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Overview
LDS was hired by the Massachusetts Department of Housing and Community
Development (“DHCD”) under the Massachusetts Downtown Initiative Program to
work with the Danvers Planning Department (“DPD”). Our work has involved touring
the downtown area, identifying vacant and/or underutilized sites, speaking with
stakeholders and providers of housing and services, examining existing supply,
examining demographics, identifying funding mechanisms, completing a report on our
findings and presenting them to the community. As part of our work, we also assisted
the DPD in applying for MHP funding for site specific pre-development assistance and
located a potential sponsor for developing 58-60 Purchase Street. A copy of the MHP
grant application is on file with Kate Day, who has been our day to day contact with
DPD.

We will present our findings to the Danvers Affordable Housing Committee and to
stakeholders in the community.

This report is reflective of the data, market conditions and conclusions considered at this
point and time. The information furnished by others is believed to be reliable.
However, no warranty is given for its accuracy.

Conclusions
Downtown Danvers provides an excellent opportunity for affordable housing
development. The planning office has worked with LDS to identify sites as well as
funding possibilities for development. The community has expressed a willingness to
work with developers on zoning and permitting solutions. Community stakeholders
would like to see additional housing in the downtown area to make it a more vibrant
downtown. Demographics show that households earn less in the downtown and
therefore there is a greater need for housing choice in the downtown. There is no supply
of affordable family rental housing in the downtown as defined by DHCD. Generally,
there is housing choice for middle income families and very poor families. However,
the greatest need identified by our study is for family rental units for households
earning 30%-60% of Area Median Income ($22,000-$54,000 for a family of four). Our
calculations have identified 1,707 households” ages 21-61 earning between 30%-60% of
AMI in the Study Area.

Study Area, Transportation, Parking

The Study Area surrounds the center of downtown Danvers, which is both friendly to
pedestrians and vehicles. The downtown offers a plethora of retail and service
amenities with a small amount of residential units. Residential homes of varying sizes
and architecture surround the downtown. Retail occupancy is high but there are some
second floor vacancies. The downtown is busy during the day but gets quiet after 6:00
p-m. Itisin walking distance to Town Hall, the library, civic organizations, day care and
elementary schools. In addition, it has public transportation via two bus routes, and a
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rail trail which passes through the downtown is under development. Commuter rail is
available in two adjacent towns. Downtown is easily accessible by major highways.
While parking is available, some consideration will need to be given to how additional
residential parking will be incorporated into the downtown.

Zoning and Planning for Affordable Housing

The majority of the zoning in the downtown does not easily allow the development or
conversion of buildings to residential uses. Several planning documents including the
North Shore Home Consortium Five Year Comprehensive plan and the Danvers
Community Development Plan both point to the need to expand affordable housing in
Danvers, with an emphasis on rental housing. Danvers has taken a very positive step to
assist affordable housing development by recently adopting an inclusionary zoning
bylaw.

Tools and Techniques for Housing and Economic Vitality

There are a number of options for creating zoning that provides the flexibility to allow
second floor apartments over retail in the downtown and encourage a mix of uses.
Planner Donna Jacobs has provided five zoning tools along with helpful links and
examples of communities that have implemented these tools. We hope that this
information will facilitate discussion on how to create more housing in the downtown
and possible parking solutions. Many of these solutions can be utilized either on their
own or in conjunction with each other.

Site Identification

We went through a lengthy site identification process starting with a walking tour,
examining town owned lots, and stakeholder interviews to indentify vacant or
underutilized properties that would lend themselves to affordable housing. We
identified two sites that would lend themselves to 6-10 units multi-family affordable
housing development, one on Purchase Street on the edge of the downtown, and a
second in the Atrium Building in the heart of the downtown. We also identified a site
that might lend itself to home ownership development for a Habitat development and
some upper story spaces that could be converted to rental apartments.

Stakeholders Interviews

We interviewed over 25 persons including business owners, residents, housing and
service providers, realtors, committee members and town officials. A listis provided at
the end of this write up. The overwhelming response was that housing is needed in the
greater downtown area and affordable housing would be welcome.

Housing Supply

The town has met its 10% requirement however it will fall below when the 2010 census
results are available. Furthermore, there are no affordable family rental housing units in
the Study Area. Area housing and service providers have informed us of long waiting
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lists and an ever growing population that is looking for housing. One consistent need
that we heard was that the homeless population is growing rapidly in the state as a
result of the past two years of economic recession and the disabled population is
growing. It is not the same population as in the past which was chronically unemployed
and chronically homeless. The new population is made up of families with members
who are newly unemployed and unable to find work. We would encourage a few units
of new affordable housing be targeted towards homeless households and households
with disabilities. These populations are also being targeted by funding sources.

The majority of the existing affordable housing stock in Danvers is owned and managed
by the Danvers Housing Authority and is occupied by households on average at 30% of
AMI. They have waitlists of 5-7 years for households to obtain Section 8 mobile
vouchers. They are seeing little yearly turnover of projects they own as well as mobile
vouchers. The 40B housing stock is for households at 80% of AMI and rents are equal to
market rents in the Study Area. Therefore, there is a gap for low income individuals
earning 50%-60% of AMI. In order for Danvers households to achieve homeownership
and pay only one third of their income towards housing costs, they would have to earn
median income.

Demographic Review

Approximately 2.7% of households in the Study Area are at poverty level.
Approximately 49% of renters in the Town of Danvers face a rent burden, defined as
paying more than 30% of household income to rent and over 20% of renters face a severe
rent burden, defined as paying more than 50% of household income to rent. The
majority of households in the Study Area are one and two person households.
Approximately 38% of all households in the Study Area are renters, higher than the
average for the Town of Danvers.

