
PROPOSAL TO ACTON COMMUNITY HOUSING CORPORATION 
REGARDING APFORDABIiE UNITS AT BELIiOWS FARM 

The following is a proposal for affordable housing units 
("Units") to be provided by Bellows Farm, LLC ("Bellows") in lieu 
of the five Units approved as part of Decision 95-7, Bellows Farm -
Phases II, III, IV, Definitive Subdivision Approval, Planned 
Conservation Residential Commtinity (PCRC) Special Permit dated 
August 28, 1995, as amended by Amendment #1 dated Jtine 12, 1996, 
Amendment #2 dated September 11, 1996, and Amendment #3 dated 
February 4, 1997 (the "Decision") for review by the Acton Community 
Housing Authority ("ACHC"). An amendment to the Decision would 
accomplish the goal of getting more Units for the Town and getting 
them at an earlier date. 

The following are suggested points to be incorporated in an 
agreement between Bellows and the Planning Board; 

1. We would request that the Planning Board delete in its 
entirety Section 3.3.6 of the Decision which requires that five 
Units be constructed at Bellows Farm and amend Section 3.3.7 of the 
Decision ae follows: 

"3.3.7. Affordable dwelling units shall be provided at sites 
located within the Town and title to such units shall 
have been delivered to buyers qualified as provided in 
Section 3.3,8 in accordance with the following schedule: 

^ • The 1st and 2nd affordable unit before the issuance of 
the 50th Certificate of Occupancy on the Site; 

• The 3rd affordable unit before the issuance of the 
70th Certificate of Occupancy on the Site; 

• The 4th affordable unit before the issuance of the 
85th Certificate of Occupancy on the Site; 

• The 5th and 6th affordable unit before the issuance of 
the 105th Certificate of Occupancy on the Site. 

2. We would request that the Planning Board delete in its 
entirety Section 3.3,8 of the Decision and replace it with the 
following: 

"3.3.8 Prior to the sale of any affordable unit, the Applicant 
shall submit for the Planning Board's review and approval 
deed restrictions and any other documents necessary to 
ensure the initial and long-term affordability of the 
affordable units. The affordable units shall comply with 
Section 4.4.5 of the current Bylaw. Sale or rental 
prices, restrictions, covenants and special provisions 
for the affordable units shall be in compliance with the 
requirements of Section 4.4.5, 4.4.8 and 4.4.9 of the 
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current Bylaw. However, notwithstanding the requirements 
of the current Bylaw, the units to be sold at the $94,500 
maximum sales price shall be made Eligible to qualify as 
"Local Initiative Units" as set forth in the applicable 
guidelines promulgated by the Massachusetts Executive 
Office of Communities and Development (EOCD)-, and shall 
qualify as low or moderate income housing under"the 
provision of Massachusetts General Laws, ch. 4OB. Por 
this purposes, the Applicant shall submit to EOCD all 
information required for the Local Initiative Program 
application as it pertains to zoning, proposed units and 
restrictions, development team, marketing plan, and 
affirmative action; pay the program application fee; and 
seek the assistance and advise of the Acton Community 
Housing Corporation in this undertaking." 

3. In lieu of the five Units at Bellows Farm, Bellows will 
provide $672,000 in funds for the acquisition and/or construction 
of Units (the "Affordable Housing Funds Pool"). Said amount shall 
be provided within thirty (30) days of the approval by the Planning 
Board of an amendment to the Decision and shall be provided either 
in cash or by an irrevocable letter of credit, or some cotnbination 
of the foregoing. The sale price of Units, when sold to qualified 
buyers, less usual and customary closing expenses, i.e. transfer 
stamps due the Commonwealth of Massachusetts, deed preparation, and 
other such expenses of closing, shall be added to the Affordable 
Housing Funds Pool when received. 

4. The Affordable Housing Funds Pool shall be expended by 
Bellows for the purpose of securing, at a minimum, six Units. 

5. Bellows will tindertake to identify prospective homes that 
meet or can be repaired/rehabilitated or constructed to meet either 
state or local requirements, as determined by the ACHC, as Units. 
Bellows will bring such Units to the ACHC's attention for its 
preliminary approval (the "Preliminary Approval"). If approved by 
the ACHC, Bellows shall undertake to acquire such property for sale 
to buyers identified by the ACHC through a lottery. 

6. Bellows will be responsible for bringing the Units into 
compliance so as to meet affordable housing guidelines. 

7. Bellows will prepare a budget reflecting all necessary 
expenses to bring each Unit into compliance. The ACHC shall review 
the budget and implementation of the prescribed work. 

8. The acquisition and/or repair cost of each Unit shall be 
deducted from the Affordable Housing Funds Pool. 

9. The costs of filing a LIP application with the 
Commonwealth and the lottery expenses shall be paid for by Bellows. 
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10. At the ACHC's sole discretion, each Unit shall be 
qualified for the Local Initiative Program ("LIP") in accordance 
with guidelines promulgated by the Massachusetts Department of 
Housing and Community Development or, in the alternative, shall 
comply with the affordable housing guidelines of the Town. 

11. The carrying costs of the Units from the time of 
acquisition by Bellows to the sale to an affordable buyer shall be 
deducted from the Affordable Housing Funds Pool. 

12. At the conclusion of the sale of the e'*" Affordable Unit 
or upon completion of additional units for which remaining funds 
may be available, whichever is later, all funds remaining in the 
Bellows Farm account in the Affordable Housing Funds Pool, as 
described in Paragraph 3 above, should be delivered to the Town of 
Acton and directed to the fund designated for the promotion and 
provision of Affordable Housing. 

Bellows Farm, LLC 

By:. 
Ronald B, Peabody, 
Authorized Signatory 

SRG/jm 
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ACTON COMMUNITY HOUSING CORPORATION 
P. O. BOX 681 

ACTON, MASSACHUSETTS 02710 

June 22, 1995 

Planning Board 
Town of Acton 
Acton Town Hall 
472 Main Street 
Acton, MA 01720 

Re: Bellows Farm 

Dear Members of the Board: 

It is my understanding that the developer of the above-noted project off Davis 
Road has agreed to provide some number of housing units in the proposed project up 
to a value of $500,000. The Acton Community Housing Corporation (ACHC) is 
pleased that the Planning Board and the developer have made this commitment to 
affordable housing. 

Although it is the ACHC's preference that units be provided within the 
Bellows Farm project, which we understand is also the developer's wish, we would 
ask that the Board's decision afford some flexibility in the event that the cost to a 
prospective purchaser be prohibitive or should we be unable to find candidates who 
fit within the affordable housing guidelines. Therefore we would ask that the Board's 
decision require that the developer provide affordable housing units wittiin the 
subdivision up to a cost to the developer of $500,000, the number of units to be 
determined based upon the cost of the units selected by the ACHC or, at the 
discretion of the ACHC, that the equivalent humber of dollars be provided to the 
ACHC for affordable housing purposes within the Town of Acton. We would ask 
that the funds be committed by the developer incrementally as the project is 
developed. In other words, for each 24 units permitted for construction, Uî  
developer would provide $100,000 for affordable housing. 

Should you need any further input from the ACHC, please feel free to contact 
me. 

Very truly yours, 

r^&A 
Peter Berry 
Chairman 

,<Uj 
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BELLOWS FARM, LLC 
179 Great Road, #1IIB, Acton, Massachusetts, 01720 Telephone: (978) 264-4223 Fax: (978) 264-4049 

Januarys, 1998 o " . . . T J V \ i > ^ 

Acton Commimity Housing Corp. 
68 Windsor Avenue 
Acton, MA 01720 

As you know during the Bellows Farm approval process we agreed to provide for 5 affordable 
housing tmits. This was not done through the comprehensive permit process nor was it done in order 
to increase density. 

It is my understanding that your committee and the Planning Board wish to provide for this 
type of housing for many reasons; ofwhich the two that seem to be most compelling are to provide 
housing and opportunity for those who otherwise might not be able to afford it and to add diversity to 
the community. In addition to this; and from a more pragmatic standpoint, the Towns goal is to 
attempt to meet the threshold for affordable housing; as outlined by State regulations. 

After our initial meeting and several subsequent discussions with others it seems to me that it 
would make sense to look at some alternatives. The out of pocket cost on these Units is approximately 
$500,000.00. I would be willing to provide this same amount or even consider increasing this figure 
to $600,000.00 ifyou would consider the following alternatives. 

