Town of Concord
Finance Committee
22 Monument Square
P.O. Box 535
Concord, Massachusetts 01742-0535

AGENDA
Concord Finance Committee

Thursday, September 29, 2016
7:00 PM

Select Board’s Room
Town House

1. Approval of minutes (as available)
- September 22, 2016 — Joint Meeting
- July 28, 2016 ~ Regutar Meeting
- Recorder discussion

2. Correspondence
- League of Women Voters of Concord-Carlisle

‘3. Special Town Meeting {12/8/16) Warrant Articles - Draft
4. Junction Village Information Study Group discussion

5. New Concord Website

6. 5 Year Plan Discussion
7. Chair's Report
8. ObserverReports
9. Finance Director’'s Report
- Review of FY17 and FY18 projections and resources available for FY18
operating budget guidelines
- Reserve Fund requests

10. Finance Committee member comments

11. Citizen comments

Reminders
*  Next Regular Meeting: Thursday, October 27, 2018, 7:00 PM, Select Board’s Room

¢ Guidelines Meetings: Thursday, October 6, 13, 20 and November 3, 10, 2016, 7:00 PM,
Select Board’s Room

e«  Select Board and Finance Committee Joint Public Hearing: Tuesday, November 29,
2016, 7:00 PM, Hearing Room

«  When Finance Committee members anticipate being absent please notify Chair Linda
Miller lindamilier321@amail.com in the case of a regular meeting and Vice Chair Karle
Packard kpackard@redhawkstudic.com in the case of a guidelines subcommittee




Finance Committee
Minutes of JULY 28, 2016
Diraft for Distribution

The Finance Committee met Thursday evening on July 28, 2016, at the Town House
Hearing Room, Concord, Massachusetts. Notice of the meeting was duly filed with the
Town Clerk, Town of Concord, Massachusetts.

Members present: Dean Banfield, Richard Jamison, Linda Miller, Karle Packard, Scott
Randall, Wendy Rovelli, Phil Swain, Tom Tarpey, Triveni Upadhyay, Christine Williams.

Members absent: Terri Ackerman, Daniel Cassidy, June Rzepczynski,

Also present: Ardis Bordman; Bob Grom, Concord School Committee; Michael Lawson,
Chair, Select Board; Tony Logalbo, Finance Director.

Chairman Miller called the meeting to order at 7:05 p.m. and noted that the meeting was
being recorded for later broadcast. She thanked the CCTV crew.

1. Approval of Minutes:

The minutes of the May 26 Regular Meeting were approved unanimously. The minutes
of the June 30 regular meeting were amended at the end of the VOTE under agenda item
L, by striking *““more fully.” at the end of the VOTE and adding in its place:

19

, determine what additional financial information would be useful for the Finance
Committee, and draft a letter to be reviewed by the Finance Committee as a2 whole
requesting such additional information from the Concord Housing Development
Corporation. .”

2. Review Guideline Regnest Letters:

The draft guideline data request letters to the Town Government, Concord Public
Schools, Concord-Carlisle Regional School District and the Minuteman Regional Schoo)
District were reviewed for the purpose of providing input to the Guidelines
Subcommittee Chair, Mr. Packard, in preparing the letters in final form for issuance on
August 1.

Mr. Banfield recommended that each letter address the subject of benchmarking. He
suggested that each budgeting unit should identify its peer group and its criteria for
selecting the members of the group. Discussion among the finance committee members
indicated general support for including this matter in the data request letters.

Mr. Packard noted that Minuteman has not previously offered any benchmarking data.




Ms. Rovelli suggested that Minuteman be asked to comment on options in the event the
September 20" vote fails. After discussion on this point, it was concluded that a second
letter could be sent in that eventuality.

The attention of the committee turned to review of each individual draft letter.

Town Government: Suggestions were made to consolidate certain questions that dealt
with the same subject matter and to further specify performance measurement issues.

CCRSD: Suggestions were made to include and expand upon questions on the impact of
a longer school day, technology costs and strategies, and the options for the landfill
remediation project. Members also discussed the same performance measurement and
benchmarking issues as had been discussed with respect to the Town Government letter.
Ms. Rzepeyynski noted that the state DESE provides a student performance index on its
website that is consistent, comparable and measurable over time.,

Concord Public Schools: The observations made regarding the CCRSD letter were
reiterated in the discussion of the CPS letter.

Mr. Packard thanked the committee members for their comprehensive input and
expressed his intention to use this input to put the letters into final form and issue them
on August 1.

3. Finance Director’s Report:

Mr. Logalbo reported on the appointment of his successor, introduced at the Select Board
meeting on July 25" Ms. Kelly Lafleur is currently the Town Manager and CFO of the
Town of Lunenburg, and has 25 years of related work experience, including service as
Finance Director in Sudbury, Chelmsford and North Andover. She is expected to start in
Concord on September 12" :

Mr. Logalbo also reported on positive preliminary results of FY 16 General Fund .
operations. He briefly outlined the schedule for FY18 budget planning, which will be
initiated with the September 22™ scheduled Joint Meeting of the Select Boards and
Finance Committees of Concord and Carlisle and the CPS and CCRSD school
committees. He suggested that the June 30, 2016 Free cash position would likely allow
Free Cash utilization of up to $2 million beyond the normal budget allocation and
suggested that this additional resource could provide funding for the Junction Village
project, if that use is determined to be the priority, and/or could be allocated toward
funding of debt stabilization funds in view of major forthcoming projects involving the
Peabody and Sanborn Middle School buildings and the Town Public Works Keyes Road
complex.