Funding Sources

We have provided a list funding sources and links to funding sources for affordable
housing development, for community programs that assist affordable housing
development, for funders that assist business growth and some state programs that
assist businesses. Funding for affordable housing development is complicated. It does
not matter if you are developing an 8 unit or 80 unit development. The programs and
rules change frequently; however, there are several avenues for small rental
development that we have identified that could help the town of Danvers add to its
affordable housing stock on a small and consistent basis such as MHP’s neighborhood
rental initiative and home funder’s programs.
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Study Area
We defined our study area by street and highway boundaries with downtown Danvers
at its center as shown on the map below (the “Danvers Downtown”). We ran Claritas
reports to obtain data for the Study Area. Claritas is a data source that relies on the
2000 US Census and uses this information along with other factors to project future
demographics. It estimates to 2009 and projects to 2014. The reports are on file with
LDS Consulting Group, LLC. We also examined demographics for the town of Danvers.
We examined data from the US Census and American Community Survey (ACS). The
ACS is a nationwide survey designed to provide communities with a fresh look at how
they are changing. Itis a critical element in the Census Bureau’s reengineered decennial
census program. The ACS collects and produces population and housing information
every year instead of every 10 years.
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Danvers Downtown

The Town of Danvers is located 17 miles north of Boston along the Massachusetts coast.

The town has an area of 14.1 square miles and a population of 25,212 based on the 2000
United States Census.

A walking tour of the downtown area illustrated that it is friendly to both pedestrians
and vehicles. Traffic flows easily through the downtown, there is on street parking and
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ample parking lots along with wide sidewalks for walking. Large historic single family
and two and three family homes surround and spill into the downtown and provide
some rental units. First floor retail offers a variety of restaurants and services including
a fruit and vegetable store, ice cream store, Thai restaurant, specialty cake store, high
end dress store, optician and convenience store. From the downtown, one can walk to
Town Hall, the Library and the middle school. Downtown also offers a number of
banks, day care centers, churches and a Masonic hall. Behind the middle school are
playing fields, a tot lot and skateboard area.

First floor retail spaces are over 95% occupied, however there are a number of upper
floor spaces in the downtown with vacancies. From speaking with long time business
owners and residents of the downtown, we learned that up until a decade ago most of
those spaces were occupied by small business such as insurance brokers, financial
planners and accountants. Anecdotal evidence points to the advent of home offices in
the past decade therefore negating the need for such rental spaces. With the vacancy
rate growing, we heard from a number of sources that there is a desire for mixed use
spaces including more residential spaces over retail. The downtown is busy during the
day but gets quiet after 6:00 p.m. Area businesses believe that adding more residential
units in the downtown will encourage more business in the evening.

Transportation
The road network in Danvers contains limited access highways, principal arterials,
collector and local roads. Within the town area there are three limited access highways:
Interstate 95, U.S Route 1, and Route 128. Major state highway routes include Route 62,
Route 114 and Route 35. Danvers is a member of the Massachusetts Bay Transportation
Authority (“MBTA”) which provides fixed bus routes to surrounding communities. The
MBTA commuter rail also has stops in the neighboring towns of Salem and Beverly
offering transportation throughout the greater Boston Metropolitan Area. As a result of
a traffic study done by BETA Group in 2004, improvements were made to the
downtown including additional signaling on Maple Street that has lead to better traffic
flow.

Two bus routes run through the downtown and there are plans to a rail trail is under
development. Ridership data was obtained from the MBTA for bus line numbers 465
and 468, both of which have regular stops in the downtown Danvers study area.

Route 465
Runs inbound between High St./Elm St in Danvers and Salem Depot. Six
inbound stops within or adjacent to the study area, 8 outbound stops within or
adjacent to the study area. In late-2008 the MBTA counted 40 individuals
boarding for inbound travel (towards Salem) in the study area. With a total
inbound ridership of 110, this data suggests that 36% of inbound riders boarded
in or near downtown Danvers.
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Likewise, in late-2008 the MBTA reports 36 individuals departing from
outbound travel in the study area. The MBTA reports a total outbound ridership
of 115 people, which suggests that 32% of outbound riders on this line departed
the bus in or near downtown Danvers. In late-2009, the MBTA counted 26
individuals boarding for inbound travel in the study area. With a total inbound
ridership of 138 people, this data suggests that 19% of inbound riders board in or
near downtown Danvers. This is an increase of 28 total inbound riders (25%)
since 2008, but a decrease of 14 people (-35%) boarding in or near downtown
Danvers. Likewise, in late-2009 the MBTA counted 56 individuals departing from
outbound travel in the study area. The MBTA reported a total outbound
ridership of 128 people, which suggests that 56% of outbound riders depart in or
near downtown Danvers. This is an increase of 13 total outbound riders (11%)
since 2008, as well as a increase of 20 total outbound riders (55%) departing in or
near downtown Danvers.

Route 468
Runs inbound between High St./Elm St. in downtown Danvers and Salem Depot.
This line only runs inbound weekdays between 7:00 AM to 8:00 AM, and
outbound on weekdays between 6:00 PM to 7:00 PM. Five inbound stops within
or adjacent to the downtown study area, and 6 outbound stops within or
adjacent to the study area.

In late-2008, the MBTA reports 5 individuals boarding for inbound travel
(towards Salem) over the course of the day. The MBTA reports a total inbound
ridership of 8 people, which suggests that 62.5% of inbound riders on this bus
board in downtown Danvers. Likewise, in late-2008, the MBTA reports 4
individuals departing from outbound travel. The MBTA reports a total
outbound ridership of 6 people, which suggests that 67% of outbound riders on
this line depart the bus in downtown Danvers. In late-2009 the MBTA reported
5 individuals boarding for inbound travel within the study area. With a total
inbound ridership of 11 people, which indicates that 48% of inbound riders
board within the study area. This is an increase of 3 total inbound passengers
(38%) on the line since 2008, but no change in the total number of inbound riders
boarding in or near downtown Danvers. Likewise, in late-2009 the MBTA
reported 4 individuals departing from outbound travel within the study area.
With a total outbound ridership on this line of 6 people, 67% of outbound riders
on this line depart in downtown Danvers. This represents no change since 2008.

MBTA system wide bus ridership increased by 2.9% from 2007 to 2008, declined by 0.3%

from 2008 to 2009, and is slowly rebounding now with general improvements in the
economy and employment trends.
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Parking
There are half dozen public parking lots in the downtown in addition to on street. All
parking lots are free but some have time limits and two which are farther away from the
downtown are all day. We observed that most parking lots had vacant spaces, with
more spaces vacant in the free lots on the outskirts of the downtown. We heard from the
business community that on street parking is very important for consumers. They
would prefer to have employees park in the all day lots away from the downtown and
leave the closer spaces for the consumers. We also heard concern for resident parking if
housing units were added. As explained below, the Town can work with the
Downtown Improvement Committee to create zoning solutions, in order to achieve
success, business owners will also need to provide a role by incentivizing their
employees to utilize more remote parking.