If the goal is to meet the State percentage of affordable dwelling units it would seem to make 
sense to take the $600,000.00 cash donation and either purchase or build more units but make them 
smaller and less costly to live in. This could be done either on a separate piece of land or perhaps in 
one ofthe existing condo buildings that were once apartments i.e.; Briarbrook. We might be able to 
double the number of units. A second alternative is to purchase existing homes in Town as was done 
by Acorn Park and still increase the number of units offered. 

An even different approach, if you still want to offer these units in Bellows would be to offer 
them to Town employees i.e.; firemen, teachers, etc. at a reduced price and who might not otherwise 
be able to live in Town. But not necessarily be held to State guidelines. 

My fear is that we will offer units, which will always be restricted by income limitations that 
will be difficuit to sell, in the future and will be difficult for the individual to maintain. The taxes and 



condo fees alone will total approx. $5,000.00 annually. These fees do not include the up-keep 
associated with a freestanding house. 

I think in principle what is trying to be accomplished is a good thing but in this case 1 also 
think there might be a better way to do it. The first unit has been started and I would appreciate your 
giving this some thought. I would be happy to meet with you to further discuss this at any time. 

Ronald B.TPeabt>d77?feas. 
Bellows Farm L.L.C. 

Cc: Acton Planning Board 
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BELLOWS FARM, LLC 
179 Great Road, # 111B, Acton, Massachusetts, 01720 Telephone: (978) 264-4223 Fax: (97R) 264-4049 

TO: Members ofthe Acton Community Housing Corp. 

FROM: Ron Peabody, Northwest Structures, Inc. 

DATE: February 3, 1998 

SUBJECT: Affordable Housing / Bellows Farm 

I'd like to first thank you for the time and effort you have provided me in exploring some of the options 
discussed at our meeting this morning. As we agreed the following is an overview of some of those 
discussions, as I understand them. 

As an alternative to the 5 affordable housing units as stated in the Towns decision #95-7 dated August 
29,1995 we propose the foUovv̂ ing. 

That a fund of $600,000.00 be established through a mutually agreeable vehicle such as a bank L.C. or 
tri party agreement. These funds will be available for the following purposes. 

1) To purchase homes, duplexes, or condomimums vvhich are to be a minimum of 3 bedrooms in Town 
for the purpose of affordable housing. 

2) To purchase developable and approved land and construct affordable housing thereon. 
3) To purchase "tear downs" and rebuild affordable housing thereon. 
4) That in every case the units are to meet all State requirements and be "accredited" as necessary to 

meet the Town requirements for affordable housing as outiined by the Commonwealth of Mass. 

We vvould further agree that all work would be completed within 3 years or any remaining funds 
(cash) given to the Corp. for the purposes as outlined below. 

A. Average house sales price $ 197,000.00 
Selling price (affordable) $ 98,000.00 

Difference $ 99.000.00 x 6 = $600,000.00 

B. Average Condo & Duplex sales price $ 129,000.00 
Olote; lowest price unit $120,000.00) ^ 
Selling price (affordable) S 98.000.00 » 

$ 31,000.00 X 19 = $600,000.00 

C. Average selling price (A&B) $ 163,000.00 /\. 
Selling price (affordable) $ 98,000.00 

S 65,000.00 X 9.2 = $600,000.00 
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Note: Adjustments will be required based on pricing. 

It was evident from our discussions that vve are all in agreemenl as to our mission. That any housing 
should meet certain requirements including State mandates, and be dispersed throughout the 
Community. It is also clear that it would be best not to be iocated in iureas that costs may exceed ones 
level of income or otherwise cause any unnecessary hardship to and provide appropriate affordable 
housing for years to come. 

In light of this we respectfully request that the Members approve an alternative to the original 
decision based on the increased costs and fees associated with the units at Bellows. That a document 
be v(,Titten by Steve Graham clearly documenting our agreement and if agreed that the Housing Corp, 
provides a letter to the Town requesting a modification to the original decision be made. 

Wc have presently proceeded with the unit on EUA 5 and should we agree on tliis alternative approach 
that we do so as soon as is practical. 

Additionally I would like to lake this opportunity to volunteer to be involved in some capacity to 
continue to explore £dl alternatives and to assist the Housing Corp. in their mission to provide 
affordable housing in the Town of Acton. 

vyou, 
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MCO 
^ A s s o c i a t e s 

To: AdoairortupiMi)) Hoo^g Cofponttkm (ACHC) 
d o B<ny MriltiHM, Aat» tfewing Aatbanty 

MCX}iftAsi«ehtti,Inc 

Dd«r: Jwe 1 8 , 1 ^ 

Rt: NtoetMig NoMS «Mi Ftoocdive Issues for tbelSistribntioa of tbe Affordable Homes 

)if iOleated la dbtify the issaoi discussed this morning aiKl to lay out a sdie^ tor 

f 

L AniMPOiifarFaBQie*: 

T1» A0iG IB^ dmj'iMJHed to give pratocose iu tbe lottery to households of 4 or more persons in iill 
cMipriM. Tfê  sfaiai jMMithM Ike fint applicant ael«Acd to have 4 or more household member; shall 
iMWwthellwt cjax irtBite)! foifmdatat ^ home. 

If afl temedtdlfii of 4 <9riBei«haiv« had aa opportunity to purchase we wili then go to households of 3 and 
' dm to hooBcliloldi i«C 2. 

TMtjpRdkfnqe wih l« SMdb ck« in the inalefi^s to be distrid 

2. LeUHy NfcnilHNiai 

Tie AOiC has cUeoahwdtitat ^ wmldpref^ to have a series of loueries based upon the availability of 
houBL Ttaso^BiMrafhoMei to dtarteted in a ghrenk)ttetywiU be determined at the time ̂ ^ 
Mfcwthmestt wi to-hit linsd. 

Al tha tins 4î  the jdantaf «f the iodeiy the home shall be allocated for distribution to a "Local". 
'*h6M(tty^ar;''nott of Stttt" pool and the advertiaetneuts wouid be targeted to tĥ ^ It is the 
airtawttMdhî tfaatAelMMaat wiB be datidwied based up(m tbe following breakdown: 

4-Local 
1 -Mhtoiity 
l^RMt of State 

Mn, Sbe devttfapor Md ACHC have also agreed that one hoine is to be distnbuted to a family requiring 
bMHik«i>aooeJBiibflî . This home will be distributed to whatever pool the handicapped family belongs to 
H is te hope io idhntiiy a Ihcd faaaiy that lequiros the handcap accessible home. 

MOO ft Asaociatos tkaM papaie the mfonnatioii padcet as it relates to the homes being distributed and tlie 
ptmteMltf lottor. iaciafsd will he infiwmatiaii about the hoise<s} being released, dates for viewing, 
doidbie ibr litoernv^aiulkalioBS, lottcty d ^ and progrun materials (apĵ cation, cost info, lotten' 

,flte.). 

The mamiiih are to to anrailatiie for pfcckup at Acton Housing Authority or through MCO &Associatc$ via 
%»̂ mA l^t^vninmft^ iiftia ftf tbe a « tottery aK: 

6tt Gi*»n Itewd ** Boiton, Massachusetts 01740 m 978'779 •0113 
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ACHCJmtt la, 19milbMi>... p<9e 2 

StvtAdvdftiaiag: 
Dcadiae fbr Beceiving AppUcations: 
Loony Oate: 

June 30. 1998 
August 21. 1998 
August 28. 1998 

TMllil ftttnefwhat 'i**lt"T"* tine frame. However, the first lottery is to be limited to local applicants iUid 
wfr \ a m m oabMiahaiHa cf iiaawsted paties already. This should be acceptable at>d should generate a 
CBffllriwi wiater <f agiicarns. ft diOBld also be tiodostood that once an applicant is entered, they will 
awtowUkMly JSe iadatelxk all sabacqaent lottoies they are qualified for (i.e. Local. Minority. Rest of 
Slain)-

As hM hSM i^aoamA, MfQuiaa fr(»n DHCD is cooung to see the bouse on Friday, June 26. 1998 at 
IOIAM. llhettMtcxyfmoeMoiithiiied above is diilbem than \^iat was submi t s 
AgpjtfCTteaaiid^wqgtehisjqpproval. This may ^Eiect the overall timing of the process. Itismy 

I to ii^view tfi hMDxy proocss wnh Jdf tKxt F^idso', and then s t ^ 

1 h<^<v» tet jcovcfs te iMMS ftom this momiBg. If there is anything I forgot or items you would I ike to 
\ adnae.: Ai I wnarwed cwJicr, I would like a letter from the ACHC clariiSing that you arc 

r i < r t i BWylMc^lMjnB'iiaor w &e t&secng a«U week to tcsich base. Please cail me at 978-779-0113 with 
iw^.pnrtOTiyoMaiyhwe. 

