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GENERAL INFORMATION  

West Concord Development LLC and the Town of Concord have worked together to develop a 
brand new multi-family housing development for Concord: Concord Mews.  This community will 
consist of 350 luxury apartment units in eleven three-story residential buildings and 42 two-story 
townhomes.  The community will contain 132 one bedroom units (38% of the total unit count) and 
194 two bedroom units (55%), and 24 three bedroom units (7%) with an average unit size of 1,098 
square feet.  In accordance with Condition 3 of the comprehensive permit, the community is being 
developed as rental apartment homes.   

Concord Mews provides affordable housing options to the community, incorporating 88 apartment 
homes which will be designated as affordable rate units.  These units are proportionate among one-, 
two-, and three-bedroom apartments, as described in Condition 3 of the comprehensive permit.  The 
units are uniformly distributed amongst all the residential buildings, and there are no distinctions in 
finishes between the market rate and the affordable rate units, also in accordance with the provisions 
set forth in Condition 3 of the comprehensive permit.   

The anticipated delivery of the 88 affordable units will begin approximately 13 months after the start 
of construction and continue through project completion at month 25.  Completion and delivery of 
these units corresponds to the general turn over schedule for the entire community, as they are 
distributed evenly throughout the residential buildings as described in Condition 3 of the 
comprehensive permit.  To the extent that residential building turn over allows, diligent efforts will be 
made to ensure that 25% of the total apartment rentals will be affordable units in accordance with 
Condition 3 of the comprehensive permit.  This ratio will certainly be achieved over the life of the 
community’s leasing as affordable housing comprises 25% of the community.  In no way will these 
units be singled out for rental en masse at the start or conclusion of the community lease up, rather, 
they will be rented alongside the market rate units as availability dictates.   

The affordable housing units will be rented to households with incomes at or below 80% of the area’s 
median income. The rents, however, will be calculated according to 70% of the area’s median income.  
For the affordable apartments in the three-story residential buildings, the rents will be $1,203, $1,339, 
and $1,471* for one bedroom, two bedroom, and three bedroom apartments, respectively.  For the 
affordable apartments in the two-story townhomes, the rents will be $1,316 and $1,444 for the two 
bedroom and three bedroom apartments, respectively.  There is free surface parking for all units.  
Garage parking spaces will cost an additional $150/mo for either affordable or market rate units. 

Adjustments for Standard Utility Allowances are based on utilities allowances published by the 
Southwest Middlesex Opportunity Council (SMOC) which covers a region which includes 
Concord, Acton, Sudbury and Maynard.  Please see the attached spreadsheet for how these initial rents 
were calculated.        

These determinations meet the guidelines set forth in Condition 3 of the comprehensive permit.  The 
affordable units will continue to be part of the Concord Mews community, once completed.  

The Concord Mews community center will offer an amenity package that meets the regional 
expectations in the marketplace for new development.  In addition to an inviting club room complete 
with fireplace, kitchenette, and entertainment center with a television, DVD and home theater 
surround sound, there is an outdoor heated pool with spacious sundeck, fitness center and business 
center offering internet service as well as fax and copier use.  Two “tot lot” playgrounds complete the 
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common area amenity package.  There will be 66 attached garage parking spaces in the three-story 
buildings, each with direct access for the renting resident.  The townhomes have available one- and 
two-car garages.  A grand total of 576 surface parking spaces will be available, making a total average 
of approximately 2.0 spaces per unit.   

At this time, we anticipate that Concord Mews will be professionally managed by Riverstone 
Residential Group.  Riverstone Residential Group is the largest independently held property 
management company in the nation, with over 190 managed communities across the United States.  
The local regional team is based in Dedham, MA, enabling it to effectively support the on-site 
management team.  

 
CLUBHOUSE AND COMMUNITY  

 

The entry into Concord Mews will be inviting, with manicured lawns bordered by the natural beauty 
of the wooded landscape.   