Mr. Logalbo reported on preparations for FY2018 budget planning, noting that the
Finance Department expects to issue the Town Manager’s budget instructions on or about
September 15" and that the Joint Meeting of Concord and Carlisle Select Boards,
Finance Committees and the CPS/CCRSD School Committees will be held on September




22" At this meeting, Concord’s revised estimate of FY2017 General Fund resources, the
expected FY2017 property tax increase and the initial estimate of FY2018 resources and
funding available for budget guidelines will be set forth.

4. Finance Director’s discussion of Capital Planning process

Mr. Logalbo distributed and presented from a handout describing the Town’s policy and
methodology framework for capital expenditure planning and financing. The presentation
included a discussion of borrowing vs. current financing of capital expenditures. The
Town’s current policy, in effect for more than 25 years, has been to maintain General
Fund capital expenditure (current outlays plus debt service - principal and interest - on
bonded long-term debt) at 7% to 8% of the total General Fund budget, and to finance
approximately one-third of the capital program from current revenues and two-thirds
trom long-term debt. The use of debt financing is generally restricted to capital items
with a useful life of more than five years and a dollar magnitude of no less than
$100,000. - -

In response to a Finance Committee question that had been raised previously, Mr.
Logalbo discussed the elements of the policy decision to borrow for capital expenditures
that recur annually — such as road improvements and school building improvements.
These elements include the trade-off between inter-generational equity (to what extent
should current taxpayers bear the full cost of long-lived improvements?) and the ability
of the current budget to support a higher proportion of capital expenditure financing
without compelling a reduction in operating budgets.

5. 5-Year Forecast Update:

Ms. Rovelli reported that the subcommittee working on the update of the five-year
forecast has met and is in the process of collecting the year-end data for FY 16.

Several members of the committee questioned whether past forecasting has been too
conservative and whether the budget guidelines adopted in recent years have been too
conservative. This led to brief discussion among the members but no conclusions were
reached and no votes were taken.

6. Correspondence:

Mr. Grom had written to the Finance Committee Chair requesting that the Committee
consider updating its policy statement on Public-Private Partnerships (“P3”). As Mr.
Grom was in attendance, the chair invited him to the table to discuss his request and the
cutrent work of the Public Private Partnership Study Committee appointed by the Select
Board to study this issue. Mr. Grom is a member of the P3 Committee. Brief discussion
ensued.

Ms. Miller also asked the members of the Finance Committee to advise her if anyone
would want to serve as observer to the P3 Committee. Mr. Upadhyay volunteered. Ms.




Miller extended an invitation to the P3 Committee to visit the Finance Committee at a
future date when its work nears completion.

7. Chair’s Report:

Ms. Miller reported on the upcoming rollout of the Town’s newly designed website. Ms.
Rovelli asked if the Select Board intended to set standards for content to be provided by
all committees. Mr. Lawson commented that there would be training opportunities for
committee members and staff and that the new website will be more functional, current
and user friendly.

8. Observer Reports:

Recreation — Mr. Randall reported his positive impressions of the new Recreation
Director, Ryan Kane.

The Community Preservation Committee — Mr. Tarpey reported that the CPC is
continuing to discuss a possible request that the Town vote to increase the surcharge from
1.5% to 3.0%. S .

Board of Assessors — Mr. Jamison noted that the Board of Assessors is discussing some
concerns about how it would carry out implementation of the Tax Fairness petition voted
by Town Meeting in the event it is enacted by the Legislature and returned to the Town
for further vote of Town Meeting and the electorate.

Retirement Board — Ms. Rovelli reported that the Valuation Report as of January 1, 2016
is due imminently from the Actuary.

Natural Resources Commission — Mr. Banfield reported on the status of the Concord
Market proposed project at the Keyes Road/ Lowell Road site.

Financial Audit Advisory Committee — Ms. Rzepezynski reported on the July 137
meeting at which the audited financial statements of the Concord Municipal Light Plant
for the year ended December 31, 2015 were presented. She noted the auditor’s conclusion
of “consistent operating performance reflecting sound management

Schools —

Concord Carlisle Regional School District — Ms. Williams reported on the status of the
Landfill Remediation project, noting that the Regional School Committee authorized a
$21,000 evaluation study to consider and price the range of options.

Ms. Williams also noted the continuing work of the “Later Start” Committee, a change
that could entail higher transportation costs.

9. Committee guestions/comments:

Mr. Tarpey inquired about the School Department’s decision to terminate its Broadband
service provided through the Town’s Light Plant and instead contract with an external
provider. Mr. Logalbo agreed to make inquiries regarding this decision.



10. Citizen questions/comments:

There were no citizen comments,

There being no further business, the meeting was adjourned at 10:15 pm.

Respectfully submitted,

Richard Jamison, Clerk
Documents consulted or reviewed at the meeting:

Capital Improvement Program 101 — A Primer ,
Concord Finance Department July 28, 2016




LEAGUE OF WOMEN VOTERS®
OF CONCORD-CARLISLE
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Making Democracy Work

August 9, 2016

Concord Select Board
Mike Lawson, Chair
Concord Town House
Concord, MA 01742

Dear Chairman Lawson,

Ensuring the public’s right to know and government transparency is at the heart of the League
of Women Voters” mission. We would like to express our appreciation for the more open 2016
pre-Town Meeting public hearings which were conducted to allow members of the public to
ask questions and comment on the warrant articles being discussed.