Cc: A. Ikab«^» BiHewt Fftrm LLC 



AFFORDABILITY ILLUSTRATION 

BELLOWS FARM 
ACTON, MA 

5% 10% 20% 

UNIT COST $94,500 

DOWN PAYMENT $4,725 

NET MORTGAGE $89,775 

ESTIMATED TAXES $1,800 

PRINCIPAL & INTEREST @ 8.25% $8,101 

PRIVATE MORTGAGE INSURANCE $348 

HOMEOWNERS INSURANCE $400 

CONDO FEES $1800 $1800 $1800 

TOTAL ANNUAL HOMEOWNERS $12,449 $12,023 $11,169 
COSTS 

ESTIMATED MINIMUM ANNUAL $41,497 $40,076 $37,230 
INCOME WITH HOMEOWNERS 
COSTS @ 30% OF ANNUAL INCOME 

MAXIMUM ANNUAL INCOME $43,500 $43,500 $43,500 

THE ABOVE FIGURES ARE ESTIMATED FOR PURPOSES OF ILLUSTRATION 
ONLY. HOMEOWNERS SHOULD ANTICIPATE HOME CLOSING COSTS OF 
APPROXIMATELY $750.00 

$94,500 

$9,450 

$85,050 

$1,800 

$7,675 

$348 

$400 

$94,500 

$18,900 

$75,600 

$1,800 

$6,821 

$348 

$400 



MCO 
&Associates 

To: Betty McManus 

From: Mark O' Hagan 

Date: August 6, 1998 

RE: Bellows Farm Outreach Update 

I just wanted to take the opportimity to advise you of the activities I have completed on the affordable 
homes in Acton. 

1. Advertisements placed in Acton Bo.xboro paper Starting today (August 6) 
2. Information packets sent to all applicants from your existing mailing list 
3. Information packets and flyers sent to organizations you provided 
4. Advertisement sent for publication in Minority papers - El Mimdo & Bay State Bamier 
5. Information sent to Metrolist in Boston per LIP Approval letter 

I also received an information packet from HCD regarding regulator,' agreements, loan data etc. Uiat wiU 
require signatures from Uie Town. We can meet to go through die items sometime ne.xt week. 

Attached are copies of Uie letters & flyers Uiat were sent to the mailing lists. The ad is Uie same as what 
went to Uie local papers. Also included is a bimch ofthe information packets for distribution should people 
visit your office for pickup. Contact sheets are also included for your use. I assume you received a copy 
ofthe LIP Approval letter, if not please advise. 

Hope all is well. 

62 Green Road ii# Bolton, Massachusetts 01740 «<̂  978»779»0113 



rRPK :. NORTHUEST EXCAUflTING, INC. PHONE NO. : 508 264 4049 Sep. 30 1998 04:25PM Pl 

^NortbS)Cfest 

TO: Kevin McManus, A.C.H.C. 

FROM: Ron Peabody 

RE: Affordable Hotising 

DATE: September 30,1998 

As we discussed earlier, the following is a brief summary of the process as it relates to 
acquisition of affordable units and use of our irrevocable letter of credit. 

According to a conversation with Steve Graham, it is John Murray's contention that the 
$672,000.00 LC should remain in tact as performance sectirity imtil which time housing 
units are transferred to successfiil ptuxhasers. What this means is that we have to fiind 
the ptirchase and all associated costs etc. on each unit, then sell the unit and request a 
reduction in the LC amount. 

As a practical matter, we are currently paying interest on $672,000.00 and our line of 
credit with the bank reduced by this amount. We must now borrow the funds to purchase 
and renovate each house and only after conveyance ofthe property can we look to the 
LC. 

I.e.: $672,000.00 L.C. 

Acquisition House #1 Cost: $219,000.00 
Renovation House #1 Cost: S 5,000.00 

Acquisition House #2 Est. 
Renovation House #2 Est. 

Sale of House #1: 
Reduction in LC: 

$175,000.00 
$ 5,000.00 

S 94,500.00 
$129,500.00 

Balance $672,000.00 

S 891,000.00 
$ 896,000.00 

$1,071,000.00 
$1,076,000.00 

$ 981,500.00 
S 852,000.00 

As you can see, due to the inability to use the LC escrowed fiinds, we could have a large 
balance causing increased interest costs not to mention new loans. 

It seems to me that this LC was to secure the funds necessaiy to orchestrate the process 
and the project (Bellows Farm) was to secure the specific perfonnance. 

178 Grcar Road • Acton, Massachuseccs 01720 • TEL: (978) 263-6166 I (978) 264-422.3 • FAA: (978) 264-4049 
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Any assistance you can give me to facilitate the use ofthe L.C. funds would be greatly 
appreciated. Danvers Savings will be happy to do whatever they can to assist us. 

Thanks in advance for your support and assistance. 
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BELLOWS FARM, LLC 
178 Great Road 

Acton, Massachusetts 01720 
(a78) 264-4223 

June 10, 1999 

Planning Board 
Town of Acton 
472-Main Street 
Acton, MA 01720 

Re; Decision 95-7, . Bellows Farm - Phases II, III and IV, 
Definitive Subdivision Approval, Planned Conservation 
Rê ,idential Community., (PCRC),, Special. Pe,rmit , ,_as amended 

Dear-Board Members: 

The above-noted Decision provides in part that the applicant 
provide affordable housing- units at Bellows Farm. By^Amendment 
Number 5 to the Decision, with the support and recommendation of 
the Acton Community Housing Corporation ("ACHC'h the Decision was 
amended to provide affordable housing units at scattered sites 
throughout the Town of Acton. 

To ensure performance, the issuance of building permits has 
been tied to proposed affordable dwelling units being readied for 
occupancy (Section 3.6 of Amendment Number 5). In addition, the 
applicant has established a "Subsidy Fund" in accordance with .the 
provisions of Section 3.10 of Amendment Number 5. 

As the board is probably aware, three units have already been 
purchased by the applicant, renovated, delivered and deeded to 
qualified buyers. As the process has evolved it had become clear 
that tha time needed to identify, purchase, remodel, secure State 
approval and to close with end buyers can be between two and four 
months. 

Although the applicant has proposed to the ACHC that two-
family homes be considered as affordable units, it is the ACHC's 
preference that we continue to look for single-family homes, which 
we continue to do. Since the local real estate market continues to 
be very active, the task of finding suitable homes is somewhat 
slow. 



Planning Board 
Town of Acton 
June 10, 1999 
Page Two 

The difficulty of finding suitable homes coupled with the time 
necessary to complete the transaction may result in some timing 
issues, In the event that we are not able to identify three 
additional units by September, 1999, the lottery process will need 
to be redone. Those buyers that are presently qualified under the 
existing lottery process will need to be requalified, possibly to 
their disadvantage. Since Section 3.6 of Amendment Number 5 
provides that the issuance of building permits is tied to the 
readiness for occupancy (as defined therein), the applicant 
anticipates experiencing delays in its construction schedule. We 
have asked the ACHC for their support in a proposed amendment that 
would allow the ongoing issuance of building permits, provided that 
Bellows Farm, IvLC has entered into a Purchase and Sala Agreement 
for an affordable housing unit, rather than its readiness for 
occupancy. 

In light of the foregoing, we feel that such an amendment, 
which we believe is sufficiently minor to constitute a "redline 
change", will provide us with the necessary flexibility to continue 
our,project and still ensure the delivery of affordable housing 
units as required by the Decision, as amended. The ACHC has 
discussed this matter and is supportive of a revision to the 
Decision that.would resolve the timing issues facing Bellows Farm, 
LLC. We would appreciate the Board's prompt attention to this 
matter. 

The ACHC has indicated its agreement with the foregoing by 
signing a- copy of this letter hereinbelow. 

Very truly yours, 

BELLOWS FARM, LLC 

Ronald B, Peabody, Member 

The Acton Community Housing Corporation 
agrees with the foregoing and supports the 
requyat as oi/tlindî d hereinabove. 