The residential building exteriors will feature distinctive architecture, incorporating private balconies 
and patios, dormers to enhance the roof lines and a varying color scheme by building to add visual 
interest to the entire community.  The clubhouse is the focal point of the entry driveway, with parking 
for the leasing center.  The clubhouse will feature: 
 
• Social Great Room with plush seating, fireplace, built-in shelving and window seat, 

kitchenette with serving bar, television with surround sound. 
• Resort-style heated swimming pool with large sundeck.   
• Resident Business Center with computer work stations, high-speed internet access, printer, 

copier and fax machine.  
• 24-hour state-of-the-art Fitness Facility custom designed for strength and cardio-aerobic 

benefit.  
• Community “Tot Lot” playgrounds   

 

Thoughtfully designed floor plans welcome the resident upon entry to the buildings. Multiple floor 
plan varieties are offered to choose from.  Distinctive interior amenities include: 
 
• Washer and dryer in each unit 
• Fully applianced kitchens 
• Open, contemporary kitchens with islands or bar tops 
• Balcony or patio 
• Central heat and air conditioning 
• Generous walk in closets 
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 ELIGIBILITY REQUIREMENTS 
 
To be eligible to rent an affordable apartment unit, annual income and assets must fall below the 
maximum levels as described below.  There is no minimum income set forth in the program 
guidelines, although an applicant's income must be sufficient to afford the rent according to the 
guidelines specified by the operating management company (see attached sample of Applicant 
Screening Criteria).  

Maximum Income  

To be eligible, the combined annual income of all income earning members in the household, from all 
income sources, must be at or below eighty percent of the area median income for the local area, as 
defined by HUD.  Income is defined as gross taxable income as reported to the IRS, in most cases.  
The data used to determine the maximum allowable income per household is based upon the 
published 2012 Income Guidelines released by HUD as may be updated from time to time.  
Following the guidelines for the Boston area, specifically the Middlesex County section of the 
Boston-Cambridge-Quincy Metropolitan Area, 80% of the area median income for Boston, MA 
translates to the following amounts (with corresponding occupancy limits):  
 
One-person household: $44,500  
Two-person household: $52,000  
Three-person household: $58,500  
Four-person household: $65,000  
Five-person household: $70,200  
Six-person household: $75,400  
 

Recertification 
 
In accordance with the 40B program guidelines, all persons residing in the affordable rate apartment 
units must recertify their income qualifications annually at the time of lease renewal.  If the residing 
person(s)  are no longer deemed eligible to participate in the affordable housing program due to their 
income status at the time of recertification, the option of remaining in the current unit at the prevailing 
market rate will be presented.  The resident(s) must then qualify for the unit based upon the market 
rate income qualifications.  Should the resident(s) decide to remain in the occupied unit, a new unit of 
similar size and floor plan shall be chosen to replace the now market priced unit in order to maintain 
the overall total number and distribution of the affordable housing program.  Should this occur, a new 
schedule detailing the distribution of affordable rent rate units shall be provided to the Board.  
Riverstone Residential Group’s on-site management team will be responsible for the yearly 
recertification of tenants of affordable rate apartments.     
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LOTTERY PROCESS 
 

A lottery process will be used, by which eligible applicants would secure a new apartment within 
the community.  The determination of applicant eligibility is subject to DHCD’s review and 
approval.  The process is as follows: 
 
Application Period 
 
From the week of March 1st thru May 1st, households will submit Lottery Applications along with all 
required income and asset documentation.  The Program Application and Required Documentation 
must be received (not postmarked) by Riverstone Residential Group by 5 pm on May 1st. 
 
During the application period, there will be an Informational Meeting at the Offices of the Planning 
Board at 6 pm on April 11th at 141 Keyes Rd in Concord, MA.  Questions about the lottery process 
and about the units and the development will be answered by members of the development team and 
SEB. 
 
Once Riverstone Residential Group has received the Program Application and Required 
Documentation, they will determine initial eligibility and compliance.  
 