To further inform the public, we suggest town officials consider expanding CCTV coverage
from only the Select Board meetings and some Finance Committee meetings, to televising
meetings of all of Concord’s regulatory boards. This would include the Planning Board, the
Zoning Board of Appeals, the Natural Resources Commission, and the Historic District
Commission, as well as the Community Preservation Committee. The more information people
can receive throughout the year, the more informed citizens will be about issues that may come
before Town Meeting. In addition, we recommend the audio recording of these boards’
meetings to ensure that the details of their actions can be easily accessed by the public. In their
final report, the Concord Town Governance Study Committee also recommended better
utilization of pre-town meeting hearings for debate and deliberation and expansion of CCTV
coverage of the town’s regulatory boards,

Since the Finance Committee is the principal independent financial advisor to Town Meeting,
and their meetings are an important part of informing Concord residents about how their tax
dollars are spent, the League would like to request that all of the Finance Committee meetings
be televised. Much of the budget review and discussion takes place during the summer with
most of the work completed by November. Most residents are unaware of the timing of this
important work and only “tune in” during the hearing process or after they receive the Town
Meeting warrant.

The Town Meeting Coordination Meeting, held in early December, is another opportunity for
citizens to preview the proposed warrant articles, including budget requests. It is our
understanding that this meeting provides an opportunity for municipal and school departments
to present preliminary budget requests for the next fiscal year. This overview contains




information that would help voters understand the broader financial picture. We therefore
suggest that the public be encouraged to attend the Coordination Meeting and that the meeting
be televised. As usual, the minutes and Power Point presentations should be made available
online. Taking advantage of technology to inform citizens is in the interest of evervone.

The LWVCC’s Town Government Initiative Committee has been monitoring the town website
for timely posting of meeting minutes. There 1s a concern about the delay in minutes being
approved by town committees and posted on the website. This is particularly important during
the pre-Town Meeting budget review in February and March.

The LWVCC welcomes an opportunity to discuss these requests and to heip with implementing
them. Thank you for your consideration.

Sincerely yours,

Cynthia Rainey, President,
League of Women Voters of Concord-Carlislke

CC: Chris Whelan, Town Manager
Carmin Reiss, Moderator
Concord Finance Comimittee

2 LWVCE TO CONCORD SELECT BOARD 8/9/16




THE COMMONWEALTH OF MASSACHUSETTS
WARRANT FOR SPECIAL TOWN MEETING
Thursday, December 8, 2016 ‘ f iy S g
LAET -~

Middlesex, ss.
To any of the Constabies of the Town of Concord, in said County,

In the name of the Commonwealth of Massachusetts, you are hereby required to notify the legal
voters of said Town of Concord, qualified to vote at Town Meeting for the transaction of Town affairs, to
meet at the Concord-Carlisle Regional High School at 500 Walden Street, in said town, on Thursday, the
eighth day of December, 2016, at 7:00 o'clock in the evening, by posting a printed copy of this Warrant by
you atlested, at the Town House and in at least one public location in each prec inct in Concord, and by
mailing a copy thereof to every household fourteen days, at least, before said 8" of December, 2016, then
and there to act upon the following Articles:

PILOT AGREEMENT — SOLAR PROJECT AT 214Y MAIN STREET

ARTICLE 1. To determine whether the Town will vote to approve an agreement for payment in
lieu of taxes (PILOT Agreement), as negotiated by the Town Manager with the selected solar project
developer for proposed solar energy generating facilities to be located at the 214Y Main Street, the former
WR Grace property, or take any action relative thereto.

Town Meeting voted under Article 37 of the 2012 Annual Town Meeting to authorize the
leasing of land for.the installation of a utility-scale solar photovoltaic electric generating
system on a portion of the property at 214Y Main Street. As municipal property, the land
is tax-exempt, but the electric generating equipment will be privately-owned and will
therefore be subject fo local properly taxes. Setting the value of electric generating
equipment is not an exact science and the value of the equipment can vary depending on
a number of factors that cannot be known in advance, such as the demand for energy, the
regional economy and changes in regulations. MGL chapter 59, section 38 allows
electrical generators to negotiafe a payment in lieu of taxes “... which shall be the result
of good faith negotiations and shall be the equivalent of full and fair cash valuation...”
and the agreement must be ratified by the municipal legislative body. Such an agreement
provides the opportunity to defermine a predictable tax revenue stream for the Town and
predictable ftax payments for the generating company.

BRUCE FREEMAN RAIL TRAIL EASEMENTS OVER TOWN LAND

ARTICLE 2. To determine whether the Town will vote to authorize the Sefect Board to grant or
deed easements over certain Town property for an improved multi-use rail traif for non-motorized
transportation, open space and recreation purposes and for all other purposes for which rail trails are
now or hereafter may be used in the Commonwealth, or take any other action relative thereto.

This Article authorizes the Select Board to deed easements over town-owned land for the
proposed use as a multi-use rail trail for non-motorized transportation, open space and
recreation purposes.

ALTERNATIVE PRD PRELIMINARY SITE DEVELOPMENT AND USE PROPOSAL FOR LOT 4a
AND PARCEL A FOREST RIDGE ROAD

ARTICLE 3. To determine whether the Town will vote pursuant to Section 10.3.4 of the Zoning
Bylaw to approve the Phase Hl Black Birch Alternative PRD Prefiminary Site Development and Use
Froposal for Lot 4A and Parcel A Forest Ridge Road dated September 12, 2016 as filed with the Town
Clark and Planning Board or take any other action relative thereto.

