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TOWN OF WENHAM 
Wenham Affordable Housing Trust 

Meeting of September 5, 2019 
Town Hall, 138 Main Street 

 
Pursuant to the Open Meeting Law, M.G.L. Chapter 30 A, §§ 18-25, written notice posted by the Town Clerk delivered to all 
Trust members, a meeting of the Wenham Affordable Housing Trust (WAHT) was held on Thursday September 5, 2019 at 7 
pm in Selectmen Meeting Room, first floor.    
 
Under provisions of the Massachusetts General Laws Chapter 44, Section 55C, the Wenham Affordable Housing Trust was established for 
the purpose of providing for the creation and preservation of affordable housing in the Town of Wenham for the benefit of low and 
moderate-income households. 
The WAHT strives to guide the allocation of the Trust Funds to most effectively address Wenham’s housing needs, including but not limited 
to achieving and maintaining compliance with Chapter 40B, through initiatives that foster appropriately scaled, located, and designed 
affordable / mixed income housing. 
Trustees:  Joshua Anderson (2020); Michelle Bailey (2020); Judy Bubriski (2020); Selectman Catherine Harrison (2021); Joe Hosler (2021); 
John Maestranzi (2021); Huntley Skinner (2021) 
 
Call to Order - With a quorum present, Mr. Anderson called the meeting to order at 7:04 pm. 
Trust members present: Joshua Anderson, Chair; Michelle Bailey; Judy Bubriski; Catherine Harrison; John Maestranzi; Huntley 
Skinner 
Not Present:  Joe Hosler 
Also Present:  Margaret Hoffman, Planning Coordinator; Recording Secretary Catherine Tinsley  
 
Presentation and Acceptance of Minutes  
The meeting minutes of May 22, 2019 will be on the next meeting agenda. 
  
New Business  
• Welcome New Trustees: Huntley Skinner and John Maestranzi  
Mr. Maestranzi and Ms. Skinner confirmed they had been sworn in by the Town Clerk. 
 
• Maple Woods – Application for $250,000 in funding 
 Memo from Harborlight Community Partners to Josh Anderson, Chair WHAT, dated August 28, 2019 

Abbreviations used 
 HUD (Department of) Housing & Urban Development  
 DHCD Department of Housing & Community Development 
 CPC Community Preservation Committee 
 ZBA Zoning Board of Appeals 
 40B – (Massachusetts) Chapter 40B Housing allows developers to override local planning and zoning bylaws/regulations in order 

to increase the stock of affordable housing in municipalities where less than 10% of the housing stock is defined as affordable.  
By reaching and maintaining 10% affordable housing stock, the Town hopes to preserve the remaining open space from over 
development under 40b projects. Those developers that work with a community to minimize density, improve setbacks and blend 
into the neighborhood are considered a “friendly” 40b. 

 
Mr. DeFranza was unable to attend the meeting to speak on the application, therefore Kristin Carlson, Director of Real Estate 
Development was present in his stead to speak on Harborlight Community Partners’ application for $250,000 for the Maple 
Woods senior affordable housing as a friendly 40B project.   
As stated in the application, the $250,000 requested would create leverage for other regional, federal, and state sources needed to 
accomplish this project.  Based on the recent settlement and the desire to protect the Town against hostile 40B projects, 
Harborlight also requested that the loan be deployed within the next year. 
 
Ms. Carlson reviewed that Community Preservation Funds were secured at town meeting for the revised project and confirmed 
the unit count was 45 and additional land was acquired, and the project would be positioned further back on the lot.   
Ms. Carlson acknowledged that AHT funds would make the project more competitive with local funding and show progress to 
the state.  
When asked about the settlement, Ms. Carlson stated she was not prepared to speak on the settlement. 
 
Mr. Anderson summarized that the settlement included a number of conditions, one of which was a $1 million in funding from 
the Town. If the conditions are not met the trial could be continued even though the settlement was signed.  Once all the 
conditions of the settlement are met the parties can choose to request dismissal of the court case. 
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Ms. Harrison noted that building permits have not been applied for and the comprehensive permit needs to be updated with the 
ZBA.  
Ms. Bailey observed the property was in Chapter 61 and the Town has the “right of first refusal” under M.G.L and questioned 
when the town would be notified. 
Ms. Carlson responded that the “right of first refusal” was triggered by a Purchase & Sale Agreement.  This would happen after 
HUD issues the environmental clearance that there is no negative environmental impact.  Ms. Carlson said this could take a 
couple moths. 
 
Mr. Anderson opened the meeting to those in the audience who wanted to speak in favor of the project.  
 
Ms. Carlson was asked to clarify the age restriction.  She referred to the Settlement Agreement which specifies that the units be 
age restricted for 62 and over and observed these are one-bedroom units ideally for one person. 
 
Virginia Rogers, William Fairfield Drive identified herself as a past member of the CPC and a current member of the Planning 
Board and alleged that the sense of these boards was supportive of the Maple Street project and it was appropriate to approve 
the funds. 
 