If the applicant is determined to be eligible for the Lottery, they will receive an Application Number 
in the order in which their completed application was received.  The purpose of the Application 
Number is simply to keep all households names unknown when the Application Numbers are drawn 
at the lottery. 
 
Households that are deemed ineligible or incomplete by will be notified by mail (or by email if an 
email address is provided). 
 
Household Types 
 
According to the Massachusetts Department of Housing and Community Development 
guidelines: 
 

Within an applicant pool first (priority) shall be given to households requiring the 
total number of bedrooms in the unit based on the following criteria: 
 
a. There is at least one occupant and no more than two occupants per bedroom. 
b. A husband and wife, or those in a similar living arrangement, shall be 

required to share a bedroom.  Other household members may share but shall 
not be required to share a bedroom. 

c. A person described in the first sentence of (b) shall not be required to share a 
bedroom if a consequence of sharing would be a severe adverse impact on his 
or her mental or physical health and the lottery agent receives reliable 
medical documentation as to such impact of sharing. 
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For the purposes of this lottery, the following household types will be designated based on household 
size and composition to ensure proper priority is given on the Waiting Lists: 
 

TYPE A  
• All 6 person households 
• All 5 person households 

 
TYPE B  
• All 4 person households 
• 3 person household: 1 head-of-household plus 2 members 
• 3 person household: 2 heads-of-household under criteria c (described above) plus 1 

member 
 

TYPE C  
• 3 person household: 2 heads-of-household plus one member 
• 2 person household: 2 heads-of-household under criteria c (described above) 

  
TYPE D  
• 2 person household: 1 head-of-household plus one member 

  
TYPE E  
• 2 person household: 2 heads-of-household 
• 1 person household: all types 

 
The Lottery 
 
The Lottery will be held on May 9th at 6:00 pm in the Offices of the Planning Board at 141 Keyes Rd 
in Concord, MA.  Households do not need to be present for the Lottery drawings.  SEB will oversee 
the lottery process to ensure that the correct Application Numbers are entered into the correct 
drawings.   
 
There will be two lotteries, a Local Preference Lottery and a General Lottery.  For Local Preference 
households, Application Numbers are placed in both Lotteries.  For all other households, Application 
Numbers are placed only in the General Lottery. 
 
The Application Numbers of households who qualify for disabled-accessible units will be added in 
with the other Application Numbers in the Open Lottery and (when applicable) the Local Preference 
Lottery.  
 
For each Lottery, a representative from the Town will pull Application Numbers from a box.  The 
Application Numbers are randomly drawn for both of the lotteries and placed in the order drawn on a 
two Lottery Result Lists. 
 
The order drawn does not necessarily reflect the order that households will get to select units as 
Application Numbers of smaller households are mixed in with Application Numbers of appropriately 
sized households.  Regardless of the order drawn within a lottery pool, all households of appropriate 
size for each unit size will be given the opportunity to lease a unit before any smaller household.  
Additionally, households who qualify the Disabled-Accessible (DA) Units or Units for the Hearing 
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Impaired will be given the opportunity to lease a DA Unit or Unit for the Hearing Impaired before 
any households who do not qualify for a DA Unit or a Unit for the Hearing Impaired. 
 
For example: A one-person household is the first household drawn in the Lottery.  They will be given 
the first opportunity to lease a one-bedroom unit.  However, if they wish to lease a two-bedroom unit, 
they will have to wait until all appropriately sized households drawn after them in the Lottery are 
given the opportunity to lease a two-bedroom unit. 
 
The Waiting Lists 
 
To help clarify the actual order that applicants will be given the opportunity to lease units, SEB will 
create Waiting Lists from the Lottery Results List.  The Waiting Lists will be compiled immediately 
after the lottery.  Both the Lottery Results Lists and the Waiting Lists will be sent to each applicant 
after the Lottery. All Households will be notified of the results by Riverstone Residential Group. 
 
The purpose of the Waiting Lists is merely to illustrate the actual order that opportunity will be given.   
 
There will be 7 separate Waiting Lists created from the two Lottery Results List to illustrate the order 
households will choose units based unit size, household size, and need for a disabled-accessible unit.   
 