This. article is to approve the Preliminary Site Development and Use Proposal for Black
Birch Phase Il consisting of 16 units of age 55 or older condominiums pursuant fo
Section 10.3.4 of the Zoning Bylaw in the same manner as Phase | was approved at the
2015 Annual Town Meeting.




RELEASE OF RESIDENTIAL RESTRICTION APPLICABLE TO LOT 4A AND PARCEL A FOREST
RIDGE ROAD

ARTICLE 4. To determine whether the Town will vote to authorize the Board of Selectmen to
enter into an agreement to release Lot 4A Forest Ridge Road containing 5.79 + acres and Parcel A Forest
Ridge Road containing 3.32 + acres, both as shown on a plan entitle “Plan of Land in Concord,

. Massachuseits, Owned by: Todd A. Pulis, Trustee of Thoreau Realty Trust’ dated August 25, 2016 to be
recorded with the Middlesex South District Regisiry of Deeds, from a certain Easement and Resfrictive
Covenant Agreement dated September 19, 1990 and recorded with said Deeds in Book 20781, Page 75

and to agree that said Lot 4A and Parcel A may be used for residential purposes as a primary use, or take
any other action relative thereto.

This article requests that the Town vote to authorize the Board of Selectmen to
enter info an agreement fo release Lot 4A and Parcel A from a 1930 covenant and

agree that Lot 4A and Parcel A may be used for residential purposes as a primary
use.

AMENDMENT OF THE ZONING BYLAW TABLE lil —- DIMENSIONAL REGULATIONS UNDER
MAXIMUM FLOOR AREA RATION IN THE LIP#2 DISTRICT

ARTICLE 5. To determine whether the Town will vote 1o amend Zoning Bylaw Table Il -
Dimensional Reguiations under Maximum Floor Area Ratio in the Limited Industrial Park #2
District (LIP #2) by deleting after the word "Educational: the words “in LIP #2,” and substituting in
place thereof the words “and Residential tuses in the LIP #2, provided such Residential uses are
tocated within an Alternative PRD,” so that the first part of the provisions under Maximum Floor Area
Ratio in the LI District would read as follows:

6,000 sq. ft.
gross floor

area per acre
for Educational
and Residential
uses in the LIP #2,
provided such
Residential uses
are located
within an
Altemmative PRD,

or take any other action relative thereto.

This article would increase the maximum FAR for residential use within an Alternative
PRD in the LIP #2 District from 3,000 square feet to 6,000 square feef per acre.

LAND ACQUSITION ~ BALL'S HILL ROAD

ARTICLE 6: To determine whether the Town, having voted at the 2016 Annual Town Meeting to
authorize the Select Board to acquire, by purchase, gift, eminent domain or otherwise, fee, easement or
other property interests in, on, over, across, under, and along, all or any portion of the property located at
221 and 265 Balls’s Hill Road shown on the Assessor's Maps as parcel #'s 1376-1 and 1374-2, consisting
of approximately 80+ acres, will vote {o appropriate, and authorize the Treasurer with the approval of the
Select Board to raise and appropriate, or to iransfer from available funds in the Treasury, to borrow by the
issuance of bonds or notes under the provisions of Chapter 44 of the Massachusetts General Laws



Chapter 44, Section 8C, the sum of $400,000 for the purpose of purchasing for conservation and passive
recreation purposes, by eminent domain or negotiated purchase or otherwise, the property or portions
thereof at 221 and 265 Ball's Hill Road; that the amount borrowed will be reduced by any grant funding
received towards the property acquisition; that a portion of said land be conveyed to said Town of Concord
under the provisions of Massachusetts General Laws, Chapter 40, Section 8c, and as it may hereafter be
amended and other Massachusetts statutes refating to conservation, to be managed and controlled by the
Concord Natural Resources Commission, acting as its Conservation Commission, and the Naturat
Resources Commission be authorized to file on behalf of the Town of Concord any and alf applications
deemed necessary for grants and /or reimbursements from the Commonwealth of Massachusetts:
deemed necessary under Chapter 132A, Section 11 and/or any others in any way connected with the
scope of this Article, and the Town of Concord and the Natura! Resources Commission be authorized fo
enter into all agreements and execute any and all instruments as may be necessary on behalf of the Town
of Concord to affect said purchase, or take any other action relative thereto,

The Town has submitted a Local Acquisitions for Natural Diversity (LAND) grant to the
Commonwealth of Massachusetts for $400,000 to assist in the acquisition of the 80 acres
of undeveloped land at 221 and 265 Ball’s Hill Road that was approved at 2016 Annual
Town Meeting. To be eligible for LAND grant funding, a portion of the land must be
dedicated to conservation purposes, to be managed by the Natural Resources
Commission. This article also authorizes the NRC to submit the LAND grant application.
Finally, the LAND grant is a reimbursement grant, and this article will allow the Town fo
borrow $400,000 for the property acquisition if the state awards the grant to the Town,
which will be reimbursed to the Town upon payment by the state. LAND grants are
awarded in mid-November so the Town will know by the December 8 Special Town

“Meeting whether this interim borrowing is needed. LAND grant-reimbursements are made
by June 30, 2017.

Hereof fail not and make due return of this Warrant with your doings thereon, to the Town
Clerk, at or before the time of said meseting aforesaid.

Given under our hands this 17" day of October in the year two thousand-sixteen.

Alice Kaufman Jane Hotchkiss
Michael Lawson Thomas McKean
Steven Ng

BOARD OF SELECTMEN

Commonwealth of Massachusetts Middlesey, ss.

