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                          Regular Session Minutes 

 
Date: Thursday, April 16, 2026        
Time: 7 pm 
Location: 1st Floor Meeting Room, Town Hall, 173 Main Street 
Members attending: Phil Francisco, Carolyn Perkins, Lynn Holdsworth, Charles Vander Linden,  
 and Becky Pine  
Others attending: Ken Martin (Groton Housing Authority), Marc Dohan (NewVue Communities) 
Referenced document: Capital Needs Assessment and Replacement Reserve Analysis with Accessibility 
 Assessment: Revised Preliminary Report (April 10, 2026), 
 Markup of probable CPC eligible activities from the Needs Assessment Report 

 
Becky Pine called the Affordable Housing Trust to order at 7 pm.  Becky Pine stated that draft minutes from 
the Trust’s February meeting will be reviewed at a future meeting. 
 
Update on newly completed Housing Production Plan. 
 
Fran Stanley reported that the Montachusett Regional Planning Commission (MRPC) has completed Groton’s 
Plan.  The next steps are to get the Planning Board and the Select Board to approve the Plan.  Afterwards, 
the Plan will be sent to the state housing executive office (EOHLC) for their review and approval.  Once 
approved, Groton’s new Plan will last for 5 years.  The Affordable Housing Trust is already following many of 
the typical Plan recommendations of exploring town owned land and to make an effort to partner with regional 
developers with a track record of producing affordable housing.  Planner Zachary Kay wrote the Plan and he 
included a lot of detailed demographic information that goes well beyond the required baseline for a housing 
production plan.  That evidentiary based data can be useful in the context of a future proposed development 
either to reinforce or distinguish people’s personal accounts and recollections, i.e., anecdotal. 
 
To reach the state’s 10% goal, Groton would need to add 192 units which is unlikely in the present 
environment.  To gain a single year of safe harbor Groton needs to add 21 SHI units in a year.  That goal is 
attainable if Fox Howe Groton produces all 20 of their affordables in a year and another smaller project 
produces 1 or more units.  The Planning Board discussed the Plan at its April 9 meeting and the Board will 
take the matter up again on April 23 when they are expected to have more members in attendance. 
 
The group reviewed the number of residents who are cost burdened which is 42% of renters, 59% of 
homeowners with a mortgage, and 22% of homeowners without a mortgage.  Fran Stanley will distribute the 
full plan to Trust members. 
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Discuss Annual Town Meeting warrant article requesting $100,000 in CPC funding (Article 8, Proposal 
E) which has unanimous support from the CPC and the Finance Committee and majority support from 
the Select Board. 
 
The Trust’s warrant article reads as follows: 
 

CPC Proposal E:    FY 2027 Housing Request    $100,000  
 
Summary: The Affordable Housing Trust (AHT) is requesting $100,000 to continue its work to create, 
preserve, and support Affordable Housing in Groton. Funding is necessary for the AHT to act when an 
opportunity arises. Community Preservation Funds can be used for the acquisition, creation, preservation, 
and support of community housing and for the rehabilitation or restoration of community housing that is 
acquired or created with CPA funds. To Fund this Project, $92,985 will come from the Community 
Housing Reserve and $7,015 will come from the Unallocated Reserve.  
 
Select Board:            Recommended (4 In Favor, 1 Against – Manugian)  
Finance Committee: Recommended Unanimously  
Community Preservation Committee: Recommended Unanimously for Town Meeting Consideration 

 
Trust members discussed the matter.  Carolyn Perkins offered to be the representative of the Trust to speak 
up about this warrant article at Town Meeting.  Carolyn Perkins will connect with Fran Stanley to work up a 
statement. 
 
Update on Sandy Pond Road affordables where the Groton Housing Authority has ordered a Capital 
Needs Assessment which should include a prioritized list of identified capital needs. 
 
Becky Pine welcomed Ken Martin.  She noted that the capital needs assessment has come in and Trust 
members were able to review the assessment ahead of this meeting.  Ken Martin said that we had all 
wondered what are the capital needs in 1 to 5 years and with this report from On-Site Insight, now we know.  
This needs assessment cost $4,900 which was paid for out of the reserve.  To date, the reserve has only 
been tapped for a boiler repair and this needs assessment.  Ken Martin noted that Fran Stanley’s markup of 
the capital needs that appear to be CPC eligible easily total $200,000.  In Ken Martin’s opinion, there is a 
pretty good list in terms of important things to be addressed. He asked the Trust to donate $200,000 in capital 
improvements contingent on the state putting in money. 
 
Now that the Authority is getting all the existing tenants recertified, we will have a picture in time of where we 
stand financially.  As a part of that process, Ken Martin said that he discovered another entity connected to 
Sandy Pond that was inconsistent in their oversight.  FinePoint Associates has contracted with the state to 
conduct regulatory compliance including the review and/or oversight for the setting of rents.  FinePoint 
Associates had not looked at the project since 2022.  As a part of the present recertification, FinePoint 
reviewed Sandy Pond’s finances – as in rents versus tenant income –and while there is a presumed allowed 
3% increase, the FinePoint forms automatically calculated rents that represented a 5% increase which raised 
questions.  Utility costs were bumped from $197 to $293 and one result is that some or most tenants’ rents 
may decrease which is not the direction that the Authority needs the rents to go.  Right now, Sandy Pond has 
about $9,000 in rental revenue and spends $5,600 on the mortgage with $500 going to reserves. 
 