>>^ion Comm^ity Housing Corporation 
By: Kevin McManus, President 

,,* TOTAL PACE.02 %% 
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BELLOWS FARM OUTREACH 
Lottery AppUcants & Informa tion 

First Name 

Anna Krystof 
Paul 
Kimberty & Rusty 
Leo 
Peter & Ursula 
Mafy 
Timothy 
Mary 
Margaret 

• = ^ Lori 
Kenneth 
Cora 
Rot>ert & Denise 
Beverly 
Darin 
Mary 
Kenneth 
•Amy 
Debra 

W^Ernosta. Christine 
Kutt 

v / Howard Smith & 
Kevin 
James 

v^Peter 4 Michelte 
Richard & Deborah 
Marek 

V^Precious 
Korlnne 
Jill Primmer & 
Usa 
Bridget 
J&L 
Sonia 

1 

LaitName Address 

34 Eliot Road 
38-6 Summer Street 
37 Maple Court 
469 Boston Road 
12H Oliver street 

r 815 Main Street 
23 Davis Road #B13 
117 Central street #F4 
48 Great Road #21 
11 Brattle Street #10 
I I A Windsor Avenue 
16 Strawberry Hill Road #14D 
250 Artington Street 
9 Pine street 
117 Central Street #A1 
149 Waltham Street #7 

1 10 Beacon Street 
1 223 Central Street 

Route 1 - Box 2338 
20 Concord Road 
242 Central Street 

) POBW238S 
6 tJrummer Road 
299 School Street 
2 Warren Road #6 
106 Conant Street 
47 Roaeclair Street #1 
48 Great Road #11 
175 Spilt Roack 
12 Sachem Way 
41 Eden Glen 

By 19 Lexington Drtve 
1 26 River Street 

166 Boxboro Road 

V « hf^\\<^(KKt^ 

Town 

Bedford, MA 01730 
Westboro, MA 01581 
Concord, MA 01742 
Groton, MA 01450 
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BELLOWS FARM OUTREACH 
Ranking Sheet 
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BELLOWS FARM OUTREACH 
Ranking Sheet 

LOCAL Applicant Lottery 
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^ NortKSX^st 

TO: Kevin McManus, A.C.H.C. 

FROM: Ron Peabody 

RE: Affordable Housing 

DATE: September 30,1998 

As we discussed earlier, the following is a brief summary ofthe process as it relates to 
acquisition of affordable units and use of our irrevocable letter of credit. 

According to a conversation with Steve Graham, it is John Murray's contention that the 
$672,000.00 LC should remain in tact as performance security until which time housing 
imits are transferred to successfiil purchasers. What this means is that we have to fimd 
the purchase and all associated costs etc. on each unit, then sell the unit and request a 
reduction in the LC amoimt. 

As a practical matter, we are currently paying interest on $672,000.00 and our line of 
credit with the bank reduced by this amount. We must now borrow the funds to purchase 
and renovate each house and only after conveyance ofthe property can we look to the 
LC. 

I.e.: $672,000.00 L.C. Balance $672,000.00 

Acquisition House #1 Cost: $219,000.00 $891,000.00 
Renovation House #1 Cost: S 5,000.00 $ 896,000.00 

Acquisition House #2 Est: $175,000.00 $1,071,000.00 
Renovation House #2 Est.: $ 5,000.00 $1,076,000.00 

Sale of House #1: $ 94,500.00 $ 981,500.00 
Reduction in LC: $129,500.00 $ 852,000.00 

As you can see, due to the inabihty to use the LC escrowed fimds, we could have a large 
balance causing increased interest costs not to mention new loans. 

It seems to me that this LC was to secure the funds necessary to orchestrate the process 
and the project (Bellows Farm) was to secure the specific performance. 

178 Great Road • Acton, Massachusetts 01720 • TEL: (978) 263-6166 / (978) 264-4223 • FAX; (978) 264-4049 
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Any assistance you can give me to facilitate the use ofthe L.C. funds would be greatiy 
appreciated. Danvers Savings will be happy to do whatever they can to assist us. 

Thanks in advance for your support and assistance. 



AFFORDABILITY ILLUSTRATION 

BELLOWS FARM 
ACTON, MA 

UNIT COST 

DOWN PAYMENT 

NET MORTGAGE 

ESTIMATED TAXES 

5% 

$94,500 

$4,725 

$89,775 

$1,800 

10% 20% 

PRINCIPAL & INTEREST @ 8.25% $8,101 

PRIVATE MORTGAGE INSURANCE $348 

HOMEOWNERS INSURANCE $400 

CONDO FEES $1800 

$94,500 

$9,450 

$85,050 

$1,800 

$7,675 

$348 

$400 

$1800 

$94,500 

$18,900 

$75,600 

$1,800 

$6,821 

$348 

$400 

$1800 

TOTAL ANNUAL HOMEOWNERS $12,449 
COSTS 

$12,023 $11,169 

ESTIMATED MINIMUM ANNUAL $41,497 
INCOME WITH HOMEOWNERS 
COSTS @ 30% OF ANNUAL INCOME 

$40,076 $37,230 

MAXIMUM ANNUAL INCOME $43,500 $43,500 $43,500 

THE ABOVE FIGURES ARE ESTIMATED FOR PURPOSES OF ILLUSTRATION 
ONLY. HOMEOWNERS SHOULD ANTICIPATE HOME CLOSING COSTS OF 
APPROXIMATELY $750.00 
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DEFARIMENTOF 
HOUSINGS 
COMMUNITY 
DEVEIX^MENT 

..Aigco Paul Cellucci. Governor 

, Jnne WaUis Oumble, INicctDr 

j ^ ^ - . / C O U J ' i W o u ) ^-f. 

December ^1999 

Messrs. 
Acton C<»nmuttity Housing Corporation 
P. O. Box 681 
Acton, MA 01720 

Dear Sirs: 

The Department of Housing and Commumty Development (DHCD) support the abatement of lead 
paint for all existii^ units tuuter the Local Initiative Program (UV). State law and regulations 
lightly conlrol tbe actual process of de-leading a property. The ^jplication for tq^iroval of LIP 
units must include A Lead Inspection report conducted by an {qpproved lead injector. 

As you know, large portions of poisoned childroi are in femtlies df low income living in older 
homes with heavy concentration of le£uM>8sedj>aint ieadj>oisoning can causejpermHQent damage 
to tbe twain and many other organs, nod can resuM in induced intelligence and behavioral problems. 
If defective paint surfaces are present, treatnirat to eliminate immediate hazards must be undertaken 
pripr tq oocvqpancy ofthe dwelling. Such treatment at a minimum must consist of the covering or 
removal of defective ĵ ihA Si&£H»s. Units constructed prior to 1978, may contain lead-baised paint 

Should.ypubave any questions,4deas&db A^ 

....... J:^:7;e;7t7:: 
'. ^••i ' '7i^^!i.:^7:i•7•i~.?7.^.: ' •• 

i.:'.^i:.i'C'..:.,•. 

SBp.iKi ,.Sv,.v..-..i-.,-. •. lia. Direct 
State Homeownership Programs 

ii..i([, '«'^™,.:. '.f/|fv •;••;.••. .-,- •• 

One Congress Street 
Boston, Mossafihusetts 02114 



MCO 
&Associa tes 

To: Betty McManus 

From: Mark O'Hagan 

Date: August 6, 1998 

RE: Bellows Farm Outreach Update 

I just wanted to take the opportunit}' to ad\'ise you ofthe activities I ha\''e completed on the affordable 
homes in Acton, 

Advertisements placed in Acton Boxboro paper. Starting today (August 6) 
Information packets sent to all applicants from your existing mailing list 

.3, Information packets and flyers sent to organizations you pro\aded 
4. Advertisement sent for publication in Minority papers - El Mundo & Bay State Banner 
5. Infonnation sent to Metrolist in Boston per LIP Approval letter 

I also received an information packet from HCD regarding regulator}' agreements, loan data etc, that will 
require signatures from the Town. We can meet to go through the items sometime next week, 

rAttachedarexopies^of the-letterslfe~flyers thaJwefe'seht'tollrelMiliiig list̂  ad is the same as what 
went to" the local papers: AlsolncEided is a bunch of the infoniialibirpa^kets for distribution should people 
visit your office for pickup. Contact sheets are also included for your use. I assume you received a copy 
ofthe LIP Approval letter,'if not please advise. 

Hope all is well. 