Concord

Date

By virtue of this warrant | have notified the legal voters of the Town of Concord to meet at the times
and places and for the purposes within named as directed.

Constabie of Concord




Date: September 23, 2016

To: Concord Finance Committee

From: Terri Ackerman, Karle Packard, Scott Randall, Thomas Tarpey, Traveni Upadhyhay (members of
the Finance Committee)

Re: Analysis of the Potential Town Meeting Request for Funds for the Development of the Junction
Village Affordable Assisted Living Facility (aka Christopher Heights of Concord)

Copies:Kerry Lafleur, Finance Director

In light of an expected 2017 Town Meeting request for significant funding for the proposed Junction
Village development, several Finance Committee members have been tasked with analyzing the
available information and proposing questions and additionat information we may ask of the project
proponent to assist the Committee in determining its recommendation to the Meeting (see PROPOSED
QUESTIONS AND ADDITONAL INFORMATION REQUESTED on page 3). While there are definite
benefits to the Town from this project, a significant financial commitment by the Town is involved and the
Finance Committee has a responsibility to exert due diligence in examining its financial aspects.

BASIC FACTS

1.

Concord Housing Development Corporation (CHDC) issued an RFP in 2013 for use of prison
land that CHDC was given by the state. A total of 11 proposais came in, and CHDC initially
selected a proposal to build a mixed income family rental project. After feedback from the
neighborhood, CHDC concluded that building an assisted living facility on the site would
better meet the needs of the town, and that CHDC refined its scope accordingly. Two of the
eleven proposals that CHDC received proposed building an assisted living facility. CHDC did
not elect to go back to market and solicit additional proposals specifically from developers
specializing in assisted living facilities. Instead, CHDC selected 1 of the 2 assisted living
proposals that it had in hand, that of the Grantham Group, a for-profit entity.

There is current support for the-Grantham proposal from a number of town entities, including
the Sefect Board, Town Manager, and Concord Housing Development Corporation. There
are numerous perceived benefits to the town, with the primary one being staying above the
10% Subsidized Housing Inventory level.

Despite the benefits, at issue is the significant change in the budget for the project since the
time of the initia! proposal. The projected development cost is now $16,922,000, an increase
of $3,352,000 (+25%) versus Grantham's original proposal of $13,570,000. The result is a
significant funding gap, as seen below:

2013 Proposal 2017 Projection Difference

Total Development Cost $13,570,000 516,922,000 $3,352,000

Grantham Proposed Sources of Funds:

Sale of Tax Credits $4,600,000 $4,600,000
Bank Morigage $8,035,000 $8,322,000 $287,000
DHCD Subsidy $435,000 $1,000,000 $565,000
Grantham Cash Equity 0 0
Shortfall $500,000 _ $3,000,000 $2,500,000

4. The Town has been asked to fund the shortfall.'

! Junction Village Funding Advisory Commitiee Final Report 4 22 16




5.

6.

2o0f4

The deed requufes that the land be used for affordable housing (100% of the units} or, initially,
public open space Ali 83 of the proposed units are within State guidelines for affordable
housing.

Some Town funding is required by DHCD for & grant and/or low income housing tax credits
(LIHTC).

BENEFITS FOR THE TOWN

1.

2.

3

4,

Provides affordable assisted living available to Town residents, without preference for
Concord residents except during initial lease up.

Enables Town to stay above 10% Subsidized Housing Inventory until 2030 and avoid
development under Chapter 408 that may not comply with Town zoning bylaws.

Saves the Town the costs of additional family housing services that WOU|d take place under
Chapter 40B, possibly amounting o about $96,975 to $426,126 per year.®

Puts property that is currently owned by a non-profit (CHCD) and not taxed onto the tax roll
due to for-profit ownership of the building.

COSTS FOR THE TOWN

1.

To fund the shortfall, the developer has requested a subsidy of $3,000,000, of which, at this
time, $2,400,000 in potential funds have been identified from some Town sources.® This

includes $1,000,000 divided between 2 yearty Community Preservaticn funding cycles and

$1,000,000 from the Town’s free cash account. For the remaining $400,000, the Concord
Housing Foundation will seek to raise $200,000 and a request will be made to the regional
HOME Consortium, of which Concord is a member, to grant another $200, OOO

Increased tax funds could also be used to increase funding for the subsidy.®

A reduced tax rate or PILOT arrangement is proposed (Development Agreement with
CHDC),® but may not be agreed to by the Town.

RISKS FOR THE TOWN

1.
2.

The benefits to the Town depend on the facility operating in a financially sound manner.

Any construction development project is inherently risky. These risks include increased costs
due to unforeseen site conditions, unforeseen regulatory requirements, unforeseen design
requirements, and unforeseen material cost increases. Other risks, such as errors,
omissions, and default, are insured against but can still result in detays and some costs.

PROPOSED QUESTIONS AND ADDITONAL INFORMATION REQUESTED

1. Please provide an updated development pro-forma inciuding an updated construction cost estimate,
construction contingency, and update on proposed funding and sources.

The updated construction cost estimate should be based on a quantity survey taken off current

design documents. The estimate should include tines for escalation at a stated yearly rate

calculated by quarter to the proposed midpoint of construction and design contingency.

Please identify the cost of 2 sewage treatment piant meeting MDES requirements and whether

the cost is to be included in the construction condract {as a line item in the construction cost

estimate) or elsewhere in the development pro-forma.

