
 

Carlisle Housing Authority (CHA) 

Meeting Minutes 
November 14, 2016 

 

 
Present: Mark Levitan; Chair, Alan Lehotsky;Vice Chair, Steve Pearlman, Barbara Bjornson, Carolyn Ing, 
Elizabeth DeMille Barnett, Housing Coordinator. 
 

Guests: Kerry Kissinger, Selectman Liaison, Stephanie Hackbarth. 
 

Meeting Called To Order:  Mark Levitan, Chair called the meeting to order at 7:02 PM 
 

1. Old Business 
1. Till, Inc. Group Home Open House- Ms. Barnett reported that the TILL, Inc. Group Home 

Open House held on November 3, 2016 had been well attended. She noted that State 
Senator, Michael Barrett, Chair of the Senate Disabilities Caucus had said in his remarks to 
the attendees, that the group home “was a model project for the state going forward.”  Alan 
Lehotsky, Vice-Chair, reported that parents and children, of the new Carlisle residents, had 
expressed their gratitude to him for the Housing Authority’s effort, and told him that it was 
an extraordinary housing project. Mr. Lehotsky thanked Ms. Barnett for her effort on the 
project. Ms. Barnett responded that that this project had been a successful collaboration.  

  

2. Affordable Housing Forum- Steven Pearlman reported on the successful affordable housing 
forum, A Community Conversation on Housing which was held on November 5, 2016, at the 
Benfield Farms Community Room.  He noted that there were over 35 people in attendance. 
He reported that the forum presentations were divided into two sessions. The first session 
was a presentation by Mr. Lehotsky, Affordable Housing 101, a primer on affordable housing, 
which provided the background for the need for affordable housing in Carlisle as well as the 
state’s Chapter 40B law. His presentation included a scorecard as to how Carlisle currently 
stands with respect to these guidelines. The presentation included the three paths to a 
Chapter 40B “safe harbor” designation by the state: 1)  if 10% of a town’s total housing is 
affordable; 2) if a municipality has built affordable housing on 1.5% of its total developable 
land or 3) for temporary safe harbor status, if the municipality has built .5% of affordable 
housing in the last 12 months. For Carlisle, he noted that the “safe harbor” translated to nine 
units a year and that the Town’s current safe harbor expires on January 12, 2017. In answer 
to an audience question if this requirement could be negotiated, Mr. Lehotsky responded 
that there will be no fine tuning of legislation for Carlisle.  

 
The second forum session focused on Carlisle employer’s needs for housing. Douglas 
Stevenson, former Selectman, Fire Chief David Flannery, Police Chief John Fisher, and 
Geoffrey Freeman, Clark Farm owner, discussed what types of housing options would be 
beneficial to their employees. Ms. Barnett also participated in the panel.   
 
Mr. Levitan concluded that the affordable housing forum was a successful opportunity to get 
the conversation going with residents. The plan is to hold another forum in the spring. 

 

3. Accessory Apartment Bylaw- Mr. Pearlman reported that the committee to discuss 
amending the Town’s Accessory Apartment bylaw, which had been proposed immediately 
following May 2016 Annual Town Meeting, had held its first meeting. At the meeting, the 
question was raised: what is the status of the Town’s Affordable Accessory Apartment 
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program?  Mr. Lehotsky responded that state law governs this type of affordable housing, 
requiring that the homeowner pick from three potential renters selected by lottery, and 
otherwise comply with Fair Housing laws. He noted that Carlisle homeowners have not 
wanted to participate in the program, due to these requirements. 

 

3. New Business 
 

1. Southern New England American Planning Association (SNEAPA) Conference - Ms. 
Barnett reported that in October she had moderated a SNEAPA panel. While there, she 
learned about the MassHousing Workforce Housing program.  She reported that the 
program had been created to serve households earning between 61% and 120% of area 
median income who were not eligible for most subsidized housing, but still have difficulty 
paying market rents. She noted that $100 million dollars had been authorized for this 
program.  