62 Green Road n̂  Bolton, Massachusetts 01740 »̂  978*779•0113 



'JvMhr 
Bellows Farm Outreach 
C/o MCO & Associates, Inc. 

62 Green Road 
Bolton, MA 01740 

(978) 779-0113 

August 5, 1998 

Dear Friaid: 

The Town of Acton through the Acton Community Housing Ccq)oration (ACHC) has been 
working to create additicmal housing opportunities for qualified first-time homebuyers within Acton. In 
conjunction with Bellows Farm LLC and the Massachusetts Department of Housing & Community 
Development (DHCD) six homes in Acton are being made available for area families. 

Due to your previous contact with ACHC we have enclosed an informaticm packet regarding the available 
opportunities through Bellows Farm Outreach. The packet includes detailed information about the process, 
the fu-st available home, time frames as well as the necessary applicaticai and disclosure form. 

Please review the information and check your quahficaticms based upon the guidelines included 
and submit the application ifyou would like to participate. 

Ifyou have any questions please call me at 978-779-0113 ca- attend the public information meeting 
scheduled in early September. I wish you best of luck in the upcoming lottery process. 

Sinco-ely, 

tark tf. O'Hagan 
MCO & Associates, Ihc for 
Bellows Farm LLC. 



-ft^WMSrldM^^ 

Bellows Farm Outreach 
Acton, Massachusetts 

Thank you for requesting information on the affordable homes to be made available 
through Bellows Farm LLC, Acton Community Housing Corporation, Massachusetts 

Department of Housing & Community Development and tbe Town of Acton. 

Tbis packet should answer all the questions you may have about tbe program and tbe 
process. We ba ve scheduled a TPublic Information Meeting for early September tbat you 

may attend i f necessary. Otherwise, please forward your completed application and 
disclosure statement at your earliest convenience to locations listed in tlic packet. 

We wish you tbe best of luck. 

'iM^'lh'tyMN^^^ 

Bellows Farm Outreach 
c/o MCO & Associates, Inc. 

62 Green Road 
Bolton, MA 01740 

(978) 779-0113 



Bellow's Farm Outreach 
Acton, Massachusetts 

Introduction 

We are please to announce the upcoming availability of six homes in Acton to be sold to moderate income, 
first time homebuyers. These homes are made available tiirough a collaboration of efforts between 
Bellows Farm LLC, the Acton Community Housmg Corporation (ACHC), the Town of Acton and the 
Commonwealth ofMassachusetts Department of Housing & Community Development (DHCD), The 
homes are to be sold in accordance with the DHCD's Local Initiative Program. 

The homes are going to be acquired throughout tlie Town of Acton over the coming months and will then 
resold through tliis program for only $94,500. The homes will be distributed through a lottery process to 
famiUes witli an annual household income of less than $45,300. It is truly an opportimity of a lifetime. 

Attached is all ofthe information you will need to ensure lh.at you meet the prcgram qualifications as well 
as tlie forms you will need to participate in the lottery for tlie homes. 

All applications must be dropped off at the Acton Housing Authoritj^ located at 68 Windsor Avenue in 
Acton by September 17, 1998 . Applications can also be mailed to Bellows Farm Outreach c/o MCO & 
Associates, 62 Green Road, Bolton, MA 01740. Any mailed applicarions wj/5/Ae po^-rnarked by 
September 17, 1998 to he mnsidered. {llie'lotieryi has beejt sch 

Please review the attached information to make sure you qualify for the program. To answer questions we 
will be holding a Public Information Meeting at the Acton Town Hall, Room 204 at 6:30PM on September 
10, 1998. At this meeting we can ans\ver all of your q\iestions and help you complete the application if 
needed. 

Please caU MCO & Associates at 978-779-0113 to make a reservation for the Public Information Meeting 
if you are planning to attend 

Thank you for requesting the information and we wish you luck in the lottery process. 



Bellows Farm Outreach 
Aclon, Massachusetis 

The [.oral Iniliaiive. Program il.lP} 

What is the LIP? 

Tlie Local Initiative Program crciites a partnership that uses stale, local and privaie resources to provide quality, affordable 
homes to income-eligible home buyers. 

What makes prospective buyers eligible for LIP? 

Prospective buyers must: 
• Have au annual household income not exceeding $45,300.00 
• Be a fii-st-Ume home buyer or not liaved owned a home as a principal residence for a peiiod of at least lliree (3) years. 
• Allowable a5.y(?W shall not exceed $30,000. 
• Families of 4 or more will be given a preference. 

What are the benefits of the LIP to prospective buyers? 

• Reduced home prices 
• Tlie oppuitunity to purchase a tliree bedroom home in Acton for only $94,500. 

• 6 Homes will be acquiretl tliroughout Acton for distribution through this special prograin 
• Variety of financing programs 

Are there any restrictions? 

Yes, Deed restrictions arc used to maintain the affordability of the home for future buyers wliile pennitdng the owner and to share in 
tlie appreciation of Uie home. Specifically, a discount rate (the percentage difference in the LIP price and the appraised value of die 
home) is established by Deed Rider and this will stay witii tlie home in peqietuity. 

For exaiijple, assuine a LIP price of $94,500 and the appraised value of $205,000. The discount rate would be approximately 54%. If 
the original buyer decides to sell the home in 5 years and the appraised value of the home has increased to $250,000; under the LIP this 
price would l>e discounted the same 54%, and the price would be set at $115,000 and be sold to an income eligible homebuyer. 

What is the minimum income necessary to purciiase a home? 

The niimmum income required is based solely on the prospective buyers ability to obtain a mortgage. Based on the current interest 
rates of approximately 7.5%, a home purchased for $94,500 with a 5% down payment ($4,725) would have a total montiily expense of 
approximately $880.00. Tliis would require a minimum aiuiual income of approximately $32,000, This could be reduced further if a 
liigher down payment is used. (See attached "Affordability Analysis" for additional infonnation.) 

What is the selection process? 

The homes are disaibuted tiirough a lottery process. However, there will be preferences for "local residents", families and minorities, 
Tlie number of homes to tiie pai'ticular groups is established by the Dapartment of Housing & Community Development (DHCD). 
(See attached "lottery Process" for additional information.) 

Is there anything else I should know? 

It is necessary to complete and submit an ajjplication: 

I.ncnlinn for Drop Off To Mail 
Acton Housing Autiiority Bellows Farm Outreach 
68 Windsor Avenue c/o MCO & ASSOCIATES 
Acton, M-^ 01740 62 Green Road 

Bolton, M/V 01740 

To obtain an api)lication or to have any other questions answered please Ciill Mark O'Hagan of MCO & Associates at 978-779-0113. 



Bellows Farm Outreach 
Acton, Massachusetts 

Lottery Process 

Due to die nature of the availability of the affordable homes it is important for everyone to under the 
procedure. 

Lottery Pools 

There will be a minimum of six (6) homes that are to be made available in Acton tiirougli the Bellows Farm 
Outreach. The six homes are to be distributed to through three lottery pools which will be designated a 
certain number of homes. These include: 

Pool Oualifications Number of Homes 

Minority Minority Applicants 1 

Local Applicants which must meet local residency requirements 4 
(See attached Local Preference Guidelines) 

Rest-of-State All applicants (Includes Local & Minority) 

Applicants will be in all the pools they qualify for. For example, a local, minority applicant would 
participant in the minority pool, the local pool and the rest-of state pool and have three opportunities to be 
selected. Local applicants would liave two opportunities with the Icol and rest-of-state pools. (Also, orie^ ___̂  
(of the available homes is tobe dis^Ebutedlo aliahdicapped ftfmily. jThe liandicapped applicant willreceivel 

V!prefer(Sioe in wluch'ever category tiiey fall withih."^^ ,_-J 

All of die appbcants for a given pool will be pulled at the time of tiie lottery. This will establish tiie 
rankings for tiie distribution of the homes. For example, if tiiere are 40 local applicants, tiie first 4 would 
have a chance at a home, and the remaining 36 applicants would establish the waiting list if any of the first 
4 drop out for some reason. 

Family Preference 

Since all ofthe homes are to be three bedrooms, in all cases, preference will be given to households of four 
or more people. Households of smaller size will not have tiie opportunity to purchase a home unless all 
famiUes of four or more have had an opportunity to purchase. 

