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TOWN OF WENHAM 
Wenham Affordable Housing Trust 

Meeting of October 3, 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 
allTrust members, a meeting of the Wenham Affordable Housing Trust (WAHT) was held on Thursday October 3, 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); Hunter Skinner (2021) 

 
Call to Order – In the absence of the Chair and with a quorum present, Ms. Harrison Chair pro tem, called the meeting to 
order at 7:04 pm. 
Trust members present: Michele Bailey; Judy Bubriski; Catherine Harrison; John Maestranzi; Huntley Skinner 
Trust members participating by remote: Joshua Anderson, Chair:  Joe Hosler 
Also Present: Jackie Bresnahan, Support Staff; Recording Secretary Catherine Tinsley  

Ms. Harrison announced that Josh Anderson and Joe Hosler would participate remotely under 940 CMR 29.10(5) due to geographic distance and all 
votes would be by roll call.  Mr. Anderson and Mr. Hosler participated remotely by phone and all members confirmed the phone connections were 
clearly audible. 

Public information 

 Minutes 

 Affordable Housing Trust Fund Loan Agreement 

 Exhibit C – Project Status Report Form 
 
 
Presentation & Acceptance of Minutes - May 22, 2019 & September 5, 2019 
The Trustees voted unanimously by roll call to approve the May 22, 2019 minutes as edited. 
The Trustees voted unanimously by roll call to approve the minutes of September 5, 2019 as amended. 
 
The agenda was taken out of order with consent. 
  
New Business  
 

 Election of Chair and Transition Planning  
Ms. Harrison began this agenda item with a quick update for the new members by explaining that Josh Anderson is. in his last 
term as allowed by the Declaration of Trust.  The Trustees have been discussing a transition plan for the new chair but because 
Mr. Anderson was moving out of town, he may no longer serve on the AHT; this is his last meeting.  Therefore, the Trustees 
would be voting a new Chair at this meeting.  Ms. Harrison also noted that Mr. Anderson also managed the LLC (Limited 
Liability Company) and questioned if there was an advantage for the LLC to be managed by another Trustee other than the 
chair. 
It was agreed that the Trustees should each have a great understanding of the LLC, but Mr. Anderson suggested that once the 
chairperson is knowledgeable, it would be the chairs’ decision to shift the LLC responsibilities to another Trustee. 
Mr. Anderson reviewed that as the manager of the LLC, he went to town hall a couple times a month to pick up and scan 
invoices for the accountant, pay bills, and responds to a few emails. 
Ms. Bresnahan recommended that Mr. Anderson prepare an operation manual and refresh the document to preserve his 
institutional knowledge. 
 
Ms. Harrison observed it was important to avoid being in a similar situation in the future. 
After a lengthy discussion on the pros and cons of the Chair being the LLC manager the Trustees agreed to vote. 
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Vote: Ms. Bailey moved, and it was seconded, that the AHT nominate both a chair and a manager for the LLC, those people being separate 
Trustees. The motion failed by roll call vote 3-4-0. 
Michelle Bailey- yes; Judy Bubriski- yes; Catherine Harrison- yes; Josh Anderson- no; Joe Hosler- no; John Maestranzi- no; Huntley Skinner- no  
 
Ms. Harrison opened the meeting for nominations for chair. 

o Mr. Hosler nominated himself as chair.  
o Ms. Bailey nominated herself as chair.  

With no further nominations, Ms. Harrison opened the meeting for discussion. 
 
Mr. Hosler mentioned the importance of a succession plan including a vice chair.  He also clarified that his traveling schedule 
has changed and he did not anticipate missing meetings. 
The Trustees continued their discussion around having both a chair and vice chair as well as separating the LLC manager’s 
responsibilities.   The Declaration of Trust does not require a vice chair.   
During this debate, the question of voting a temporary chair for the next meeting and deferring the elections would be an 
option.  
 
Vote: Ms. Bailey moved, and it was seconded, to postpone the elections to the next meeting and not take any action on the chair nominations but 
instead vote a temporary chair by the conclusion of this meeting.  The motion failed by roll call vote 3 -4-0. 
Michelle Bailey- yes; Judy Bubriski- yes; Catherine Harrison- yes; Josh Anderson- no; Joe Hosler- no; John Maestranzi- no; Huntley Skinner- no  
 
Being the first nominated, Ms. Harrison called for a roll call vote on the nomination of Joe Hosler as Chair.   
Vote: Joshua Anderson – yes; Joe Hosler – yes; John Maestranzi - yes; Huntley Skinner -yes; Michelle Bailey - no; Judy Bubriski – no; Catherine 
Harrison – no 
Mr. Hosler accepted the nomination for chair effective upon Mr. Anderson’s resignation. 
 