The position each household has on the Waiting Lists is determined by the order in which their 
Application Number is drawn in the Lottery relative to households of similar qualifications.  The 
households of “appropriate size” for each unit type will be the first ones taken from each Lottery 
Results Lists in the order originally drawn and will occupy the top tier of the Waiting Lists.  Smaller 
households will be added to Waiting Lists in the order originally drawn.  Similarly, households in 
need of disabled accessible unit features will occupy the top spots on the Waiting Lists for disabled-
accessible units. 
 
The top two spots on each Waiting List will be occupied by a Local Preference Household.  The third 
spot will be occupied by a household from the General List.  The fourth and fifth positions will be 
occupied by Local Preference Households.  The sixth spot will be occupied by a household from the 
General List.  The Waiting Lists will continue to be populated this way until every household has a 
position on each list for the unit types for which they applied.  This method ensures that Local 
Preference will not be given to more than 70% of the apartments but smaller local preference 
households may be given priority over larger non-local preference households on some waiting lists, 
depending on volume of applications.   
 
The 7 Waiting Lists 
 

Waiting List #1 for one-bedroom apartments 
Waiting List #2 for two-bedroom apartments  
Waiting List #3 for three-bedroom apartments 
Waiting List #4 for one-bedroom disabled-accessible apartments 
Waiting List #5 for two-bedroom disabled-accessible apartments 
Waiting List #6 for one-bedroom apartment for the Hearing Impaired 
Waiting List #7 for two-bedroom apartment for the Hearing Impaired 
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The Lease Application and Move-In 
 
Riverstone Residential Group will mail the results to every household that has an Application 
Number.   
 
Immediately after the Lottery, Riverstone will send DHCD the applicant files for all the top lottery 
households.  DHCD will begin their certification of applicant eligibility at this time and if there are 
any issues, Riverstone will have to reconcile the issues with DHCD prior to households signing 
leases.   
 
After the lottery the top households on each Waiting List will be notified at least 7 days in advance of 
their 2 day window in which they must go to the Leasing Office and complete a Lease Application.  
Failure to complete a Lease Application within the given 2 days will result in the removal of their 
Application Number from the Waiting List.  The Lease Application review will be the same review 
that applicants for market-rate apartments undergo, where factors such as Employment history, Credit 
score/reports, Former lease history, Criminal Background Screening and sufficient income are 
considered.  Background checks will meet DHCD’s Model Policy Regarding Applicant 
Screening on the Basis of Criminal Records.  In any instance where policy and procedures in 
the Riverstone Policy differ from the policy and procedures in the Model Policy, the policy and 
procedures of the Model Policy will be followed.  Co-signers nor guarantors are not allowed as only 
people who will live in the unit can sign the lease.  
 
If a household is found to be Lease eligible by the Leasing Office, they will have 48 hours to put 
down a holding deposit on an apartment and it must be an apartment size that corresponds to the 
Waiting List from which they were chosen (i.e. an applicant cannot have an appointment because of 
their high position on the 1BR Waiting List and then put down a deposit for a 2BR unit).  If they do 
not put down a holding deposit within 48 hours of being found lease eligible, they will be removed 
from the Waiting List and will no longer be able to immediately lease a unit.  As the DHCD review 
may be concurrent with the Leasing Office review, households will be able to put down holding 
deposits for a unit if they are found to be lease eligible by the leasing office but they will not be 
allowed to sign leases or move-in if DHCD determines that a household’s application is 
incomplete or ineligible.   
 
Households can put holding deposits down on units that are immediately available or for units that 
will be coming online.  As affordable units will be coming online throughout 2012, households 
selecting units with move-in dates that are more than 90 days from their date of application will need 
to undergo a second review of Affordable Housing Program eligibility within 90 days of the 
household’s move-in date.  The $500 holding deposit and will be credited to the tenant’s first month's 
rent and other move in costs.  
 