Time Frames 

Tlie homes are going to be acquired on the open market in Acton and then rehabbed as needed prior to sale 
through the lottery process,_Since the process of acquiring the 6 homes will span months,(̂ tHe triitial lottery 

(-results wiUdiiry be vaUd for the period of diie year from the date ofthe Iqttervr^If after mie_V-ear there are~) 
gtUfhoihes to~bedistril3tited,'additi"6tiaJbutreacliwiir-b^^ 
%vill'eŝ 5entially redo the wSble process and^estabUsh new'listiiigs, "Applic^rtsTemaimng from tiie first 
lottery will be included in the second as long as there where no material changes to application data. 

AppUcants must also understand tiiat the final ofTicial income verifications wUl be done at tiie time you 
would have an opportunity to purciiase a home. Meaning, if eight months after tiie initial lottery you liave 
the opportunity to purchase a home and you are tiien over income you may not be able to purciiase. 



Acceptance of Homes . 

It is anticipated that the homes will be acquired in Acton in the range of $ 190,000 to $225,000. Tiiese 
homes will then be cleaned, and any reqiured work will be done prior to sale. Tlie sale price for buyers 
tiirough the LIP program is currentiy $94,500 for a three bedroom home. 

Tliis is a tremendous opportunity for appUcants, but is important to understand that these are not new 
homes and you may want to makes improvements in the fiitiire. There may be capes, colonials, ranches. 
Some homes may have garages, others not. Some locations or neighborhoods may be more desirable than 
otiiers. Right now we cannot predict what wiU come available nor will we be able to in tiie fiiture. What is 
very important for appUcant^to understand is tiiat yoji \villjiot have aj:hpiqe.CIf ^Kome is^elected for) 

^purchaseTaM approved by DHCD a^^ the available' 
'{ home.) You wH not be able "pass" and wait for the next home. Ifyou choose not to take the home you viill 

go to the bottom of the Ust and most likely not have anotiier opportunity. 

Summary 

We hope this helps explain tiie process by which tiie homes will be distributed. It can be a lengthy and 
sometimes complicatal process. We greatiy appreciate your participation and we wish you the best of luck 
in the lottery. 

file:///villjiot


Bellows F a r m Outreach 
Acton, Massachusetts 

Local Preference Guidelines 

Established by Acton Community Housing Corporation 

Local preference is given to people who meet one or more ofthe following criteria: 

1. Employed by the Town of Acton, Acton-Bo.xborough Regional School District or 
Acton Water Distiict 

2. Current Acton Resident 

3. Child of Current Acton Resident 

4. Employee Working in Acton 

IN ALL CASES APPLICANTS MUST BE A FIRST TIME HOMEBUYER!! 



Bellows Farm Outreach 
Aclon, Mas.^achusetts 

The First Home 

The first home to be distt-ibuted tiirough Bellows Farm Outreach and tiie LIP is located at 365 Cential 
Street in Acton. This is a 3 bedroom Cape style home with an attached one car garage. 

For reference, tiie real estate listing sheet is attached for your review. We have scheduled two dates prior to 
the lottery when you may xaew the home. These are the only times you will be able to access the house so 
please try and make one on the scheduled Open Houses. 

Sattirday, September 12, 1998 from 1 to 4PM 
Sunday, September 13, 1998 from 1 to 4PM 
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Planning Board 

TOWN OF ACTON 
472 Main Street 

Acton, Massachusetts, 01720 
Telephone (508) 264-9636 

Fax (508) 264-9630 
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AMENDMENT #6 
OF DECISION 95-7 

Bellows Farm - Phased It. III. IV 

June 15, 1999 

This is an amendment by the Planning Board (hereinafter the Board) of its Definitive Subdivision 
Approval and PCRC Special Permit decision, dated August 28, 1995, and previously amended on 
June 12, 1996, September 11, 1996, February 4, 1997, March 13, 1998, and April 13, 1998 
(hereinafter the Original Decision). The Board makes this amendment in accordance with section 
4.6 of the Original Decision upon the request of the Applicant and based on the recommendation 
of the Acton Community Housing Corporation (ACHC). 

The Applicant, Bellows Famri, LLC, presented the request for this amendment to the Board in a 
letter to the Board, dated June 10, 1999. Said letter is accompanied with a statement of the 
support signed by the ACHC President. The Board discussed the matter at its regular meeting on 
June 14, 1999. Board members Richard M. Croswell (Chairman), Christopher S. Tolley (Vice 
Chairman), Patrick E. Halm (Clerk), Joshua C. Chernin, Walter F. Foster, Lauren Rosenzweig, 
Ken Sghia-Hughes, and Associate Member Edwin Pearson were present for the discussion. 
Attorney Steven R. Graham attended on the Applicant's behalf. Mr. Kevin McManus and Ms. 
Naomi McManus attended the meeting on behalf of the ACHC. The minutes of the meeting and 
submissions on which this decision is based upon may be referred to in the Planning Department 
or the Town Clerk's office at the Acton Town Hall. 

1 EXHIBITS 

1.1 Letter to the Board from the Applicant, dated June 10, 1999. 

1.2 Statement of support from the ACHC, signed by its President on the Applicant's letter. 

1.3 IDC from the Town Planner, dated June 11,1999. 

1.4 The Original Decision as amended. 

2 FINDINGS AND CONCLUSIONS 

2.1 The original decision, as modified in Amendment #5, sets forth the ways and means by 
which a minimum of six off-site affordable dwelling units shall be provided in the connection 
with the development of Bellows Farm Phases II, III, IV. Amendment #5 contains a 
schedule for building permits in the Bellows Farm project. According to this schedule the 
Applicant must build or rehab specified numbers of off-site affordable units and prepare 
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them ready for occupancy before the issuance of specified building permits in the Bellows 
arm project. The Applicant holds, a so-called Subsidy Fund that is bonded with the Board to 
further secure the delivery of the affordable units to qualified buyers. 

2.2 The Applicant made representation to the Board that three affordable units have thus far 
been delivered to qualified buyers. The applicant stated furthermore, that in the present 
climate of soaring housing prices it is becoming increasing difficult to find suitable housing 
units quickly. The Applicant stated that he will proceed with the program and that, in fact, 
three potentially suitable units have been identified recently. However, based on the 
experience with the three units already on line, the time required from a Purchase and Sale 
Agreement to providing ready units is 3-4 months. The ACHC confirmed the foregoing 
statements of fact. 

2.3 The applicant and his assigns have obtained 76 building permits in Bellows Farm to date. 
According to the schedule in Amendment #5, no building permits beyond 79 may be issued 
unless the 4"̂  affordable unit is ready for occupancy. The Applicant is now requesting relief 
from this building permit schedule so as to allow construction in Bellows Farm to proceed 
while he continues to work on providing the required number of affordable units. 

2.4 Following consideration of the matter the Board concluded that this amendment would be 
minor in nature and does not require a public hearing. 

3 BOARD ACTION 

Therefore, the Board voted at its meeting on June 14, 1999 to further amend its Original Decision 
by deleting paragraph 3.6 of Amendment #5 and replacing it with the following new paragraph: 

3.6 Schedule for providing affordable dwelling units: 

3.6.1 The 1"" through the 3'** affordable units shall be ready for occupancy by a qualified 
purchaser (meaning occupancy permits issued, deed restrictions recorded, and 
where applicable LIP certification issued by the State) before the issuance of 
building permits required for units at Bellows Farm Phases II, III, and IV in 
accordance with the following schedule: 

• The 1^' affordable unit before the issuance of the 50*̂  building permit; 

• The 2"*̂  affordable Unit before the issuance of the 60"^ building permit; 

• The Z"̂  affordable unit before the issuance of the 70*" building permit; 

3.6.2 Before the issuance of the 80"" building permit in Bellows Farm Phases II, III, and IV 
the Applicant shall have entered a Purchase and Sale Agreement on the prospective 
4* affordable unit and the ACHC shall have certified to the Board that said unit 
meets its selection criteria for prospective affordable housing units. 

3.6.3 The 4" ,̂ 5""' and Q̂^ affordable units shall be ready for occupancy by a qualified 
purchaser (as such term is defined above) before the issuance of the 105"̂  building 
permit at Bellows Farm Phases II, III, and IV. 

3.6.4 Any additional affordable units shall be ready for occupancy by a qualified purchaser 
(as defined) as soon as possible thereafter. 

Except as amended herein the Original Decision shall remain in full force and effect. 