What does the $1,300,00 Developer fee listed in line 197 of the Sources and Uses statement

cover? ls that cash flow to Grantham?

What does the $200,000 Development Consultant cost listed on line 189 of that statement cover?

a.

DHCD re Junction Village support (5-24-16)
Junct ion Village Update, May 2016 (CHCD presentation)
Junctlon Village Funding Advisory Committee Final Report 4 22 16

xbld

% DHCD re Junction Village support (5-24-16)



10.

11.

12.

13.

3o0f 4

e. Including any fee that Grantham is proposed to receive for managing construction, what is the net
infiow or outflow of cash by Grantham during the development phase and, separately, during the
operating years?

Please provide an updated 20-year operating pro forma including income statements, detailing major

assumptions, including vacancy, rents, and mortgage interest rate. Include both pdf and .xls files.

a. Provide detail around proposed bank mortgage financing — current market conditions, range of
interest rate options based on varying amounts of initial equity. The plan calls for a 6.5%
mortgage rate; what are the circumstances where that rate would be lower?

Please provide an updated 20-year pro forma balance sheet, including declining bank mortgage
balance and owner's equity.

Please provide the Internal Rate of Return on the project, assuming Grantham equity contribution of
0, $1 million, $2 million, and $3 million. In what form is the equity?

What is the current project schedule? What is the schedule on which any proposed Town funds will
be distributed?

If construction costs turn out to be even greater than those c¢urrently estimated, what is Grantham
Group’s financing plan?

What liabilities does the Town face if the operation of Christopher Heights of Concord fails?

Are there any restrictions on Grantham Group's ability to sell the building, either during the
construction phase or after construction is complete? Please detail market-based valuations of similar
assisted living facilities that have been sold in the past 2 years. What is the current range of
valuations for similar facilities?

Has the Town been granted a right to receive back any contribution the Town may contribute to the
project, either from operating budget or from proceeds during a sale? Will the Grantham Group be
open to such an arrangement, where the Town in the future can get “paid back” in the future for any
contribution it may make?

Piease provide detail on why the CHDC did not go back to market once it had refined the scope of the
project as currently envisioned.

What is the minimum amount of contribution needed to support whatever criteria are needed to get
DHCD or other subsidies? in the 2013 proposal, the local subsidy contribution was listed at $500,000.
Is that is still deemed sufficient; if not, why not?

Under what circumstances could the Town become responsible for any direct or indirect operating
costs?

At this time, has a ground lease been executed between Grantham and CHDC? If so, please provide
a copy.

AVAILABLE SOURCES OF INFORMATION:

CHCD Enabling Legislation

Release Deed (Jan. 28, 2013)

Development Pro-Forma (Sources and Uses of Funds) (date 12/12/157 (not clear))
Junction Village Update, May 2016 (CHCD presentation)

Chapter 40B Comprehensive Permit application

Operating Pro-Forma 4-2016 {Concord OneStop)

DHCD re Junction Village support (5-24-16)

B o o
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11,
12.

4of 4

Junction Village - 8-1-15 Presentation to BoS FINAL
Junction Village Funding Advisory Committee Final Report 4 22 16

. Memo 6/17/16 from Planning Bd. to Select Board Re: Junction Village Comprehensive Permit

Application to DHCD
Junction Village Solicitation of Interest with Supporting Documents 2013
CHDC Junction Village Presentation to West Concord Advisory Committee 11.13.13



Concerd Finance Committee
FY 17 Five Year Projection of Real Estate Taxes with FY16 and FY17 Updates
' September 2016

The Five Year Projection of Real Estate Taxes is a financial model which forecasts costs and revenues using the
FY17 budget guideline as a base. Each category of expense or revenue is estimated individually. The method
uses existing funding policies/projections for expected increases where available, otherwise prior year trends
and were evaluated as a base for a projected annual changes. The model does not include any projection of cost
for future town or school projects which requires Town Meeting approval.

Three scenarios are included in the projection. The first is 3 “most likely” scenario based on current economic
conditions. Two alternate scenarios are developed to project what might be expected under “low growth” (Alt
1) vs. “high growth” (Alt 2) economic conditions. The following tables provide background and detailed
assumptions behind the forecast

Operating Budgets entities:

Entity Explanation of Most Likely : Altl | Alt2

Town | Historically salary expense is the main driver of operating expenses, but 2.8% | 3.8%
economic activity and population growth influence demand for service. The
current model projects annual cost increases based on the actual trend in
operating increases over the last 9 years, including the FY17 Guideline (3.3%),

CPS Student growth and contractual salary obligations are typically the largest 2.9% | 3.9%
drivers of cost. At this time, contractual salary obligation factors are unknown
and student growth is projected to remain stable at roughly current levels.
Similar to the Town, the current model projects annual cost increases based on
the actual trend in operating budget increases over the last 9 years (3.4%)

CCRSD | Contractual salary obligations, OPEB and the Concord% of high school students | FY18- | FY18-
are currently the largest drivers of annual cost increases. The region has a FY22: | FY22:
planned funding schedule for OPEB through 2020 (and the current model 45% | 5.6%
estimates cost to grow at 5% annually thereafter). NESDEC projections for the
Concord share of students are available and are projected to grow to 76.96% by | 5.0% | 6.1%
2022. The actual trend in the total CCRSD Operating budget without OPEB is 1.4% | 2.5%
2.8%. The current methodology projects the CCRSD non-OPEB portion of the
Operating budget, then adds the actual cost of the planned OPEB funding to 4.5% | 6.0%
derive a projected Operating budget. The projected Concord share is then 4.3% | 5.4%
derived by applying the NESDEC Concord % to the Operating Budget less known
revenues (held flat at FY17 levels). The resulting FY18-FY22 annual increase are:
5.1%, 5.6%, 2.0%, 5.4%, 4.8%