Trust members took turns asking questions about the assessment as it relates to the overall needs of the 
development.  Phil Francisco said that the total capital needs cost is $625,000 which is on par with the 
original purchase price, or approaching it.  What about the balloon payment.  Ken Martin does not have an 
update on the balloon payment.  Until now, he didn’t have the rent structure information which is needed to 
speak with MHP.  Ken Martin said that the board of MHP is waiting and is expecting to have this conversation.  
Another cost factor for the Authority is that Sandy Pond has to pay prevailing rates since it is owned by the 
Authority.   
 
Charles Vander Linden said that the Trust should not part with money until there are clear answers on the 
balloon payment, on the money transferred from the Authority.  Charles Vander Linden said that he would like 
to see an affirmative waiver by EOHLC on the money owed to the Groton Housing Authority.  Charles Vander 
Linden said that this report reads like a condo association reserve study.  He would like to see a future 
projection of finances over 3 or maybe 5 years, etc.  All in all, we should be careful that we know what the 
future holds. 
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Lynn Holdsworth asked about the 2036 expiration date on the Subsidized Housing Inventory.  Will these units 
lose their affordability.  Ken Martin said that the 2 forgivable loans ensure continued affordability.  Fran 
Stanley said that the Planning Board’s special permit states that the units must be permanently affordable.  
Lynn Holdsworth asked about ADA accessibility and whether the paving and sidewalks will be ADA 
accessible.  Ken Martin said that none of the 9 units were built to be ADA accessible.  When there are 
numbers of units built, then there will often be a certain percentage constructed to meet various accessibility 
needs (hearing, sight, mobility, etc.).  There is one marked handicapped parking space in the parking lot but it 
does not meet ADA standards.  Ken Martin plans to improve accessibility when replacing the sidewalks and 
parking area, but he observed that this work is not merely laying down asphalt as there are associated 
drainage matters that also must be addressed.  There are steps up in to the houses.  All of the bedrooms are 
on the second floor.  Bathroom doorways do not accommodate standard wheelchair sizes. They agreed that 
stair lifts and other measures could be taken over time to improve accessibility.  Lynn Holdsworth concluded 
that her analysis of the plans is that it looks kind of bleak. 
 
Becky Pine asked where can we find the pocket to fund the rest of the capital needs.  She said that we will be 
relying on your negotiation ability with the state.  Becky Pine asked about the status of the Still Meadow 
affordable (the detached accessible single-family condo at 285A Nashua Road).  Ken Martin said that this 
family unit is breaking even financially right now.  He added that the unit theoretically owes the housing 
authority $39,000 and he has asked HLD to forgive that amount. 
 
Becky Pine noted that there was incompetent management before Ken Martin’s time and asked what will be 
different going forward.  Ken Martin said that the other person involved was the fee accountant.  The fee 
accountant should have been reporting to the board and instead he was reporting to the Executive Director.  
That fee accountant is leaving as of the end of June, 2026.  Ken Martin has arranged for training for the 
board.  There is new management.   
 
Becky Pine said that we may have the option of less restricted funds or CPC funds, maybe the Trust should 
divide the payment sources 50/50.  Charles Vander Linden said that the Trust does not need to decide the 
split tonight.  Carolyn Perkins offered her opinion that a $200,000 donation is reasonable considering the 
contingencies that are involved.  She complimented Ken Martin for cleaning up a lot of the mess and credited 
his work with the state’s executive office for housing.  She concluded that as the town, we have to do our part. 
 
Charles Vander Linden said that he wished we were not in this position.  He noted that if we were to set up 
the project today, we would build in both a replacement reserve and an operating reserve.  Ken Martin was 
asked if it is common for housing authorities to own unsubsidized units and he said that this was the first he 
had seen of it.  By contrast, Brookfield Commons – 2 condos owned by the housing authority and used as 
family rentals – looks like a similar scatter site unit but the state gives up capital funds to help maintain those 
units. 
 
Charles Vander Linden moved that the Affordable Housing Trust commit to donate $200,000 to the Groton 
Housing Authority to be used for needed capital improvements for the nine unit low income housing 
development known as the Sandy Pond affordables located at 34, 36, and 38 Sandy Pond Road subject to 
the Affordable Housing Trust’s satisfaction that the Groton Housing Authority has secured sufficient outside 
support to address outstanding debt including upcoming balloon payment on the existing mortgage, negative 
cash flow, the release of funds by EOHLC to allegedly replace the funds that were misspent on other units, 
and rental revenue such that the development is returned to solvency and can continue to operate these low 
income family rentals into the future, and subject to a grant agreement to include a provision that any 
Affordable Housing Trust funds originating as Community Preservation Committee (CPC) funds may be spent 
only on CPC eligible activities.  Carolyn Perkins seconded and the motion carried unanimously (5:0). 
 
Ken Martin thanked Trust members for their support. 
 
Trust members did not vote on executive session #2 for the review of draft minutes. 
 
At 8:10 pm, Charles Vander Linden moved to enter 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” [Becky 
Pine so declared] and to then adjourn without returning to regular session for the purpose of the purchase or 
value of real property.  Carolyn Perkins seconded and the motion carried by roll call vote of Perkins – aye, 
Francisco – aye, Holdsworth – aye, Vander Linden – aye, and Pine – aye. 
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Meeting adjourned at 8:10 pm.   
 
Notes by Fran Stanley 
 
Next Meeting:   Wednesday, May 20, 2026 at 7:30 pm 
 
Other important dates: Spring Town Meeting, May 2, 2026 at 9 am 
 Annual Town Election, May 19, 2026  