Amendment #6 of Decision 95-7, Bellows Farni - Phases II, III & IV, June 15, 1999 Page 2 of 3 



The Town of Acton Planning Board 
Signed on behalf of the Acton Planning Board 

au^ ̂ y j y ^ -
Roland Bartl, AlCP, Town Planner 
for the Town of Acton Planning Board 

Copies furnished: 

Applicant - certified mail # z.o'^'3>'^i*'2-°^'=>l 
Building Commissioner 
Health Director 
Town Clerk 
Town Manager 
Assistant Assessor 
ACHC^-^ 
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ACTON COJVIMUNITY HOUSING CORPORATION 
P.O. Box 681 

Acton, MA 01720 
(978) 263-4776 

October 12, 1999 

Acton Planning Board 
Town Hall 
Acton, MA 

Dear Planning Board members: 

I ara writing on behalf of the Acton Community Housing Corporation to clarify an issue 
that has surfaced in regard to the off-site affordable housing program that is being 
provided by the developer of Bellows Farm, Ron Peabody. As you recall, the Planning 
Board's original decision required 5 affordable housing units be constructed on site at 
Bellows Farm. Subsequently, the decision was amended to allow the developer to 
provide 6 units off-site as an alternative. This decision was made at the request ofthe 
developer and the ACHC due to the dramatic increases in market home prices and condo 
fees in the Bellows Farm subdivision. It was felt that the projected condo fees in excess 
of $100 a month would render the "affordability" of home ownership difficult at best. 
After a public hearing, the Planning Board concurred and amended the decision to allow 
the off site affordable units. 

Our question to the Planning Board is for the precise definition of "handicapped 
accessibility" as it relates to a condition set forth in the Planning Board's Bellows Farm 
decision #95-7, filed on August 28, 1995. Condition 3.3.3 of that decision states the 
following: "One ofthe $94,500 units shall be constructed to be accessible for persons 
with disabilities in accordance with the requirements ofthe Massachusetts Architectural 
Access Board. If permitted under applicable laws and regulations, this unit shall first be 
offered for sale to persons with disabilities and households with persons with 
disabilities." 

At this time, the developer, Ron Peabody, has completed the purchase and sale of 5 ofthe 
6 affordable units at scattered sites throughout the town and is now at the point of 
providing the "handicapped accessible" unit. Since this is a local requirement, it must 
meet the criteria intended by the Plarming Board and does not fall under the jurisdiction 
ofthe state Department of Housing and Community Development. We are turning to you 
for clarification of your intent. The definition will determine whether an existing home 
can be renovated to meet these requirements or whether new construction is the only 
feasible method. 



We do not currently have an existing home identified that could meet the handicapped 
requirements, as we understand them. We anticipate the developer's need to provide such 
a unit in the near future since his procurement of building permits is tied to the provision 
of these units. 

At your earliest convenience, we would request a written definition of "accessible for 
persons with disabilities in accordance with the requirements ofthe Massachusetts 
Architectural Access Board." 

Thank you for your cooperation. 

Sincerely, 

Nancy E. Tavemier, Chair 
Acton Community Housing Corporation 

cc Town Manager 
Board of Selectmen 
Ron Peabody 
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ACTON COMMUNITY HOUSING CORPORATION 
P.O. BOX 681 

ACTON, MA 01720 
(978) 263-4776 

October 21, 1999 

Ron Peabody 
Bellows Fami, LLC 
178 Great Rd. 
Acton, MA 

Dear Ron: 

Members ofthe ACHC met today with your consultant Mark O'Hagan to discuss tliree 
issues: the Bellows Fann handicapped unif the approval process for 100 Willow St, and 
the Harris St. project 

On the issue ofthe Bellows Farm handicapped unit the members agreed to the following 
actions. 

I. Pending information from the Planning Board to the contrary, tlie ACHC assumes 
that the definition of a "handicapped unit" requires compliance with the standards set 
by the Massachusetts Architectural Access Board. 

2. None ofthe 5 units purchased by you under the Outreach Program were qualified to 
be handica 
standards. 
be handicapped accessible. The 6 ' unit ofthis program, therefore, must meet those 

3. It is our understanding that you intend to build a 3-bedroom unit that would meet the 
requirements for accessibility. 

4. Because the one-year lottery period for Bellows Fann expired on September 24, 1999 
before a handicapped unit was identified, a new lottery will be required for that unit 

5. The 6*̂^ unit is designated for Local Preference and we expect that it will be offered 
first to a Local Handicapped family. Local Preference is defined by ACHC as one 
who is: 

• A resident of Acton or, 
• An Employee of town, schools or water district or, 
• Someone employed in the town or 
• A Child of an Acton resident 
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6. Should the Lottery not identify a Local Handicapped family, we expect that a non-
handicapped local family will then be offered the unit. Should no local fam ily be 
identified, then it may go to a non-local handicapped family. 

7. The unit should be constructed as a handicapped accessible unit even ifthe first 
buyers are not themselves in need ofsuch a design. Because the unit stays affordable 
into perpetuity, this vvould place a handicapped unit permanently in the local 
affordable housing program. We urge you to work closely with the town Building 
Department to assure common understanding ofthe handicapped requirements. 

We look forward to the completion ofthe Bellows Farm Outreach program. Thank you 
again for your cooperation with the ACHC. 

Sincerelv, 

Nancy E. Tavemier, Chair 
ACHC 

cc Board of Selectmen 
Planning Board 



Bellows Farm Outreach 
C/o MCO <£ .4ssoci(nes, Inc 

62 Green Road 
Bolton, MA 01740 

To: P.oland Banl 

Acton Town Planner 

From: MarkOHjgan 

Dale: Aug-dst 11,2000 

Rc: Information Requests - Bdbws Farm CXitreach 

Anaclied please find a letter ftom .Miî 'aai Bobadilla, Diisctcr of State Homcowncrsliip Programs for the 
Dcpartmait of Housmg & Communily Dei'elopmem (DHCD) winch clarifies that DHCD no longer issues 
Loan Term Certificates for LIP units. 

PIcssc 8d(J tills to yoiir files as it relates to the "clicck lisl" for Bcllow.s Faniis laiil rclcasi; procedures as 
well as Harris Village and Westade Vilkjge unit releases, 

If you have any question.*; jiricasc feci free to call me at 978-779-0113, 

Cc: B. Mc.Vlaims, ACHC 
S. Grakim. Grjhara £ Harsip 



08, '24/00 09:44 FAX 9787796498 MCO&ASSOCIATES 12)02 

DEPARTMENT OF 
HOUSING & 
COMMUNITY 
DEVELOPMENT 

:"i"£ :':., Argeo Paul Cellucci, Ciovenior 
' I i ^ T Jane Swifl, Liciitcnant Govemor 

•!!,'l5# J?.!ie Wallis Gumble, Dircutor 

August 10,2000 

Mr. Mark C. O'Hagan 
MCO & .A.ssociates 
62 Green Road 
Bolton, MA 01740 

Re: Local Initiative Program Units -- Bellow.s Farm Outreach 

Dear Mr. O'Hagan: 

This letter will memorialize the details of our recent telephone conversation, during which I 
explained to you lhat DHCD no longer issues Loan Term Certificates for units created under ths 
Local Initiative Prograni. Instead, DHCD has consolidated the key information trom the I^an 
Term Certificate into another document -- the Discount Rate Certificate. As a matter of procedure, 
a separate Discoimt Rate Certificate will he issued for each affordable unit as the individual units 
are sold to qualified buyers. 

I hope this clarifies the Department's curreni procedures for handling Local Initiative Program 
units. Please feel tree to call ms ifl can be of further af5sistance. 

Sincerely, .- ,, 

-yy'LZuA^pp pza'777 Me"^'^^. 
'Mifyamt'Bobadilla ' ^ / 
D/rcttor 
State Homeovmership Prcgrajtis 

One Congress Sircci 
Bo.'slun, Ma-iSithusetf. 02114 



TOWN OF ACTON 
472 Main Street 

Acton, Massachusetts 01720 
Telephone (978) 264-9636 

Fax (978) 264-9630 

Planning Department 

May 19,2000 

Ms. Naomi E. McManus 
Acton Community Housing Corporation 
P.O. Box 681 
Acton, MA 01720 

Mr. Mark O'Hagan 
MCO & Associates 
62 Green Road 
Bolton, MA 01740 

Mr. Steven R. Graham 
Graham & Harsip, P.C. 
289 Great Road 
Acton, MA 01720 

Ronald B. Peabody 
Northwest Development, LLC 
P.O. Box 657 
Acton, MA 01720 

Re: Bellows Farm Affordable Units - Documentation Update 

To all concerned: 

Recently, Steve sent me a thick package of documents that helped supplement the missing 
links in my off-site affordable units' files. Thank you, Steve! In early May, Betty asked for document 
as well. What I have, goes to her as enclosures with her copy of this letter. 