Zoning and Planning for Affordable Housing
There are two zones in Downtown Danvers, Commercial I and Commercial IA.
Commercial 1 is fairly restrictive and the more dominant district. Commercial 1Adoes
allow multi-family units in the downtown. In addition, there are some buildings in the
downtown with residential units that are grandfathered. To date, developers have had
to rely on obtaining special permits or variances to add housing units in the downtown.
Danvers has just completed an extensive two year re-zoning of the Danversport area and
downtown Danvers is next on the list for re-zoning. The downtown would benefit from
a central business district type of zoning that allows for flexibility of land uses including
retail, office and residential and flexible parking requirements as addressed in the next
section.

The Town just passed an inclusionary zoning by-law amendment in January 2010 to
require developers seeking a special permit for multi-family housing projects of 5 units
or more to designate 12.5% of all new units as “affordable” at or below 80% for for-sale
housing and 60% for rental housing of the Median Regional Household Income (as
determined by the U.S. Department of Housing and Urban Development) which may
encourage additional affordable housing development.

The North Shore Home Consortium, which consists of 30 communities located North of
Boston, has completed its draft Five Year Consolidated Plan and below is an excerpt
showing their number one priority and strategies:

Priority #1
Develop an adequate supply of safe, decent rental housing that is affordable and
accessible to residents with a range of incomes including those with special

needs.

Strategy 1 - Assist in creating or preserving 300 affordable rental units.
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Strategy 2 - Ensure that deep enough subsidies are in place to make a percentage
of units truly affordable to very low and extremely low income households and
the homeless.

Strategy 3 - Ensure that a percentage of the units created are accessible to persons
with disabilities.

Strategy 4 - Provide tenant-based rental assistance to 300 low-income
households, including those with special needs.

Strategy 5 - Develop partnerships with housing providers who create housing for
special needs populations.

The Danvers Community Development Plan from 2004, among other things, has a high
priority to identify appropriate areas for new affordable housing development including
evaluating town owned sites and working with private developers to expand or
encourage affordable housing creation. It also has a priority to utilize innovative public
and private funding and technical assistance to maintain and produce additional
affordable housing opportunities.

Tools and Techniques for Housing and Economic Vitality By Donna Jacobs
We have outlined below a number of tools techniques for the town to explore that may
encourage continued economic growth in the downtown and create addition housing
units.

1. Create a Mixed Use Overlay District

Because of the variety of land uses within the study area, and the importance of creating
regulatory measures that do not affect the entire town, creation of an overlay district is
worthy of serious consideration. An overlay district is an additional zoning requirement
that is placed on a geographic area but does not change the underlying zoning. Overlay
districts contain specific land use and development characteristics which warrant the
need to encourage a creative and innovative approach to land use and design. Overlay
districts are used to establish guidelines to permit creative mixtures of uses, flexibility in
design standards and often aim at mixing residential and business activities in hopes of
creating pedestrian
oriented developments.
Overlay districts have

Overlay Districts

e Adopt a transect-based overlay district
with building form, streetscape, and
architectural design standards.

been used to impose
development restrictions
in specific locations in
addition to standard

- Examples: . .
zoning requirements.

* Amesbury’s Smart Growth District
* Lowell’s Hamilton Canal District

D =7

Mixed use development
is not a new idea.
Housing above stores was

T o= — >onsulting Group, LLC

Source: Amesbury, MA Source: Lowell, MA

Smart Growth / Smart Ener gy Toolkit Form Based Codes




common in village centers before the advent of zoning. Traditional zoning was
developed during a time when factories and many commercial uses were noisy, smelly,
and/or hazardous to the public. To protect public health and residential property values,
early zoning focused on separating different uses, and buffering them from each other to
minimize nuisances. Today, most commercial development is environmentally benign,
and there are often advantages to locating different uses in close proximity. The overlay
district recommendation can work on its own, but can be strengthened when used in
combination with recommendation #2, Form-Based Codes.

Examples:

Stoughton adopted the Stoughton Center Mixed Use Overlay District Zoning By-
Law in 2006 and is currently undergoing a downtown visioning process. The
mixed use bylaw requires 20% of the units to be affordable to medium income
households in all developments of 5 or more units.

Downtown Salem has a successful Central Business District, District B-5 that
provides very flexible, by-right zoning. There has been some new housing
developed in the downtown, which has led to creation of new retail uses and
restaurants. Salem currently has 3-4 new businesses set to open. In the past 10
years, they have added 500 housing units. Salem believes their downtown is
thriving and attractive, especially in the warmer weather. They have strong local
government support; in fact they have located the City hall annex downtown.

By doing this, they have turned around a neighborhood. They utilize the Main
Streets program and have instituted a summer farmer’s market.

2. Adopt a Central Business District Zone
An alternative to the Overlay District is adoption of a Central Business District.
Typically, the intent of such a district is as follows:

(1) To promote general and specialty retail, office, and other commercial uses in a
compact downtown area, complemented by a variety of residential environments.

(2) To preserve the area as the Town's financial, civic, cultural and governmental
center.

(3) To promote a livable urban downtown environment with a multitude of
activities and pedestrian presence.

(4) To prevent the location of auto-oriented uses which detract from a high level of
pedestrian activity.

(5) To promote pedestrian flow by preserving unbroken block facades.

(6) To encourage improved visual quality of commercial development, which
respects the existing urban building pattern.
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Central Business Districts traditionally include design standards in addition to the usual
dimensional regulations. Careful consideration must be given to the land uses allowed
in a CBD to ensure a successful, vital business district.

3. Consider Adopting Form Based Zoning Codes (FBCs)

A very powerful tool that should be considered with either a Central Business District
(base zoning) or an overlay district is Form Based Zoning Codes (FBCs). FBCs are

¢ One of the most effective land use tools for shaping pedestrian-scaled, mixed-use
and active urban environments.

e Often used with “New Urbanism”, village-style development, or neo-traditional
planning.

e More concerned with the arrangement and form of buildings than the use that
goes on inside them.