Households with positions lower on the Waiting Lists will have to wait for the removal of households 
with a higher position than them before being given an opportunity to lease a unit.   Households are 
removed from the Waiting Lists if the Leasing Office deems that they are not eligible for a lease 
based on their Lease Application, if a household fails to meet future deadlines for documentation 
submittal and lease signing, or if a household notifies the Leasing Office that they are no longer 
interested in leasing a unit at Concord Mews.  Households who are dropped from the Waiting Lists 
because of failure to meet program guidelines or deadlines may be re-added to the Waiting Lists once 
they resubmit a new Waiting List Application.   
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LOCAL AND OTHER PREFERENCES 

 
It is understood that the Town of Concord intends that 70% of the 40B affordable housing apartment 
homes are to be marketed to those applicants who are currently part of the Concord community and 
surrounding communities.  In an effort to achieve this goal, Condition 4 of the comprehensive permit 
provides for 60 units, or up to 70% of the Affordable Units be considered for local preference for the 
following categories: (a) current residents of Concord, Acton, Sudbury and Maynard, (b) employees 
of businesses located within the Towns of Concord, Acton, Sudbury or Maynard, (c) employees of 
the Towns of Concord, Acton, Sudbury and Maynard (including Public School employees, Water 
District employees, Regional High School employees, Housing Authority employees and other 
similar municipal employees), and (d) employees of Hanscom Air Force Base, which is located 
partially in Concord and shall be given preference to the extent fully allowable by local, state and 
Federal laws, as well as the regulations and guidelines set forth by DHCD.  Should the demand for 
the affordable units exceed the number of affordable apartments within the community, a lottery will 
be conducted by a qualified third party agency in accordance with Condition 4 of the comprehensive 
permit.  Should this occur, a detailed agreement outlining the lottery process shall be delivered to the 
Board for approval.   
 
West Concord Development LLC and Riverstone Residential Group do business in accordance with 
the Fair Housing Act. 
 
The Civil Rights Act of 1968, as amended by the Fair Housing Amendments Act of 1988, prohibits 
discrimination in the sale or rental of housing and in advertising the sale or rental of housing to any 
person because of race, color, religion, sex, handicap, familial status, or national origin. 
 
It has and will continue to be the policy West Concord Development LLC and Riverstone Residential 
Group to provide equal housing opportunities for all people, regardless of race, color, religion, sex, 
handicap, familial status, or national origin and all other protected classes as specified by a property's 
local jurisdiction. 
 
General Approval of Affordable Units 
 
• All applicants, whether included in the Local Preference categories listed above or not, are 

automatically in the general applicant process.  Any applicant qualifying under the program 
may not be turned away to hold vacant any apartments regardless of local preference status. 

 
• Individuals who have a financial interest in the development and their families shall not be 

eligible. 
 
Household Size  

Household size shall be appropriate for the number of bedrooms in the unit.  
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Minority Representation  

Minority households are identified in accordance with the regulatory classifications established by 
HUD: Native American or Alaskan Native; Native Hawaiian, Asian or Pacific Islander; Black or 
African-American; Hispanic/Latino; Asian; or Cape Verdean.  

Adjustments in the Local Preference Pool 
 

As stated by the Massachusetts Department of Housing and Community Development, “If the 
percentage of minorities in the local preference pool is less than the percentage of minorities in the 
surrounding HUD (U.S. Department of Housing and Urban Development) defined area, the following 
adjustments will be made to the local preference pool.  The Developer will hold a preliminary lottery 
comprised of all minority applicants who did not qualify for the local preference pool and rank the 
applicants in order of the drawing.  Minority applicants should then be added to the local preference 
pool in order of their rankings until the percentage of minority applicants in the local preference pool 
is equal to the percentage of minorities in the surrounding HUD-defined area.”  The Percent Minority 
for the Metropolitan Statistical Area of Boston is 27.0%.  This is the minimum percentage of minority 
applicants that must be in the local preference pool.  Minority applicants are defined as a person who 
is a member of the following groups:  Native American or Alaskan Native, Asian or Pacific Islander, 
Black, Hispanic, and Cape Verdean. 

