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TOWN OF WENHAM 

Community Preservation Committee 
Meeting Minutes of January 17, 2019 
Wenham 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 
Committee members, a meeting of the Community Preservation Committee was held Thursday January17, 2019 at 7 PM in the 
Selectmen Meeting Room, first floor. 
 
In 2005, Wenham voters adopted the Community Preservation Act which provides the Town with a smart growth tool allowing us as a 
community to identify and preserve vital historic and open space components of our town and to develop opportunities for growth that 
maintain the town’s heritage and character. 
Mass General Law Chapter 44B § 7 governs the Community Preservation Act.  The CPA surcharge on real property, in Wenham, as voted 
by Town Meeting, is three percent; three percent is the maximum surcharge allowed for CPA funding and receives the maximum match 
amount.  Funds must be dedicated for open space protection, historic preservation, affordable housing and outdoor recreation. 
 
At Large Members: Harriet Davis (2019); Natalie Bowers (2020); Thomas Starr (2020); Patrick Waddell (2019) 
Arthur Burt, Wenham Housing Authority Rep (2019); Don Killam, Planning Board Rep (2020); Denis Curran, Jt Recreation Dept Rep 
(2021); Barbara Locke, Historic District Commission Rep (2021); Leo Maestranzi, Conservation Commission Rep (2021) 
 
• Call the meeting to order - With a quorum present, Ms. Davis called the meeting to order at 7:00 pm. 
Committee present: Harriet Davis, Chair; Arthur Burt, Vice Chair; Natalie Bowers; Don Killam (arrived 7:05 pm)             
Barbara Locke; Leo Maestranzi; Tom Starr (arrived 7:04); Patrick Waddell  
Not present: Denis Curran 
Also present: Jackie Bresnahan, Administrative Support for the CPC; Catherine Tinsley, Recording Secretary 
Officials present not participating:  Catherine Harrison, Selectman 
 
Public Information 
 Recorded with permission by HWCAM 
 Meeting Packet  
 
Abbreviations used 

• CPC Community Preservation Committee 
• CPA Community Preservation Act 
• ATM Annual Town Meeting 

 
• Minutes - The Committee unanimously approved the meeting minutes of November 1, 2018. 
 
• Maplewood affordable housing – update 

Harborlight Community Partners had been granted a comprehensive permit to build an affordable senior housing complex 
located at 62 maple street but has been in litigation since 2015. 

Ms. Davis reported that the mediation between the parties for Maplewoods has been resolved and reported that the Town 
Administrator received email from Andrew DeFranza, Harborlight, about applying for CPA funding at 2019 Annual Town 
Meeting and was referred to the CPC Chair.  Mr. DeFranza said he intends to submit an application for CPA funding for 
Maplewoods by January 24, 2019. 
Tom Starr arrived. 
 
Mr. DeFranza inquired what funds might be available and referenced binding terms that required a commitment of $1 million 
dollars of town funding and that no funding for the project be bonded. 
Ms. Davis informed the Committee that she reviewed the fund balances with Ms. Bresnahan and the available funds not 
allocated to historic or open space that could be used for affordable housing was $970,000, subject to CPC recommendation 
and ATM vote.  
The current Affordable Housing Trust balance is $630,000. The balance is subject to committee vote and BOS confirmation. 
 
Ms. Davis reviewed that although the deadline to submit applications for funding was January 7, the CPC has the discretion to 
open the application window under certain circumstances and requested a motion to do so to allow Mr. DeFranza and any 
others to submit an application. 
Don Killam arrived  
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Motion: Mr. Maestranzi moved to extend the CPA application deadline. 
Note:  This motion was later amended in the meeting to a date certain. 
 
Under discussion: Ms. Bowers voiced her concern with opening the application window again and accepting an application(s) after 
establishing a deadline. 
A discussion followed as the Committee discussed in length the reasons for the exemptions including that Mr. DeFranza could 
not submit an application until the litigation had been resolved.   
Many members thought affordable housing to be an important application for the Town to increase affordable housing and 
reach the 10% threshold to avoid comprehensive permits for building large developments.  
 
Selectman Harrison was recognized and stated that the Board of Selectmen was recently briefed in executive session regarding 
the Maplewoods litigation and cautioned that the mediation had not yet been adjudicated through the Court for a final ruling.  
Ms. Harrison recommended the CPC check with Town Counsel but stressed to Chair that the court decision referred to was not 
a town public document and asked that it not be referenced during this meeting and that votes not be based on this decision 
until it is finalized through the court. 
Ms. Davis felt that she received the Court Decision from Andrew DeFranza which had been signed by all parties. Ms. Davis had 
discussed this with the Coalition in Boston and the Town Administrator without mention of it not being a public document.  
Both Mr. Starr and Mr. Waddell expressed concern with the past process that contributed to the litigation and that the present 
process be clean. 
Ms. Bresnahan was asked to post the new deadline on the Town’s website to give other applicants the opportunity to submit an 
application. 
 