¢ Represent an innovative response to undesirable urban sprawl.

FBC’s are becoming increasingly popular in communities seeking practical ways to grow
smarter, and provide certainty in a complex permitting process. FBC’s are used to
control physical form primarily through local land use regulations including zoning,
subdivision and other regulations such as wetlands, drainage and shade trees, and
historic preservation. The work well because:

e FBCs are prescriptive
= Describe what you want rather than don’t want.
e FBCs encourage public participation
= Leads to better understanding of density.
e FBCs enable incremental growth
™ Less reliance on a developer.
e FBCs work well in established communities.

= Codify the community’s existing “DNA".

FBC'’s address the relationship between
building facades and the public arena, the e e

form and mass of buildings in relation to one = Separation of land uses.
= Focuson lotsize & setbacks.
another, and the scale and types of streets. The | = 5 "0 © C o

public arena includes streets, alleyways, - Promotes low density, auto-
. . . . dependant suburban sprawl.

sidewalks, lighting, landscaping and street

furniture such as benches, bike racks, news

racks and fountains, as well as squares, plazas,

12|Page

Smart Growth / Smart Ener gy Toolkit Form Based Codes




parks, public art, open space areas and pedestrian corridors.

The regulations in FBC’s are usually presented in both diagrams and text. They are
usually keyed to a specific area plan, a transect plan, that designates the appropriate
form, scale and character of development rather than only distinctions in land-use types.

This approach is in direct contrast to conventional zoning's focus on the separation of
land use types, allowed property uses, and the control of development intensity through
setbacks, floor area ratios, height limits, and parking ratios. FBC’s specify what type of
development a community desires versus conventional zoning which has often resulted
in the exact kind of development a community does not want.

FBC'’s should not be confused with design guidelines or general statements of policy.
FBC’s, are regulatory, not advisory, and they are not limited to the appearance of
buildings. FBC’s include building form standards to control the configuration, features
and functions (such as height, massing, setback, parking and use) of buildings that
define and shape an area. They depart from the conventional zoning "one-size-fits-all"
approach. Each building type is principally defined by performance measures relating to
pedestrian access and open space arrangement. Some FBC’s also include frontage type
performance measures which combine with the building type measures to establish a
building's relationship to the street. This blends building scale and facade treatment to
best accommodate the pedestrian.

Municipalities have three main options to incorporate FBC’s into their regulatory
framework: Quick Fixes; Overlay Districts, and a Comprehensive Code (Zoning
Bylaw/Ordinance) Update. For the Study Area, the town may want to use a blend of the
“Quick Fix” option and the “Overlay District”. It would involve:

e Targeted districts/ zones.

e Revision of land use, building and parking regulations within the targeted
district/s to effectively shape the public realm of the street.

e Inclusion of a transect-based zoning map, building form standards and some
form of streetscape design standards.

e Examples:

™ Historic District regulations, which often regulate the form of new
buildings in historic districts.

™ Building Design Standards, for instance regulating proposed “Main
Street” buildings, or taming big boxes.

= New generation of dimensional standards, replacing setback lines with
“Build-to” lines.
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First, they can modify existing regulations to include criteria for building forms. This
approach can be time consuming because most regulations provide for the segregating
of use, limited densities, and the accommodation of traffic and parking. Next, a
community can opt to replace existing zoning regulations with FBC’s. This solution is
best for communities with a strong history of adherence to "smart growth" initiatives.
However, eliminating the entire existing regulatory framework can be very controversial
and difficult to pass at Town Meeting. Finally, a community can adopt new FBC’s
expressly for special districts or "overlays" planned for revitalization. With this approach
the existing framework remains and FBC’s simply augment the underlying zoning.

Useful link:
http://www.mass.gov/envir/smart growth toolkit/bylaws/FBC-Bylaw.pdf

4. Smart Growth (40R) District

Chapter 40R of the Mass. General Laws allows communities to adopt a new zoning
overlay district to promote housing production, affordable housing, and smart growth
development. Communities that adopt special 40R districts where as of right mixed-
income residential development at a density of twenty (20) units per acre can occur. In
exchange for adopting a 40R District, the community will receive financial rewards. A
one-time, non-recurring “zoning incentive payment” and a one-time payment per
building permit of $3,000 for each unit built in the Chapter 40R district over and above
what could be developed under existing zoning. Chapter 40S authorizes supplemental
Chapter 70 aids to offset a community’s educational costs for children living in a
Chapter 40R district. Reading and Natick are two communities that have adopted 40R
districts. However, like all government programs, the funding for this program is
subject to the yearly state budgeting process.

Useful link:
http://www.mass.gov/envir/smart growth toolkit/pages/mod-40R.html

5. Zoning Requirements for Parking

Parking requirements have sparked considerable debate over recent years. Many
communities are working to modify parking requirements that have been in force for
several decades. Innovation abounds, and several of these tools and techniques may
work well in downtown Danvers. Slowly, Massachusetts cities and towns are
considering maximum parking requirements coupled with revised minimum parking
requirements that are 20%-60% less than traditional parking space requirements. Salem
has created a program where a resident can purchase passes on an annual basis to park
in municipal garages that are within 1,000 feet of a building. The zoning also allows an
owner to provide an easement or lease within 1,000 feet of structure for parking. This
allows people to use upper floors for housing in the downtown even if there is not onsite
parking for residents. The Town of Natick allows business owners to purchase parking
permits in the municipal parking garages and parking lots. Framingham has a special
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permit process for reduction of required parking spaces. Some communities allow you
to “bank” required parking spaces. In many cases, the parking spaces that were banked
are never constructed because they were not needed.

Shared parking is a concept employed in many downtowns and villages in MA. Shared
parking occurs when a parking facility (parking lot or structured parking) serves
multiple destinations. For this to work there must be multiple destinations within
walking distance of the same parking facility. Shared parking can be very effective in
mixed use developments when there is a mixture of land uses on one site, or when two
or more sites are located suitably close together. The Towns of Concord, Acton and
Stoneham use some form of shared parking in various mixed-use and village districts by
special permit. The City of Marlborough allows shared parking in all districts for uses
with different peak periods.

Useful Link:
www.mapc.org/resources/parking-toolkit/strategies-topic/shared-parking.