Non-Operating Budget categories:

Category Explanation of Most likely Alt1 Akt 2

Group Budget has been flat for last 6 years and will not be sustained. 5% is 4% 6%

insurance projected as annual increase,

OPEB Annual Required Contribution will be met in FY2017. Future cost will 4% 6%
be influenced by health care cost trend. Project similar to Group
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Insurance at 5% annually

Retirement Follow current funding plan at 3% annual increase, plus $250,000 to same | same
support .25 basis point reduction in expected annual returns (7.0
annual)
Debt Service Follow current policy, roughly 3.5% annual increase 35% | 3.5%
Minuteman Difficult to project student enroliment. FY18 to$525K and increase $425K | $625K

annual budget $S25K annually. Alt 1 and 2 follow simitar annual
trend, but funding starts at different level

Debt Exclusion | Use existing debt schedules. same | same
All Other Grow at 2% annually {consistent with avg budget growth over last 8 1% 3%
Expense years.

Projections of Revenue are generally conservative. No growth in revenue is projected over FY17 levels for State
Aid, Fines and Forfeitures, Rental Income & Investment Earnings, and Fees. Mast of these revenue categories
have remained stable overtime. ' S '

Revenue categories with variation from FY17 Budget Guideline [evel:

Category Explanation of Most likely Alt1 Alt 2

Excise Tax This is the 2" largest category of non-tax revenues and is most 2% 3%
sensitive to economic conditions. Actual revenues for FY 11-16
have grown annually at 5.6%. The current model conservatively
projects an annual increase of 2.5%.

License & These revenues are highly variable over time and sensitive to large 1% 1%
permits development projects. Conservatively increase 1% annually.
Free Cash Assume Free cash contribution will increase in proportion to the 1%of | 1% of
annual budget. Set fixed value at 1% of Total Operating budget Tot Tot
‘ bdgt bdgt
CMLP Pilot The current Pilot contribution is structured to vary based on actual | -2% -2%

sales of electricity. Energy efficiency and conservation are expected
to reduce sales. Reduce actual payment 2% annually

New Growth Revenues are sensitive to economic conditions and are difficult to $825K | S1M
. H g,
predict. Set FY18 level at $950K and increase 2% annually. 0% 3%
All Gther A small category of revenues which is highly variable. Fixat $125K | same | same

for FY18-FY22.

Based on the assumptions above (and the planned allocation of existing stabilization funds), the projection of
property taxes is derived. The resulting Projected Annual Tax Increases are representad graphically below.
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Figure 1. Percentage Change in Total Tax Levy
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Note: This mode!l does not include the specific Resource Projections for FY2018 as published Sept. 22, 2018, as

this is based on the FY17 forecast model assumptions and trends.
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September 22, 2036

SUMMARY
Adjustments since April 2016 ATM

1. Revenue Estimate, FY17 Budget

Property Tax, New Growth 392,267

Property Tax, Refunding Debt Adjustment (7,217):

{997,208).
367,015
15600

(225,543)

Property Tax, reduction in base amountneeded

___Total: Revenue Changes: -

2. Expenditure Estimate, FY17 Budget

(43,901}
(13,642).

(172,000)
. {229,543)

Minuteman Vocational Technical School District

-State Assessments

Snow & Ice Deficit

... Total: Expenditure Changes

3. Projected Change to FY17 average tax bill for existing taxpayers- net of new
growth. Numbers shown below are percentage increases.
§ EXistin_sg New Growth  Total.

‘Original, April 2016 Finance Committee Report (page 15) : ~ 298 112 A0

Revised, September 20U ESUMBAE: s b s s A O e S

. The FY17 appropriations voted by Town Meeting wili be fully covered
by a tax increase that is less than what is tegally permitted.




The projected tax increase of 1.75% to existing taxpayers represents

the average increase across all residential and non-residential taxpayers. It is
comprised of two components:

1.19% increase in the base levy for non-exempt spending:; and

0.56% increase in excluded debt, primarily the result of the
increased debt service related to the projected local share of the
Regional High Schooel construction project, partially offset by the $1M
draw on the Stabilization Fund.

3. FY17 Projected Unused Levy Capacity

L]

The Levy Limit increases each year by an allowed 2 ' % on the prior Limit
plus the taxes generated by New Growth (any taxable value newly added
to the tax rolls due to new construction or value increases due to change of
property use, such as from “exempt” to “taxable status™).

The Unused Levy Limit represents the amount which can be levied in future years
without the need for an override.

Itis NOT a reserve in the town treasury, but rather is taxation authority that has
not yet been used. This authority is over and above the 2 4% increased allowed
under MGL.

The FY17 increase is below the permitted 2 ¥4 % annual increase, and therefore,

will provide additional unused levy capacity in the amount of $1,002,044. This
amount is added to the Prior Year (FY16) unused levy capacity of $3,203,744, for
a total unused levy capacity of $4,205,788 or 5.13% of the Maximum Allowable
Levy.

The following pages show the Budgeted Financing and Budgeted Expenditures- All
Accounts, including Adjustments since the April 2016 Annual Town Meeting.
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'FY18 OPERATING BUDGET GUIDELINE DEVELOPMENT

ESTIMATED RESOURCES

Acéompanying detall projects FY18 General Fund revenues and resources, with the

property tax levy initially set at the amount estimated WITHOUT drawing from the
Unused Levy Capacity.