Attached with this to all of you are my updated checklists for each of the first 5 units. I had 
circulated the original checklist on 10/29/99. The same checklist will apply to the 6'̂  and final unit at 
Conant Street, with the addition that I will require a restriction that gives income qualified persons 
with disabilities top preference at the time of resale. 

As previously, a checkmark in the box means that I am in possession ofthe information. A 
blank box means that it is still missing from my files. Please provide me with the missing 
documents for the first 5 units as soon as possible. Also, please keep track of and copy me on all 
documents for the 6"̂  unit as soon as they are available - executed and/or recorded, as applicable. 
This would make it easier for all of us, rather than chasing things down after the fact. Note, that 

; Page 1 of2 



Ron will not receive any further bond reductions until all documents for all 6 units are in my 
possession. 

Finally, I have a specific question concerning the lender's consent declaration to the DHCD 
regulatory agreement. I do not have it for any of the units. On several of the unit agreements is a 
note that there is no lender. It seems rather odd that a qualified first time affordable homebuyer 
would be able to purchase a unit without a mortgage. Can anyone of you shed some light on this 
for me? 

As always, I thank you for your cooperation. 

Sincerely, 

Roland Bartl, AlCP 
Town Planner 

Cc: Don P. Johnson, Town Manager 
Planning Board 
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ACTON COMMUNITY HOUSING CORPORATION 
P.O. BOX681 

ACTON, MA 01720 
(978) 263-4776 

May 5,2000 

Mr. Mark O'Hagan 
MCO & Associates 
62 Green Road 
Bolton, MA 01740 

Dear Mark: 

In reviewing the documentation on each ofthe five (5) homes purchased by First Time Homebuyers 
under the Bellows Farm Outreach L ^ Program the ACHC is missing the following; 

365 Cei^aLStreet,^^ ' 
(5eed Ride^ Confirmation of Recording, Bank Certification of buyers 
income at time of closing 

668 Mass Avgiue ^^•^ ujielt OUA.J.̂  ^^^^ctr^e^^ 
)eedRi^^DHCD's approval of Loan Term Certificate, Confirmation of Recording, 

Bank Certification of buyers incomp at time of closing 

a.S/tc,-/4u{ 

101 Stow Street ^ ^ ' S ^ ^ '<<::&V»^e*<: 

egulatory Agreerog^ Confirmation of Recordin: 
omebuyers, applicauon oiFi 

.Deed Rii 
Time 

^Ta5h uertTTicatio 
40 Nylander Way 

appjjr.Htinn ftf First 

First Time Homebuvers.{DHCD's approval of Loan 
Bank Certification of buyers income at time of closing 

egulatory Agreeme^(^eed Ridgy) DHCD's approval of Loan Term Certificate, 
Confirmation of Recording, application of First Time Homebuyers, Bank Certification of 
buyers income at time of closing J ^ti c/(^^J a^ ^^c^ MA^ 

100 WillowStreel ^ ^ ^ .̂ ^^-^ ' 
gguiatory Agreein^^i^eed Rid^ DHCD's approval of Loan Term Certificate, 

Confirmation of Retordingi appTication of First Time Homebuyer, Bank Certification of 
buyers income at time of closing 

I will contact Roland Bartl to see if he has any ofthe missing documentation which has been forwarded 
to the Town by DHCD br by the developer's legal counsel. 

Sincerely, 

Naomi E. McManus 
Clerk, ACHC 

cc: Roland Bartl, Town Planner 
Ron Peabody 
Steve Graham, Bellows Farm Legal Counsel 



Affordable unit: 3 / S ' _ / S ^ c ^ ^ S h e ^ i -

0 ACHC agreement with unit choice 

[ M Deed from Northwest to qualified buyer - recorded copy 

S DHCD regulatory agreement - completed, recorded copy 

\SL DHCD LIP deed rider - completed, recorded copy 

D DHCD discount rate - completed recorded copy 

D DHCD loan term certificate - completed copy 

l A / a ' ^ J ^ DHCD waiver for condo unit at $94,500 (if applicable) -completed, recorded copy 

D DHCD MEPA ENF Certification-completed copy 

D Lender's consent to regulatory agreement - completed, recorded copy 

0 Itemization of cost to Northwest (other than normal carrying costs) with documentation (closing 
documents, invoices, etc.) 

D Town Certification to DHCD that unit meets LIP program guidelines for inclusion in subsidized 
housing inventory. 



/ / ?? H CLS.<i U. a - L . ' ^ 6 ^ l^Y~ Affordable unit: P b (S / l C L ^ ^ u. ^ L U ^ ' J ^ ^ b, ^̂  ^>r -<^ 

0 ACHC agreement with unit choice 

\ ^ Deed from Northwest to qualified buyer - recorded copy 

M DHCD regulatory agreement - completed, recorded copy 

0 DHCD LIP deed rider - completed, recorded copy 

D DHCD discount rate - completed recorded copy 

D DHCD loan term certificate - completed copy 

1/L/CL ^ DHCD waiver for condo unit at $94,500 (if applicable) -completed, recorded copy 

D DHCD MEPA ENF Certification -completed copy 

D Lender's consent to regulatory agreement - completed, recorded copy 

H Itemization of cost to Northwest (other than normal carrying costs) with documentation (closing 
documents, invoices, etc.) 

D Town Certification to DHCD that unit meets LIP program guidelines for inclusion in subsidized 
housing inventory. 



Affordable unit / O / S/T^w- ftv^<./-

0 ACHC agreement with unit choice 

H Deed from Northwest to qualified buyer - recorded copy 

0 DHCD regulatory agreement - completed, recorded copy 

M DHCD LIP deed rider - completed, recorded copy 

D I DHCD discount rate - completed recorded copy 

DHCD loan term certificate - completed copy 

DHCD waiver for condo unit at $94,500 (if applicable) -completed, recorded copy 

W DHCD MEPA ENF Certification -completed copy 

\ D Lender's consent to regulatory agreement-completed, recorded copy / ^ ' ^ ^ ^ ««,<:::,<.- [ ^ J 

\J. X 

d Itemization of cost to Northwest (other than normal carrying costs) with documentation (closing 
documents, invoices, etc.) 

D Town Certification to DHCD that unit meets LIP program guidelines for inclusion in subsidized 
housing inventory. 



Affordable unit: ^ 0 A A / ' ^ U ^ oJ^u 

J ^ ^ 
H ACHC agreement with unit choice 

0 Deed from Northwest to qualified buyer - recorded copy 

0 DHCD regulatory agreement - completed, recorded copy 

n DHCD LIP deed rider - completed, recorded copy 

D DHCD discount rate - completed recorded copy 

D DHCD loan term certificate - completed copy 

S^ DHCD waiver for condo unit at $94,500 (if applicable) -completed, recorded copy 

[ y DHCD MEPA ENF Certification -completed copy 
7 n Lender's consent to regulatory agreement - completed, recorded copy f Cuo •y<!^a>ucJ^ ^ ^ 

0 Itemization of cost to Northwest (other than normal carrying costs) with documentation (closing 
documents, invoices, etc.) 

D Town Certification to DHCD that unit meets LIP program guidelines for inclusion in subsidized 
housing inventory. 



Affordable unit: /m ^li^ fty,. 

0 ACHC agreement.with unit choice 

0 Deed from Northwest to qualified buyer - recorded copy 

0 DHCD regulatory agreement - completed, recorded copy 

0 DHCD LIP deed rider - completed, recorded copy 

[M DHCD discount rate - completed recorded copy 

D DHCD loan term certificate - completed copy 

. A^jL--^^ ̂  DHCD waiver for condo unit at $94,500 (if applicable) -completed, recorded copy 

B^ DHCD MEPA ENF Certification -completed copy ' 

_ D Lender's consent to regulatory agreement - completed, recorded copy [ Cco ycj^c*u C oL^ : ? , 

D Itemization of cost to Northwest (other than normal carrying costs) with documentation (closing 
documents, invoices, etc.) 

D Town Certification to DHCD that unit meets LIP program guidelines for inclusion in subsidized 
housing inventory. 