Frequently partnered with shared parking is a requirement for a site-to-site off-street
connection, which can reduce vehicle/pedestrian conflicts and allow for improved
parking lot design. Both shared parking and required off-street connections between
land uses allow more flexible parking lot design, and lend themselves to low impact
development design.

Needham is in the process of creating a pilot program where all downtown parking will
be owned by the municipality and leased by the businesses. The town will maintain the
lots and remove barriers between lots thereby creating more parking. They will
incentivize town employees to not drive by providing a yearly financial credit.

Site Identification
We identified two sites that would lend themselves to 6-10 units multi-family affordable
housing development, one on Purchase Street on the edge of the downtown, and a
second in the Atrium Building in the heart of the downtown. We have attached
description of these locations and potential areas for study. We also identified a site that
might lend itself to home ownership development for a Habitat development and some
upper story spaces that could be converted to rental apartments.

The process of identifying properties in downtown Danvers for potential affordable
housing development began with a walking tour of the area. Guided by Danvers Senior
Planner Kate Day, LDS compiled an inventory of parking lots and commercial
properties that displayed a rent/sale sign or appeared empty/underutilized.

After compiling the list, data was collected from the Danvers Assessor’s database to
verify ownership, use, parcel size and building square footage (where applicable).
Parking lots owned by banks and other private entities were removed from the list.
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Danvers Planning staff then recommended which property owners might be amenable
to having conversations about potential affordable housing development on their
properties. Consultants had a series of conversations with a variety of Danvers-area
stakeholders, including: property owners, affordable housing providers and social
service agencies, real estate brokers, businesspeople, and community organizations.

As a result of these conversations, the list of potential sites was narrowed. Although the
initial tour of the downtown area and follow up research identified seven municipal-
owned parking lots, these sites were excluded after conversations with a number of
stakeholders revealed concern about lack of parking in the district and a Danvers
regulation which prohibits overnight on-street parking during winter months. In
addition, an MBTA-owned parking lot at 10 Hobart Street was excluded after it was
revealed that the Town of Danvers and a number of downtown businesses had
negotiated a purchase agreement that will have the Town owning the parking lot by the
end of 2010.

Proposed sites:
Atrium Mall - 10 Elm - Accepted for final approval after conversations with a
commercial real estate broker and the building owner revealed persistent
difficulty renting approximately 10,000 square feet of office space on the second
floor. The owner is interested in exploring the feasibility of selling this portion of
the building to a housing developer for conversion to multi-family residential
use. See attachment for complete write up.

58-60 Purchase Street — The property was recommended by Becky Kilborne, a
local broker and is located a few blocks past the initial study area boundaries in a
more residential portion of the district. The property is modestly priced and
located between two condominium complexes on adjacent parcels. It has the
potential to be redeveloped into multi-family rental housing of 6-10 units. See
attachment for write up.

49 Maple Street — Vacancies on second floor, 2,500 square feet. Could be
converted to several units of housing.

37 Maple Street — 3,000 square foot vacant on second floor. Could be converted
to several units of housing.

47 N. Putnam Street — The property contains .657 acres and is owned by the
Town of Danvers and operated as a maintenance and equipment repair location.
It would be an ideal site for a Habitat for Humanity home ownership

opportunity if the current use could be relocated to an acceptable location.

Sites of interest, but ultimately excluded:
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Lee Properties - 146 & 146A Maple Street - Site owners expressed interest in
exploring the feasibility of affordable housing development on this site which
includes two parcels among a number of adjacent properties owned by the same
family. Despite their interest, the property was ultimately excluded after further
conversation revealed environmental contamination on the site that requires a
multi-year clean up. Their remaining properties are fully occupied.

47 Elm - This small, single-story strip-mall style shopping center was of interest
because the building configuration could potentially allow an addition 1 or 2
stories to be added for residential use. While the owner was receptive to the idea
after the initial conversation, he was not interested in having subsidized housing
on his property.

Ideal Baby Shoe Company, 2,4,6 Low Street — Fully leased.
Jones Boy Insulation, 15 Cherry — Only available space is first floor rental.

Stakeholders Interviews
We interviewed over 25 persons including business owners, residents, housing and
service providers, realtors, committee members and town officials. A list is provided at
the end of this write up. The overwhelming response was that housing is needed in the
greater downtown area and affordable housing would be welcome. It is good for
business because it brings more consumers to the downtown. It is good for families
because downtown offers retail, services and transportation. A number of persons we
spoke to live and work in the downtown and remarked on the number of new
restaurants that have opened in the past few years. Below is a summary of a number of
our conversations:

Planning Department Staff

We met with Karen Nelson, Susan Fletcher and Kate Day of the Danvers Planning
Department. We learned that they are in the process of working with the community to
create and Municipal Affordable Housing Trust Fund. The purpose of the fund will be
to receive and deploy resources for affordable housing development. Staff has
identified $500,000 in impact fees from the development of Danvers State Hospital as
one source of funds for affordable housing development, along with an annual
allocation of $80,000 in Home funds from North Shore Home Consortium, and
inclusionary zoning fees. The Town has the ability to compete for additional HOME
funds in Summer 2010 and Spring 2011 funding rounds. Planning staff has indicated a
willingness to examine zoning and permitting statutes that regulate the downtown with
regard to encouraging residential development.
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Community Teamwork

We spoke to Ilene Healy from Community Teamwork, the regional administrator for
Section 8 Mobile Vouchers in the North Shore area, managing 2,000 vouchers and
waiting lists for 42 cities and towns throughout southern Essex County. They presently
have a waiting list of 10,666 households. Officially the waiting time for these lists is 7-10
years, however Ilene suggested that the actual amount of time one would wait for a
voucher could be closer to 20 years. There are 40 families living in Danvers with
vouchers from Community Teamwork.

The population of greatest need in the Community Teamwork service area tends to be
homeless and recently unemployed. Ilene said they have seen an increase in the number
of recently unemployed and they expect the number to continue rising.

Community Teamwork has a reputation for strict inspections of Section 8 properties.
Although they have a strong relationship with existing landlords, there are often
tensions between the organizations and new landlords in the program due to the strict
inspections. They currently work with 1,500 landlords. They have found that under the
current economic conditions, landlords are much more willing to negotiate rents than
previously. This helps address the gap in income to rents that many low and very-low
income families face.