This is for the sole purpose of establishing a baseline from which the Concord

Finance Committee can commence its process of establishing FY18 Budget
Guidelines.

Allocations from Stabilization Funds are in accordance with multi-year plans
previously set forth but which are subject to annual review and modification.

The initial FY18 allocation of Free Cash is set at $1,000,000, based on the

benchmark expectation that the results of FY18 operations will return 1% of the
General Fund Budget to Unreserved Fund Balance at fiscal year-end.

Accordingly, FY18 General Fund Revenues are projected to increase by $2,602,583

From the FY18 projected revenues, it is first necessary to fund any increases in the non-
operating budget accounts. These are principally the:

¢ joint Town/Concord Public School accounts covering emplovee benefits for
active and retired employees (including the account for Other Post-Fmployment
Benefits proposed to be appropriated to the OPEB Trust Fund covering town and
CPS retirees)

e ~ debt service (both for excluded debt and for debt service pasd from property
taxes within the levy limit)

¢ required payment to the Concord Retirement System.

« an allowance is made for the Minuteman High School Assessment.

The balance (Available Revenue — Non Operating Budget Accounts) is the amount
available for the establishment of operating budget guidelines by the Finance
Committee.

The preliminary FY 18 estimate for these Non-Guideline accounts and the net available
for the Town, CPS and CCRSD budget guidelines is as follows:




emjtine L SN
o000
LAT0000. % 70,000
3,867,000 3 350,000

45,000

4,800,000 |

‘Grouplnsurance L $ 4,650,000
{OPEBTrustFund

1,400,000
3,317,000

s
5
Retirement Assessment o
765,000 s ..B10000 5
5
5

:Payroll Tax {Social Security & Medicare) o
iUnemployment Comp & Workers Comp - 200,000 s 200,000 f

‘Property & Liability insurance 250,000 .

LBI30000 5 130000 e

s
ebt Service, Non-Exciuded, Town S
80,753 © S ‘ 97,764 - 5 . A011
$
$
$

‘Debt Service, Non-Excluded, CCRDS Assessed _
4,007,828 (400,321)
2,892,243 5

‘Debt Service, Excluded, Town :

‘bebt Service, Excluded, CCRSD Assessed 3,600,140

$
$ $
$ %
% $
s 3
B B -
Minuteman HS Assessment e L 43S S00000 5 76556
5 $
5 5
& $
] s
$ $

.. sub-total:

22,862,411

370,268

Nori-Appropriated (notappropriated by Town Meeting) 1 .

32290
0000

288230 (5 500,500

State Assessments 5

S5 ... 140,000
5
]

‘Overlay for Abatements & Examptions 550,000 550,000

:Snow & fce Deficit I S
¢
$

.. Sub-total: Lo 038210 5 L190,500 ¢

VABZ20

Grand Total: Non-Guideline Accounts . '3 23530453 0§ 24,052,911 § 522458

Grand Total: Avaifable Revenue 1% 98,239,582 § 100,842,165

$ 2,602,583

Available for G

* acombined increase of $2,080,125 for the Town and CPS operating budgets and
CCRSD operating assessment, which represents a 2.78% increase.

= At this level of funding, the expected tax increase to existing taxpayers is 2.44%.

« Adding an additional 1% to Guideline Revenues will provide for an additional funding
amount of $767,896 (calculated off the tax base currently used for discretionary
spending), which will add 0.88% to the projected FY18 Tax Levy increase.

The following pages show the FY18 Revenue Detail. Also included is a Levy Limit
Calculation Worksheet and some historical data relative to the Levy Limit and Unused Levy
Capacity.
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LEVY LIMIT CALCULATIONS

| FY2016 Actual

$ 75539516
1,888,488
$ 77,428,004
1,284,004
$ 78,712,008
5,810,834
$ 84522842

FY2015 Levy Limit
olus 2 1/2%

New Growth

FY2016 Levy Limit
FY2016 debt exciusion
Maximum aliowabie levy

projected tax levy
Unused Levy Limit

| FY2017 Revised Estimate |

$ 78,712,008
1,867,800
$ 80,679,808
1,300,000
$ 81,979,808
6,266,168
$ 88,245,976

FY2016 Projected Levy Limit
plus 2 1/2%

estimated New Growth
FY2017 Projected Levy Limit
FY2017 debt exclusion
Maximum aliowabie levy

projected tax levy
Unused Levy Limit

{  FYZ2018 Initial Estimate |

$ 81,979,808
2,040,495
$ 84,029,303
1.000,000
$ 85,029,303
6,422,648
$ 91,451,951

FY2017 Projected Levy Limit

plus 2 1/2%

estimated New Growth
FY2018 Projected Levy Limit
FY2018 debt exciusion
Maximurn allowabie lavy

projected tax levy
Unused Levy Limit

11

$81,319,099
3,203,743

$84,040,189
4,205,787

$87.246,164
4,205,787

Concord Finance Department
Sept. 20, 2016
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Tornado Expense Report (9-29-16)

Vendor Amount

Phoenix Communications Inc $13,562
Marquis Tree Service Inc $19,775
Mayer Tree Service $41,820
Wakefield {MLP) $5,500
Groton (MLP)* TBD
Middleton (MLP)* TBD
Reading (MLP)* 8D

Total $80,657

* CMLP is still waiting to be billed for services rendered from other MLPs