Handicapped Applicant Preference  

Concord Mews offers apartment units that meet all Group One and Group Two ADA/MASS 520 
CMR requirements for the comprehensive permit. To the extent allowable by Fair Housing 
guidelines, laws and regulations, preference for these units will be offered to any applicant requiring 
the amenities offered within before those who do not. Disabled persons are entitled to request 
reasonable accommodation of rules, policies or services or to request a reasonable modification of 
the  housing. 

 

 
Post-Lottery Applicants and Compliance 
 
After the lottery, Riverstone will need to provide DHCD with the Waiting Lists determined by the 
lottery for each unit type.  After the lottery, Riverstone will be able to add applicants to the Waiting 
Lists who applied after the lottery and completed a Waiting List Application.  On a monthly basis, 
Riverstone will provide DHCD with a spreadsheet that shows the following: How many units have 
been leased, how many lottery applicants are on each waiting list, and how many post-lottery 
applicants are on each waiting list.  The approval DHCD gives for the first lottery will be 
conditional on these future reviews and DHCD will determine at a later date if future lotteries are 
necessary.  Before any post-lottery applicants are allowed to lease an affordable unit, DHCD will 
determine if the affordable units can be leased first-come, first-served, or if another lottery is 
necessary. 

 



Concord Mews 
Tenant Selection Plan 
 
 

 
Page 10 

Rental Qualifying Standards Example: 
 

 
RENTAL QUALIFYING STANDARDS 

Riverstone Residential Group does business in accordance with the Fair Housing Act.  We provide 
equal housing and service for all people regardless of race, color, religion, sex, national origin, 
handicap or familial status, or any other protected class as defined by state and local jurisdiction.  
 
Occupancy Guidelines: No more than two individuals per bedroom may occupy an apartment unit, plus 
one infant up to the age of 18 months at the time the lease is signed. 
 
Qualification Guidelines: Each person over the age of 18 must fill out an application and is considered to 
be an applicant.  Each applicant must complete an application in its entirety and all information provided 
must be true, accurate and complete, as well as verifiable.  Income plus verified credit history will be 
entered into a credit scoring system, which determines both rental eligibility and security deposit level.  
Criminal history will be verified and must meet the standards outlined below in order to be eligible to rent.  
Each applicant’s credit and criminal status will be individually evaluated; leaseholders’ income will be 
combined. 
 
Credit Worthiness: A credit report will be secured for all leaseholders to verify account credit ratings.  
The results will be entered into the credit scoring model, which determines applicant eligibility to rent and 
security deposit level.  Unfavorable accounts which will negatively influence this score include, but are not 
limited to: collection, charge off, repossession and current delinquency.  
 
Income/Employment: Gross annual income for all leaseholders is combined and entered into the credit 
scoring model.  Additional sources of income may be considered.  
 
Criminal History: A criminal background check will be conducted for each applicant.  The criminal search 
will be run for all addresses at which the applicant(s) has resided over the previous 24 months.  The 
application will be rejected for any of the following criminal related reasons that have occurred within the 
ten (10) years prior to the application date:  
  • Felony conviction 
  • Any terrorist related conviction  
  • Any illegal drug related conviction 
  • Any prostitution related conviction 
  • Any sex related conviction 
  • Any cruelty to animals related conviction 
  • Misdemeanor conviction involving crime against persons or property 
    
   
Apartment Availability: The listing of available apartments to rent is updated as each apartment becomes 
available.  This may occur at varying times throughout the day and accordingly, available listing at business 
day begin may differ from the available listing at business day end.  An apartment becomes available to 
lease when Management posts the notice in the computer, which will occur when one or all of the following 
occur: 
  • A written notice to vacate is received     
  • Keys to the apartment are received 
  • A vacancy has been validated 
Reason for not approving an application include, but are not limited to: recent bankruptcy, insufficient income, criminal 
record, household size exceeding limits, and falsification of the application information.  

 