We also spoke with Kiki from the shelter program. They have shelters for 63 homeless
families, 2 congregate family shelters and 49 scattered site emergency shelters for
families. They get their referrals from DHCD. She stated that homelessness has
increased in the last year and is the highest in history. The main issue today is the
inability to obtain employment verses the chronically unemployed.

Beverly Affordable Housing Coalition

We spoke to Mickey Northcott, Executive Director of Beverly Affordable Housing
Coalition, which is currently in the process of merging with the Salem Harbor CDC to
form the new North Shore CDC. Once the merger is complete the CDC intends to
operate regionally, including in Danvers. The conversation of regional expansion began
three years ago after the Beverly Affordable Housing Coalition looked at a potential
development in Danvers. After the merger is complete, it will be very important to the
CDC to have the opportunity to work in new communities such as Danvers.

The CDC's main target is rental housing -- mostly for low and very-low income families
below 30% of the area median income. They have developed some SRO housing and are
open to other product types in the future. Decisions about which type of housing
product to build are very location-dependent and are made on a case-by-case basis.
They prefer new construction to rehabilitation. The CDC is very interested in learning
more about potential development in downtown Danvers as the process moves along.
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North Shore Elder Services

NSES is the Aging Service Access Point for the north shore. We spoke to Diane Moses,
the Housing Coordinator, officially within the Homeless Elders department but in
practice dealing with any housing/access issue that the agency’s clients face. In the last
few years she has seen housing become more and more unaffordable for seniors -- it
doesn’t seem that their income has kept up with the price of housing. She sees 10-20 new
clients each month.

Diane’s clients face a variety of housing challenges. Some clients need assistance with
housing applications or help with the appeals and eviction process (or other legal
housing matters). She also sees a larger number of elders with problems that prevent
them from obtaining housing all together: CORI problems, bad credit, or prior tenancy
issues.

Diane believes that downtown is a desirable area for the seniors she serves. She has had
clients in the past year who have moved into Perry Terrace, a senior building just
outside of downtown. She said they moved there because it was walkable to
downtown, and allowed them to give up their car.

Northeast ARC

We spoke to Jerry McCarthy, Director of Northeast ARC manages 40 assisted living
housing units for 110 physically and mentally impaired residents on the North Shore.
The have three units in Danvers. All their tenants are very low income. They draw on a
variety of funding streams, including state money from Department of Disability
Services and DHCD, as well as some federal HUD monies. ARC does not manage a wait
list -- all residents come to them through closed referrals from DDS. Jerry mentioned,
however, that demand far outweighs the supply. Unfortunately, the difficulty in
developing housing for this population comes from the fact that it quite expensive to
supply adequate services to this population. Although some tenants require quite
intensive support while others need only minimal services, Jerry estimates that the
average cost of supportive services is $80,000 per tenant annually.

The housing type offered by ARC is generally 4-5 bedroom group homes; one-level
ranch style houses with ample common space. This is a shift in housing type as the
population that ARC serves has aged (average age is now 55), experiencing more
physical impairments. They used to target multi-level Victorian homes.

When locating a property they try to be near business and services areas -- to provide
their residents with walking access to amenities. It also helps to overcome the
NIMBYism that emerges if they try to locate in subdivision or more residential areas.
The ideal building footprint is around 2,400 square feet for a 4 bedroom unit. They also
require 4-5 off street parking spaces for staff.
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Habitat for Humanity

Don Preston is the North Shore coordinator for Habitat. Habitat's goal is to end the
cycle of poverty by helping families at 40% to 50% of Area Median Income to build
equity. Regarding site acquisition, Habitat's goal is to reduce costs as much as possible.
Land is often granted to them by municipalities or landowners so there are no land
acquisition costs. Habitat concentrates on homeownership, although that actual
building type may vary based on site and local conditions. In general they units will be
approximately 1200 square feet, although they have developed some large unit sizes in
the case of building rehabilitation projects. The target sales price for Habitat projects is
$120,000 with 0% interest on the mortgage which Habitat holds papers for. In addition
to volunteers during construction, Habitat benefits from the work of skilled volunteers
for all stages of the construction process, including lawyers and architects. While
Habitat is eligible for HOME funds for construction and they often seek support from
communities for utility hook-ups, many Habitat projects use no government money.

Harborlights Community Partners

Harborlights is an affordable housing developer and manager which serves
communities in southern Essex County. They recently acquired a property from We
Care About Homes and are in the process of advertising and carrying out the lottery.
We spoke with Yvonne Graham, the site manager for Turtle Creek and Turtle Woods
who stated that they have discovered that there is a major unmet housing need for low
income families in the area. Over 200 applications were requested, but only 15 returned
from qualified tenants. A major problem for families seems to be that they do not meet
the minimal income limit. Since there are no vouchers available, there is no way to fill
the gap between income and rent for low and very-low income families. According to
Yvonne, she has found that Seniors are better off in a program that requires them to pay
30% of their income towards rent because they have Social Security income.

Strongest Link

Strongest Link is a social service agency that serves 300 individuals with HIV/AIDS on
the North Shore. We spoke to Julia Biddle. While quality, affordable housing is a major
need for their tenants, they are not funded by the Department of Public Health to
provide housing services. Therefore, they refer their clients to other agencies like
NSCAP or JRI. Not all of their clients need housing services, although it is a major need.
Many of their clients do have co-existing conditions in addition to HIV/AIDs, such as
poverty, substance abuse, or mental illness. Therefore supportive services are essential
for most clients no matter what their housing situation is. The population they serve has
increased in numbers. Also, the demographics are changing as the largest increase in
HIV infection they have seen is among Caucasian women aged 40+.

Danvers Historic Society

We spoke to Dick Trask of the Danvers Historical Society. He informed us that there are
no structures individually on the federal register in downtown Danvers. There are a
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number that have been identified by a Massachusetts Historical Commission survey
which took place in the 1980’s. There are buildings that have been recognized locally,
and there could be the potential to have them recognized nationally. The benefit of
having a building recognized on the Federal Register is that you can obtain tax credits to
assist financing the development. A burden is that there are rules and regulations you
need to follow to properly preserve the historic nature of the building. Mr. Trask stated
that there has been some discussion of creating a historic district just outside of the
downtown.