 

2. Board of Selectman Liaison Kerry Kissinger regional housing proposal. Mr. Kissinger 
reported that the Carlisle Affordable Housing Trust (CAHT) had suggested that the Town 
needed more data before determining affordable housing needs. Mr. Lehotsky and Mr. 
Levitan responded that there was significant data in the 2015 Town of Carlisle Housing 
Production Plan. Following this, Mr. Kissinger proposed that Carlisle consider regional 
production of affordable housing with contiguous towns. He noted that if this were the case, 
Carlisle’s share of the needed 10% would only be 39 units instead of 119 affordable units. 
Mr. Kissinger based this on calculating the total number of housing units in the contingous 
towns and dividing the number of SHI affordable units in all the towns into that number. 
Mr. Levitan pointed out that the state only measures what each individual town has done 
towards the 10% goal, so there was no point in discussing this further. He also remarked that 
regionalization might limit Carlisle’s ability to control its future affordable housing 
development.  

 
3. Authorizations- The CHA authorized $25.78 for refreshments for the November 5, 2016 Forum. 

 

4. Joint meeting with the Carlisle Planning Board.  Mr. Levitan was invited by Peter Gambino, 
Chair of the Planning Board to make a presentation to the joint meeting on Inclusionary Zoning (IZ) 
Bylaw.  Mr. Levitan explained that the Planning Board would have complete oversight over the 
proposed bylaw, as subdivisions would trigger the bylaw. Under IZ, there would be a subdivision 
threshold, e.g., six lots or more, which would then require developer to set aside 10-15% of their 
proposed homes as affordable housing. A second IZ option would be a payment-in-lieu made to the 
Affordable Housing Trust.   

 
Mr. Levitan said that IZ, through either new affordable housing units and/or payments-in-lieu, 
would assist the Town’s progress toward the state mandated 10% affordable housing goal. It also 
would allow the Town to keep control of its development, maintain its rural character and provide 
housing for those in town that qualify. He noted that in the last decade, the Town had tripled the 
number of affordable housing units, but meanwhile market-rate housing continued to come on line. 
He also noted that the Housing Authority had looked at other town’s experiences with IZ. He cited 
Lincoln’s experience of adding significant monies to their development coffers. 
 
Mr. Gambino asked if Town Meeting would have a chance to discuss how the payment-in-lieu funds 
are used, and Mr. Levitan reassured him that all affordable housing investment decisions would 
need to go to Town Meeting for approval. Alan Lehotsky said that given the Community 



Carlisle Housing Authority Minutes November 14, 2016 

3 

 

Preservation Act (CPA) restrictions, it was better to use CPA money toward building affordable 
housing than to buy land; land purchased with IZ and other non-CPA funds would not be subject to 
those restrictions. Mr. Lehotsky also noted that all units at Benfield Farms are on the Department of 
Housing and Community Development Subsidized Housing Inventory because they are rentals. 
 
David Freedman, a former Planning Board Chair, was recognized by Mr. Gambino. He read from a 
statement which had been provided prior to the meeting to the Planning Board and the Carlisle 
Mosquito. He said that the Planning Board had considered this over ten years ago. His major concern 
was that IZ would increase the number of unwanted Chapter 40B developments. He also felt that 
communities such as Lincoln were not comparables. He said IZ mandated density bonuses. He also 
said that the idea of payments in lieu was contrary to the term “Inclusionary,” because instead of a 
developer including affordable units in a subdivision, IZ funds would result in building affordable 
units in one place, like a ghetto. He also said that the Planning Board would lose its ability to 
negotiate with developers with an IZ bylaw. He concluded that the proposal was not relevant to 
Carlisle. 
 
Mr. Levitan disagreed with Mr. Freedman’s assertions.  Mr. Levitan responded that the Town had 
the challenge of making progress with affordable housing  and keep control over growth. He noted 
that statewide, most developers had made payments- in-lieu rather than build units. He said if the 
Town made progress of 0.5% a year, it would have the opportunity to reject unfriendly projects.  
This would hinder rather than encourage unfriendly Chapter 40Bs.   
 
Following Mr. Levitan’s response to Mr. Freedman’s statement, the Planning Board moved on to 
the next agenda item.  The CHA returned to their own session in open meeting, to discussed how 
best to proceed.  It was decided that the Housing Authority would respond to Mr. Freedman’s 
comments in a letter.  
 
Next meeting Date: Monday, November 28, 2016 
 
The meeting adjourned at 8:56 p.m. 
 
Respectfully Submitted, Stephanie Hackbarth 
 