John Clemenzi identified himself as a Selectman.  He reminded the Trust that contingencies were a part of the CPC article 
approved at Town Meeting to give CPC funds for Maple Woods, and suggested that this showed a consensus that residents 
were in support of this project and the Trust should honor this in the best interest of the town. 
 
Harriet Davis, Cherry Street, alleged that Tony Feeherry, chair of the ZBA was present at the CPC public hearings when the 
application from Harborlight Community Partners was considered.  She recalled that Mr. Feeherry stated that once funding was 
assured, the ZBA could permit the project within 30 days and this showed support of the project as well as the majority of town 
meeting showed support of this project with their affirmative vote on the CPC funding request. 
 
Ms. Hoffman was asked to update the Trust on the affordable housing stock.  Ms. Hoffman confirmed the statistics: 
There are 1,460 total households in Wenham, of which 132 or 8.7% are affordable units, just short of the 10% goal. 
With 45 units from Maple Woods, the Town would increase the affordable housing to 177 units or 12%.  This would surpass 
the 10% requirement and exceed it by 22 units or reach 12%.   
 
Mr. Anderson opened the meeting to those in the audience who wanted to speak against the project. 
There were no comments or questions and Mr. Anderson opened the meeting to the Trust. 
 
Mr. Anderson stated he was supportive of the project and that the local preference be maximized and stressed the importance 
to protect the Town rights.  Mr. Anderson reviewed that the funding should be a soft loan that bears no interest and takes no 
payments for 30 years at which time Harborlight may pay back the loan or reapply. 
Mr. Anderson went on to list actions that would make the loan callable such as applies for tax exempt status with lower 
assessment, any of the units fail to meet DHCD restrictions, includes the CPC contingencies as approved at Town meeting, 
obtains a Comprehensive Permit from Town of Wenham Zoning Board of Appeals. He noted that the project is consistent with 
goals in action plan. 
He noted that Habitat for Humanity was given a similar loan for $230,000 for the Hull Street project which has 2 affordable 
units compared to the Maple Street project which has 45 units. 
 
Ms. Carlson was asked about the local preference and although she agreed to look into this further, she noted that it is only 
during the initial lottery.   Ms. Carlson could not elaborate on the time-line saying funding from the state may take years. 
 
Ms. Harrison expressed her concern that the lawsuit was still active and that the town be protected from committing money 
with uncertainty.  She noted that Town Counsel reviewed the contingencies with the CPA grant and was comfortable with 
including them. 
 
Ms. Bubriski agreed with the contingencies and supported the reduced project and to make a recommendation to the BOS. 
 
Ms. Skinner stated that she read as much as was available and noted there was a trial date of September 16, 2019 in the 
Settlement Agreement.  Mr. Anderson explained that it is expected this will be requested to be continued for 6 months to 
provide time for Harborlight Community Partners to fulfill all the requirements of the settlement including funding from the 
trust and getting the comprehensive permit from the Zoning Board.  
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It was noted the Trust did not have the updated settlement documents including the continuance request from Harborlight 
Community Partners, and as a party to the lawsuit, it should be provided to the Trust. 
 
Mr. Maestranzi said he was in “extremely strong support” of the project and concurred that the town has shown support of the 
project and that this will protect the town from further 40b developments. 
 
Ms. Carlson was asked about Harborlight’s funding sources and she listed the sources as local, state, soft debt, tax credits, 
conventional mortgage, and grant money. 
 
Mr. Anderson proposed the Trust vote to recommend $250,000 of Trust funds to the BOS for Harborlight Community 
Partner’s project at 60 Maple Street.  
 
Ms. Harrison and Ms. Bailey questioned voting at the same meeting information and the application was received. 
Mr. Anderson said that he believed the project had been known for 5 to 6 years and additional information would not influence 
the vote.  
Ms. Harrison believed the application documents should be updated before the trust voted on the application and noted some 
of the documents were at the time of the original submittal. She stressed that the BOS relies on Board/ Committees to do due 
diligence when making a recommendation. 
Mr. Anderson observed there are many layers to this process and encouraged the Trust to vote on the recommendation. 
 
Mr. Anderson drafted a motion that was moved by Mr. Maestranzi to recommend to the Board of Selectmen $250,000 funded from Wenham 
Affordable Housing Trust be committed to Harborlight Community Partners for the project per the application at 62 Maple Street in the form of 
subordinate loan that bears no interest and no payments with a term of 30-years and be contingent on the following: 
Include all contingencies from the Community Preservation Committee Agreement approved by Town Meeting 2019. 
o The (soft) loan is callable if any units fail to meet the income restriction requirements set by DHCD qualifying such unit as a Local Action Unit 

under M.G.L. Chapter 40b and callable if ownership applies to be tax exempt from Wenham real estate taxes.  
o That Harborlight Community Partners applies for as much local (Wenham) preference from the state as possible. 
o The age restriction for the project be age 62 and over.  
Ms. Skinner seconded and the motion carried by majority vote 4-0-2 with Ms. Bailey and Ms. Harrison abstaining citing the application was being 
rushed and unanswered questions remain that could be answered within the next few weeks.   
Ms. Bailey also did not agree that the motion should include the age requirement. 
Under Discussion Mr. Anderson clarified that affordable rental units in perpetuity become a negative when the owner recapitalizes at the end of the 
30-year loan.  
 