Housing Supply

The next section evaluates the current and planned affordable rental housing within the
Study Area and for the Town of Danvers. It also examines market rental rates for
apartments, office and retail as well as homeownership sales prices.

Subsidized Housing Inventory

The Subsidized Housing Inventory is used to measure a community's stock of low-or -
moderate-income housing for the purposes of M.G.L. Chapter 40B, the Comprehensive
Permit Law. While most housing developed under Chapter 40B is eligible for inclusion
on the state inventory, many other types of housing also qualify to count toward a
community's affordable housing stock. Units need to meet certain requirements to be
eligible for the subsidized housing inventory so there are some cases when a community
has affordable units, but they are not included in the subsidized housing inventory. The
housing unit count is based on the number of units counted in the 2000 census.

We examined the Commonwealth of Massachusetts” subsidized housing inventory for
the Town of Danvers and identified only one affordable housing development for senior
renters in the Study Area. Although the town is currently over its 10% affordable
housing requirement, it is estimated that when the 2010 census is completed, the
community will need an additional 92 units of affordable housing to return to 10%. This
is based on the number of households currently shown in the ACS.

When affordable units are created, the length of affordability is often determined by the
terms of the permitting or from funding sources. Many of the older affordable
developments were created with 15-year affordability periods, which in some cases
meant when the affordability period expired and the owner had the ability to convert
the units to market rate housing. These are typically referred to as expiring use units.
Most new developments are affordable in perpetuity. Some projects that have passed
their affordability expiration date are renewing their affordability on a yearly basis.
There is one 44 unit elderly development, Fairweather Apartments; which affordability
restriction is expected to expire in 2010. There is no information available at this time as
to the status of extending the affordability restriction.

Of the units on the inventory, only 25 units are family units for households earning
between 30%-60% of area median income. The majority of the family rental units are
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market rate because they were mixed income 40B developments. The 40B 80% rents are
similar to market rate rents in two and three family homes as discussed in more detail
below. We have attached a list of the properties on the subsidized housing inventory
and their distance to the Study Area.

Danvers Housing Authority

We spoke with Cindy Dunn, Executive Director of the Danvers Housing Authority
(“DHA”). She stated they have seen an across-the-board increase in waiting list size for
all populations. The DHA currently manages 56 family units, 205 Elderly units, and 145
mobile vouchers. She estimates the wait list for vouchers at approximately 5 to 7 years.
She stated the housing authority has seen virtually no turnover of units in recent years --
only 2 tenants have left housing authority units in the past 4 years.

Cindy believes that families are the population most underserved by Danvers public
housing. She sees more families come to DHA in desperate situations, while the
housing situation for elders she deals with is not as dire. She says the greatest need for
families is 2 and 3 bedroom units.

Dunn believes it is a logical idea to target downtown Danvers for new housing
development since there are so many important amenities nearby. The Housing
Authority does have a very successful elderly building downtown on Maple Street. The
Housing Authority is in the process of re-developing a three unit home on 24 Cherry
Street to affordable rental housing. The property was in tax title foreclosure.

In addition, they are in the process of exploring the re-development and addition to
their Rand Circle property.

We also spoke with Michelle Mansfield, Program Manager at DHA, who shared
specifics the number of people on the waiting lists for various units:
1 Bedroom Elderly & Disabled

Federal - 209
State - 248
2 Bedroom Family
Federal - 343
State - 150 (Closed for a year, no new applications being
accepted)
3 Bedroom Family
Federal - 176
State - 135
4 Bedroom Family (no state units)
Federal - 40

Top priority for Danvers Housing Authority units is given to people who live or work in
town. Other preference is given to victims of domestic violence, elderly, and veterans.
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She says they do not see a lot of veterans from Vietnam era or recent wars, mostly older
generations (World War II). The housing authority does run CORI and credit check on
applicants, but they tend to be more lenient with the credit check. Only drug or violent
crimes bar someone from housing.

They have seen huge growth among disabled applicants in the past year. While they do
still have unemployed applicants, they have seen more working families in the past year
with income that is insufficient to pay market rents.

Market rate rental housing

Our review of market rate rents in the downtown area on the multiple listing service
and in speaking with real estate brokers showed the following average rents in one off
units are:

One Bedroom: $900

Two Bedroom: $1,250

Three Bedroom: $1,700

In contrast, Section 8 Fair Market Rents, which include utilities, are

One Bedroom: $1,156

Two Bedroom: $1,357

Three Bedroom: $1,783

Tax credit housing and income gap

One type of financing for affordable housing development involves the utilization of
low income housing tax credits. Basically a developer agrees to set aside units for
affordable housing for households at a certain income limit. In exchange, the developer
can obtain an award of low income housing tax credits and sell those tax credits to bring
money into the development. The money brought in allows the developer to carry less
debt on the property, and therefore charge lower rent. The government sets the income
limits by family size the allowable rents by unit type. The 2009 multi-family tax credit
income limits by person for Danvers, which is includes the Boston PMSA is as follows:

FY 2009 MFI: Boston-Cambridge-Quincy, MA-NH HMFA

Income
Limit/Persons 1 PERSON | 2 PERSON | 3 PERSON | 4 PERSON | 5 PERSON 6 PERSON 7 PERSON | 8 PERSON

80% Income Limit | $ 31,550 | $ 36,100 | S 40,600 | $ 45,100 | S 48,700 | $ 52,300 | S 55,900 | $ 59,550

60% Income Limit | $ 37,860 | $ 43,320 | $ 48,720 | S 54,120 | S 58,440 | $ 62,760 | S 67,080 | S 71,460

On the next page we have shown the rents for the affordable units for households
earning at or below 80% of median income in Danvers at Avalon. We have compared
those rents to a tax credit rent of households earning at or below 50% of AMI, and
market rate rents. Note that all rents are net of utilities.
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Bedroom Avalon | Downtown
Count 50% 80% Market Market

One
Bedroom | $680 | $1,075 | $1,250 $900
Two
Bedroom | $773 | $1,246 | $1,500 $1,250
Three

Bedroom | $854 | $1,401 | $1,900 $1,700

This illustrates that there is a significant gap between the 50% income rental rate and the
80% income rental rate. Since Avalon properties are amenity rich and newer, there is
also a gap between Avalon market rents and downtown Danvers rents. We provide this
data to illustrate that there is more of a need for rental housing for households down at
the 50% level, since 80% rents can be achieved in the existing market place.

