 
commented that she has spoken with a regional nonprofit who builds multifamily affordable housing and the 
upshot was that adoption of the Specialized code was not likely to hinder a prospective development.  
Charlotte Weigel said that her committee is sponsoring an informational talk on Thursday, March 5th at Town 
Hall and that they would be serving pizza (!) to encourage attendance. 
 
Meet with Groton Housing Authority’s Executive Director regarding support for the Sandy Pond 
affordables (9 units of family rental housing).  
 
Becky Pine welcomed Ken Martin and invited him to speak.  Ken Martin is the Executive Director of the Ayer 
Housing Authority.  The Ayer Housing Authority is managing the Groton Housing Authority (GHA) so 
effectively he is also the director of the Groton Housing Authority.  Towards the beginning of this presentation, 
Phil Francisco mentioned today’s news that Housing Secretary Edward Augustus is resigning as of February 
27, 2026.2  This was new information for everyone else in the meeting.  Secretary Augustus has been a 
supporter of state assisted housing and was effective in his position.   
 
Ken Martin began by stating that he was seeking financial support from the Affordable Housing Trust to 
preserve the Sandy Pond development. Ken Martin said that he needs local support to negotiate and attempt 
to leverage a more substantial contribution from the state to get the Sandy Pond development back on track 
in a sustainable fashion.  $200,000 was mentioned as a possible amount perhaps to be targeted for needed 
capital improvements. 
 

 
1 GELD Infrastructure Charge as described on the GELD website:   
 

“At the February 14, 2019 GELD Board meeting, the Board of Commissioners agreed there would be a 
GELD Infrastructure Charge of $4.25 per kilowatt (kW) per month based on the nameplate capacity (AC 
rating) in kW for all new solar installations over 10 kW installed after March 1, 2019.  The Infrastructure 
Charge will help recoup some of the transmission and distribution revenue losses associated with solar 
installations. Please note: the fee will be charged on the full kW; so, if the new system is 12kW, the 
charge would be 12(kW) x $4.25 = $51.00. The fee of $51.00 would be added to your bill each month.” 

 
2 See “Healey’s housing secretary to leave job, marking eighth Cabinet departure in three years” Boston Globe 
published February 19, 2026. 
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Ken Martin recapped some of the outstanding issues at the Sandy Pond development that combine to put the 
units at risk.  As Ken Martin had indicated back in October, rents had not been raised in 5 years.  As the 
landlord for these units, rental increases are limited to 3% a year.  Recertification is an annual process and 
yet the tenants had not been recertified in 5 years.  That lapse served to depress rents.  To date, 8 of the 9 
families have complied.  2 of the households may be over the income limit which permits the GHA to charge 
an ‘Over-income Rent’3. Or, alternatively, if the present tenants leave, GHA can fill those 2 units with new 
tenants paying rents set at a higher and more appropriate price point.4 
 
There is also the matter of improper transfers of funds from the subsidized units at 19 Lowell Road as well as 
Still Meadows and Willowdale to prop up the Sandy Pond development.5 
 
Now that the development has been in service for 20 years, there are capital improvements that need to be 
done.6  The most obvious capital improvement is the replacement of the parking lot which is in poor condition.  
The development never had a proper reserve fund set up which would be the usual way to build reserves 
over time to funds capital improvements.  Ken Martin noted that the lender did set up a small reserve fund 
and so a small amount (approximately $60 to 70,000) can be drawn upon if the lender agrees. 
 
As Lynn Holdsworth pointed out, there is also the matter of the mortgage that has a balloon payment due later 
in the year.7  
 
The GHA applied for CPC funds for a generator to provide backup power to the tenants at the 20-unit 
apartment building for the elderly and disabled at 19 Lowell Road.  Ken Martin said that the GHA withdrew 
that application as it received a state pre target award that will fund the generator. 
 
Becky Pine asked if we can make any donation from the Housing Trust contingent on a state commitment 
which would address all the areas of need.  Ken Martin agreed that this could be done.  Becky Pine also said 
that she is assuming that the Trust will need to draw upon its unrestricted funds (current balance 
$298,972.22) instead of its CPC funds (current balance $800,000). 
 
Fran Stanley thought that CPC funds could be a possibility since Sandy Pond, though owned by the housing 
authority, was not created as a state aided subsidized project.  Carolyn Perkins cautioned that CPC funds 
may not be available as the general intention of the statute was to create new affordable housing.  Carolyn 
Perkins added that she fully supports you needing that money, but she also assumed that the Trust would 
need to draw from its unrestricted accounts.  Fran Stanley can contact the Community Preservation Coalition 
to ask about project eligibility for CPC funds.  
 
Fran Stanley noted that when Town Counsel last reviewed the Trust’s plan to donate about $15,000 to the 
GHA to help preserve the Still Meadow affordable, the Trust was advised to get Select Board sign off on the 
plan and to use a grant agreement.  The Trust followed that advice and made the donation.  Here, Town 
Counsel may want a similar process to be followed for a plan to donate money to preserve the Sandy Pond 
affordables.   