 

 Loan Agreement Draft - Harborlight Maple Woods 

 Draft Wenham Massachusetts Affordable Housing Trust Fund Loan Agreement Harborlight Community Partners, Inc.  
 
Some of the Trustees noted the draft Affordable Housing Trust Fund Loan Agreement was received in the morning and 
comments from Legal Counsels only received late in the afternoon and supported not voting on the draft loan agreement at this 
meeting citing it was not time sensitive and did not need to be executed at this meeting. 
 
Ms. Bresnahan spoke on the contents of the draft Affordable Housing Trust Fund Loan Agreement between Harborlight, 
Wenham Board of Selectmen, and the Wenham Affordable Housing Trust. Ms. Bresnahan reviewed the comments and 
amendments from Town Counsel Attorney Shirin Everett, KP Law who reviewed the language in the agreement and  
Litigation Counsel Attorney Costa, Mead, Talerman & Costa, LLC who reviewed the contents as related to the Settlement 
Agreement. 
The Trustees specifically noted Mr. DeFranza informed the Town that that Harborlight would not applying for DHCD grant 
funds until December of 2020 and it is realistic that the project would not be funded for a few years. 
To ensure the Town is not at risk by being the only contributor to the project, no funds will be released until sufficient sources 
of funding have been secured to complete the Loan agreement adds on—and the project budget has been approved by the 
Trust. The word ―sufficient‖ refers to the amount approved in the project budget. 
The Trustees agreed on the following: 

o That the certified vote from the 2019 Town Meeting warrant article approving the Community Preservation Act grant 
funding is is included in the body of the Affordable Housing Trust Fund Loan Agreement and that it includes all 
contingencies 

o The Affordable Housing Trust Fund Loan Agreement clearly states that the loan not be released until the court case 
receives a final ruling, settlement or dismissal by the court. 

o . 
o Project Status Report form as exhibit C from the Community Preservation Act grant agreement be used by Harborlight. 
o It was noted that Mr. DeFranza agreed to the use of the Project Status Report form. 

 
Mr. Anderson offered the following edits to the Affordable Housing Trust Fund Loan Agreement: 

o Replace ―over the age of 62‖ to ―age of 62 and older‖ to reflect the same language used in the comprehensive permit 
issued by the Zoning Board of Appeals  

o The Loan Agreement reflects that this is a 30-year loan not a 50-year loan, as written.   
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o Under Assignments where it indicates ―borrower‖ Mr. Anderson requested Counsel be asked to review the addition of 
the phrase ―and / or its affiliate borrower which will run this establishment‖. 

 
Mr. Anderson appreciated the opportunity to be involved with the draft of the Affordable Housing Trust Fund Loan 
Agreement since he has been involved with the project during his term on the Trust.  He stated that he supported the 
Affordable Housing Trust Fund Loan Agreement as written and any changes included that would further protect the town, and 
agreed the executing of the Agreement could wait although he had no trouble signing it. 
 
Mr. Hosler agreed that if the agreement was not ready to be executed then it was advisable to wait until the document is 
completed.  
 
Review of Exhibits to be included: 

o Updated Community Preservation Act status form – Exhibit C 
o Copy of certified vote of 2019 Town Meeting including the original motion   
o Copy certified vote of Wenham Affordable Housing Trust and the Wenham Board of Selectmen 
o Copy of certified vote of Harborlight Board of Directors support of this Loan Agreement  

 
Vote: Mr. Anderson moved, and it was seconded, to postpone voting on the Affordable Housing Trust Fund Loan Agreement to Harborlight 
Community Partners, Inc. until revised per the comments made (10.3.19), read and reviewed by each trustee, and presented in an executable form.  
The motion carried unanimously by roll call vote.  
 
Ms. Bresnahan said she would have the revised version of the Affordable Housing Trust Fund Loan Agreement circulated by the end 
of next week or at least 3 weeks before the Trust's next meeting on November 7. 
 
Old Business 
 
Other Old Business  
 
The next AHT meeting is November 7. 
 
Adjournment 
Mr. Anderson moved to adjourn at 8:58 pm and it was unanimous to do so by roll call vote.  
 
 
 
 
 
Respectfully Submitted By  
Catherine Tinsley 
10.5.19 
 
 
 