*Amendment: Ms. Davis moved, and it was seconded, to amend the main motion to extend the CPA application deadline to all applications to a 
specific deadline.  The motion carried by majority vote. 
 
Motion: Mr. Maestranzi moved to extend the CPA application deadline to Tuesday February 19, 2019 at 4 pm to the Town Administrator Office, 
Town Hall.  The motion carried with Davis, Burt, Killam, Locke; Maestranzi and Starr voting in the affirmative with Ms. Bowers voting in the 
negative and Mr. Waddell abstaining citing it was not appropriate to take this up at this time. 
 
 
• Town Hall Debt Application:  CPA Funding Request $126,100 for FY20 Debt Service  
The Committee acknowledged the receipt of an application submitted by the Town for debt associated with the historical 
preservation of the Town Hall.   
Vote: Mr. Maestranzi moved to accept for consideration the application for the Town Hall Debt Fy20 payment in the amount of $126,100.00 and it 
was unanimous to do so.  
 
 
• Current Fund Balance Report 

 CPA Fund Balances FY20  
Ms. Bresnahan referenced the CPA Fund Balances FY20 and gave a general overview of the account balances:  
Revenues:  CPA (real estate) Surcharge of 3% - $350,000 and State Match (estimated) $48,300 
On a side note, Ms. Bresnahan observed the state’s matching funds have been declining over the years but the FY19 41% match 
was a higher because of a $10 million surplus allocation to the CPA program. 
The CPA Fund Balance 7.1.18 -$389,656 (FY20 Appropriations, Administration, Budgetary Reserve, Prior Year unspent allocations) 
FY18 Budgetary Reserve Closed out to CPA Fund; Fy19 Budgetary Reserve; FY19 Admin to Close to Fund Balance 
Open Space/ Recreation 7.1.18 – $677,123 
Historic Preservation 7.1.18 - $78,830 
Community Housing 7.1.18 - $365,380 
Budgetary Reserve - $271,310 (pending allocation recommendation and TM vote) 
 
Ms. Bresnahan mentioned that the Wenham Museum’s historic turn-of-the-century photos of Wenham entitled “The Conant 
Collection” was the longest outstanding application due to unforeseen delays. 
 
 
• Follow-up from meeting on January15, 2 019 
The CPC met with the BOS in executive session regarding the grant restriction with the Wenham Museum; this matter is still 
pending.  There was no further discussion that could be had in open session. 
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• Consider responsibilities of the CPA statue and CPC responsibility to the Town  
Ms. Davis noted since the real estate re-evaluation most property owners’ taxes increased. Ms. Davis asked the Committee for 
input regarding their opinion to maintain the 3% CPA, surcharge and if it was in the best interest of the tax payers of Wenham 
to continue to participate in the CPA program. 
Mr. Maestranzi observed the state match has dwindled and the Committee has not received an application for open space and 
further questioned some of the appropriations made under the CPA. 
Ms. Locke noted the spirit of the CPA as accepted at Town Meeting was for open space and affordable housing but the CPA 
changed since and Recreation was added under Open Space and had received excessive funding for the pool, three playgrounds, 
etc. She observed groups often turn out at town meeting only to support a specific interest. 
Ms. Bowers supported the Committee continue this discussion in a special meeting to demonstrate value to taxpayers to help 
understand the value of the value of CPA.  She also suggested the Town’s success in these areas depends on the Town’s ability 
to evolve with partners. 
Mr. Starr observed that the Town has seen some large match returns over the years and believed that funding to acquire open 
space was important to the Town to prevent large developments built under comprehensive permits changing the character of 
Wenham. 
Mr. Burt thought the CPA had accomplished good things and that Wenham is a fortunate community to have a unique quality 
and the CPA has taken the town to a new level and things were done that would not have been done, without CPA funding and 
agreed the Committee needs to be frugal. In closing, Mr. Burt noted that the property owner of the(proposed) Maplewoods 
development has the option to sell the property to a developer without the benefit of affordable housing. 
Mr. Killam clarified there is a friendly 40 b vs hostile 40 b and getting to 10% affordable housing would protect the Town from 
a forced development as a 40b can bypasses the Town’s zoning. 
Mr. Waddell added that Town Meeting has overwhelmingly passed the CPC recommendations.  He recommended all 
allocations of CPA funds be posted on the Town’s web site. 
Ms. Bresnahan has a draft spread sheet started and would continue to update the spread sheet information for posting. 
 

• Next Meetings  
January 24 Thursday meeting: 
Applicants will have 10 minutes to make a presentation on their application. 
To date the following applications are anticipated. 

1. Town Hall debt 
2. Habitat Humanity  
3. Open Space Committee 

 
*The Committee discussed a February meeting and it was decided to schedule a meeting February 13 to discuss and vote the 
final recommendations to Town Meeting on the applications; this required a revote on the deadline date to accept applications 
through February 11 at 4 pm.  
 

• Adjournment - The Committee unanimously adjourned at 8:10 pm.  
 
 
 
 
 
Respectfully Submitted By  
Catherine Tinsley 
1.21.19 
 
 
 