 
3 Over-income Rent is defined in closing documents (Affordable Housing Restriction in Perpetuity Pursuant to 
Special Permit Nos. 2005-03 and 2003-09) as: 
 

“Over-income Rent shall mean, for a particular over income Family, a monthly rent equal to the lesser of 
(x) the maximum amount payable by the Family under the laws of the municipality in which the Property is 
located or of The Commonwealth of Massachusetts, (y) one-twelfth of thirty percent (30%) of the Family’s 
Household Income as recertified annually or (z) the comparable market rent for the Family’s Unit.”   

 
See Bk 48309/Pg 551 at the Middlesex South Registry of Deeds. 
 
4 At Sandy Pond, 7 of the apartments are 60% AMI units and 2 of the apartments are 50% AMI units.  See closing 
documents (Affordable Housing Restriction). See Bk 48309/555 at the Middlesex South Registry of Deeds. 
 
5 As of August 31, 2025, records show that Sandy Pond owes $130,139.93 to the “state” program, $9,600.24 to 
Still Meadows, and $3,845.61 to Willowdale for a total of $143,585.78. 
 
6 In October, 2025, Ken Martin reported $476,000 in capital improvements.  This was a ‘back of the envelope’ 
estimate. 
 
7 A $300,000 balloon payment is due in October, 2026.   
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Becky Pine commented that if using unrestricted funds, she is uncomfortable with spending down below 
$100,000.  Phil Francisco stated that he is also uncomfortable with emptying the coffer. 
 
Becky Pine asked – other than the parking lot – what capital expenses or categories of expenses are needed.  
Ken Martin replied that heating systems and appliances (refrigerators, ranges, water heaters).  Becky Pine 
asked about a physical needs assessment that would itemize need repairs, estimated costs, and include a 
schedule for suggested order of replacement.  She asked how much a physical needs assessment would 
cost.  Ken Martin estimated between $5,000 to $7,000.  Ken Martin added that perhaps the Massachusetts 
Housing Partnership, the loan servicer, would release reserve funds for that purpose. 
 
Becky Pine said that she wants to make money donated for preservation of the units contingent on the money 
from the state and the mortgage relief.  All the Trust members in the meeting (Vander Linden absent) agreed 
with that premise.  Becky Pine added that she would want a grant agreement set up for the capital 
improvements.  In conclusion, Becky Pine said that she is willing to consider $200,000 and maybe it will end 
up less than that.  That prospective donation shows the goodwill presented by the town.  Ken Martin can take 
that and contact the state.   
 
Update on the Housing Trust’s Community Preservation Committee (CPC) application for $300,000.  
On February 23, 2026, the CPC will take a final vote to recommend proposals and funding amounts to 
Town Meeting.  On May 2, 2026, the Annual Town Meeting will meet to vote on the award of funds. 
 
Fran Stanley reported that the Trust’s final application was turned in with 5 letters of support.  CPC member 
Carolyn Perkins stated that the Conservation Commission has withdrawn their application as there will not be 
funds there now that the CPC has voted to pay off the existing loan for the middle school track this year.  
Carolyn Perkins said that there may be $85,000 available in the Community Housing bucket once the 
application for the Housing Coordinator’s wages are paid.  Phil Francisco, now also a CPC member as he is 
the Planning Board’s representative to the CPC, also described the current situation for the CPC.  There were 
fewer applications this year.  The Boutwell School playground applicant agreed to sequence their application 
over multiple years instead of an all-in-one request.  There is also a Cutler Field application and a small 
application for a pollinator garden at The Groton Center. 
 
The group discussed whether to leave the application in as is or to write a letter to the CPC noting the fiscal 
constraints and stating that the Trust would be grateful to accept what the CPC can provide.  The group 
quickly agreed that the latter approach would be preferable. 
 
Phil Francisco moved to have Fran Stanley write a letter to the CPC on the behalf of the Affordable Housing 
Trust stating that the Trust would be grateful for the amount that the Committee could provide and that the 
Trust appreciates the fiscal constraints under which the CPC is operating.  Carolyn Perkins seconded and the 
motion carried by roll call vote of Perkins – aye, Francisco – aye, Holdsworth – aye, and Pine – aye (Vander 
Linden absent). 
 
Review draft minutes from December 18, 2025. (amended 2/19/26 to correct date for draft minutes)   
 
Phil Francisco pointed out a spelling error in the draft minutes.   
 
Carolyn Perkins moved approve the December 18, 2025 minutes with corrections.  Phil Francisco seconded 
and the motion carried by roll call vote of Perkins – aye, Francisco – aye, Holdsworth – aye, and Pine – aye 
(Vander Linden absent). 
 
Meeting adjourned at 8:45 pm.   
 
Notes by Fran Stanley 
 
Next Meeting:   Thursday, April 16, 2026 at 7 pm [No March meeting planned at this time.] 