Ms. Carlson left the meeting, 
 
• Wenham Development Pipeline 

 Affordable units in the pipeline 
 Margaret Hoffman, Planning Coordinator was present and updated the Trust on the following: 

o Middlewoods – affordable unit monitoring  
Ms. Hoffman reviewed that the Middlewoods Homeowners Association is in litigation with developer resulting in a hold on all 
condo sales and refinancing.   
One of the affordable units in Middlewoods is currently rented because it cannot be sold during litigation and the owner has 
moved. 
Ms. Hoffman contacted the monitoring agent and was able to confirm that permission to rent the unit was obtained from the 
owner and that the tenant qualified to be in an affordable unit and is also interested in purchasing the unit. 
Ms. Hoffman requested a copy of the conveyance letter for the file but noted that only the monitoring agency needs to give 
permission to rent; may only be rented for carrying costs. 

o Intern progress report  
o Agreement between Town of WHAT and Koko Li through October 31, 2019 - July 16, 2019 
 Subsidized Housing Inventory 2019 

Per the Trust, an intern was engaged through October 31 to research the affordable properties and update or create file for each 
affordable unit in Town.  Each unit has a file that includes affordability restrictions, the monitoring agent on record, trigger 
dates, and a copy of the deed. 
Ms. Hoffman believed she could maintain the affordable housing file and attend Trust meetings to give updated reports.  

o Wenham Pines, Main Street: 2 affordable units  
Ms. Hoffman reported that the owners of Wenham Pines, have requested to bond the remainder of the project.  The covenant 
in place may be changed to a bond but specific site work must be done to proceed.  This is with the Planning Board. 
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Ms. Hoffman went on to review that the 2 affordable units must be completed before the 10th unit out of 22 units; the 
affordable units will be renovated from the original farm house 
Two foundations are completed. 
The owners of Wenham Pines have requested to bond the remainder of the construction project.  The covenant in place may be 
changed to a bond, but some site work needs to be completed prior to this happening. 

o Habitat for Humanity:  40 Hull Street – 2 affordable units 
Habitat for Humanity has obtained demolition permits to demolish the original dwelling on site.  Ms. Hoffman was uncertain if 
the demolition has been started.  Habitat for Humanity received the Home Consortium funds for the Hull Street project. 

o Spring Hill, Dodges Row – 2 to 3 affordable units 
The majority of lots in the Spring Hill development have sold.  There is no requirement to have affordable units done at a 
specific time.  As part of the original estate, a separate dwelling at 89 Dodges Row will be renovated and sold as an affordable 
unit and there is a dedicated house lot for an affordable unit(s) within the Spring Hill development.  The plan for the new 
construction affordable unit remain uncertain at this time. There has been some discussion that Habitat for Humanity may build 
the unit(s). 
 

o The bank will not foreclose on the Dexter Lane affordable unit. 
 
Ms. Hoffman left the meeting at 9:14 pm 
 
Old Business  
• Review of Trust Balances  
The Trust reviewed the monthly statements.  The checking account balance has exceeded $6,000 and as per the policy a $5,000 
distribution to the Trust will be made. 
 Friend Court  

o Profit & Loss Jan-June 2019  
o Balance Sheet – As of June 30, 2019 

 Bank Statements – Friend Court 
o Checking balance: $6,182.66 
o Savings balance: $1,106.02  

 Expenditure Report 7/1/2018-6/30/2019 – Wenham Affordable Housing Trust Fund 
o Balance $629,266.55 

 
• Public Relations for WAHT actions – Ms. Bailey will (resubmit) the report on the solar panels installed on the Friend 
Court unit   to the Chronicle and Salem News. 

 
• WAHT Organization – Future Officer Planning  
Ms. Anderson reviewed that his final term ends this year and over the past few months the Trust has discussed a succeeding 
chair, but as of October 15, Mr. Anderson will resign from the Trust.  He and his family are moving out of Wenham. 
He asked that the Trust be prepared to vote a chair at the next Trust meeting. 
 
• Friend Court Update  
The Trust received a request from Michael Kilburn, 11 Friend Court, to increase the stipend for yard maintenance from $200 a 
month to $240 a month. 
Vote: The Trust voted unanimously to increase the Friend Court property yard maintenance allowance for Michael Kilburn to $240 a month for 6 
months a year from spring to fall. 
 
Adjournment – The Trust unanimously adjourned at 9:31 pm. 
  
 
 
 
Respectfully Submitted By  
Catherine Tinsley  
9.8.19 
 