Low Income Housing Demand: There are 1,707 households ages 21-61 in the
Downtown Study Area earning between 30%-60% of area median income. There is no
rental housing in the Downtown Study Area for households at this income level.
Housing authority properties tend to cater to households at or below 30% of AMI, and
Chapter 40B developments to households at 80% of AML

Homeownership

We examined sales of single family homes and condominiums for the past twelve
months on the multiple listing service within a one mile radius of the downtown. The
average three bedroom single family home sold for $239,000 and the average two
bedroom condominium unit sold for $172,000. A person would have to earn of $85,000
a year to purchase a single family home and $65,000 a year to purchase a condominium
unit if they were to spend 1/3 of their income on housing costs. This would mean an
income of median or above.

Retail and Office Rental Prices

According to local real estate brokers, retail rents in downtown Danvers dropped from
$25-$30 a square foot in 2006 to $17 plus net in 2010. Office space is renting between
$13-$17 a square foot in downtown Danvers. A walking tour of the downtown showed
few vacancies in first floor retail spaces and a number of vacancies in upper floor office
spaces as noted earlier in the inventory section.

Demographic Review
We examined various demographics in the downtown study area, and where applicable
compared the downtown Study Area to the Town of Danvers and the Commonwealth
of Massachusetts.

Income: Median household income in downtown Danvers grew by 30% between 2000
and 2009. This change is greater than the income growth in both the Town of Danvers
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(18%) and Massachusetts (25%). However, downtown median household income

remains lower than Town of Danvers median household income.

Income
. Danvers Danvers
Median Household Income Downtown Town Massachusetts
2000 Census | 49,456.19 | 58,369.97 50,706.70
2009 Estimate | 63,882.62 | 68,931.69 63,381.37
Pct Change 30% 18% 25%

Poverty: The percent of family households with income below poverty level fell slightly
in downtown Danvers from 2000 to 2009, while the percent of poverty level family
households grew slightly in the Town of Danvers and Massachusetts. However, the
percent of families below poverty level remains higher in the downtown area compared

to the Town of Danvers.

Percent of Family Households with Danvers Danvers
Income Below Poverty Level Downtown Town Massachusetts
2000 Census 2.33 1.71 6.65
2009 Estimate 2.17 1.77 6.91
Pct Change | -0.16% 0.06% 0.26%

Rent Burdened Households: According to the American Community Survey, 49.1% of
renters in the Town of Danvers face a rent burden, defined as paying more than 30% of
household income to rent. Over 20% of renters face a severe rent burden, defined as
paying more than 50% of household income to rent. This data is not available for
downtown Danvers only.

Population: Between 2000 and 2014, Claritas estimates a slight decrease in the
population of downtown Danvers (5,224 or loss of 0.3%), compared to a significant

Gross Rent as Percentage
of Household Income
Total Renters: 2181
30% to 34.9% 72
35% to 39.9% 256
40% to 49.9% 298
50% or more 444
Rent Burden 49.1%

Severe Rent
Burden 20.4%

increase in the Town of Danvers population (28,822 or growth of 14.3%).

Population Danvers | Danvers
Massachusetts
Downtown Town
2014 Projection 5,224 28,822 6,522,101
2009 Estimate 5,219 27,638 6,459,022
2000 Census 5,241 25,212 6,349,097
Pct Change '00 — ‘14 -0.3% 14.3% 2.7%
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Households: Despite loss of population in downtown Danvers, Claritas projects a slight
growth in the number of households in downtown Danvers.

2014 Projection | 2,236
2009 Estimate 2,221
2000 Census 2,210
Pct Change'00—‘14 | 1.2%
Pct Change '00 — ‘09 | 0.5%

The majority of households in Danvers Downtown are one and two person households.
Claritas estimates that downtown Danvers saw no change or slight growth in 3-person
households and smaller between 2000 and 2009, with the biggest change occurring
among 1-person households (2.42% growth). There was notable decrease in the number
of 5-person households or larger, which Claritas estimates at a loss of 4.55%.

Household Size 2000 Census | 2009 Estimate | Pct Change
1-person household 786 805 2.42
2-person household 669 669 0
3-person household 333 334 0.3
4-person household 247 245 -0.81
5-person household or larger 176 168 -4.55

The decrease in household size in downtown Danvers reflects the smaller household
sizes in the Town of Danvers and Massachusetts. The average household size remains
smaller in the downtown area (2.26) compared to the Town of Danvers (2.51).

Average Household Size DEIVER | [DEYE Massachusetts
Downtown Town
2000 Census 2.28 2.53 2.51
2009 Estimate 2.26 2.51 2.49

Housing Tenure: Claritas estimates that the number of owner occupied housing units
decreased slightly in downtown Danvers from 2000 (61.9%) to 2009 (61.86%). The Town
of Danvers and Massachusetts both saw slight increases in owner occupied housing
units between 2000 and 2009. However, the percentage of owner-occupied units in
downtown Danvers remains significantly less than the percentage of owner-occupied
units in the Town of Danvers (77.98%).

Tenure of Occupied Housing Units
Danvers — Downtown
2000 Census

Owner Occupied
61.90%

Renter Occupied
38.10%

2009 Estimate

61.86%

38.14%

Tenure of Occupied Housing Units
Danvers — Town

Owner Occupied

Renter Occupied

2000 Census

77.14%

22.86%

2009 Estimate

77.98%

22.02%

26|Page

LDS Consulting Group,

LLC




Tenure of Occupied Housing Units
Massachusetts

Owner Occupied

Renter Occupied

2000 Census

61.71%

38.29%

2009 Estimate

62.13%

37.87%

Age: The median age in downtown Danvers grew from 37.38 in 2000 to an estimated

40.12 in 2009. This growth is consistent with a rise in median age in the Town of Danvers

and Massachusetts. The most significant population growth in downtown Danvers is
expected to occur among individuals age 45 — 54 (25%) and age 55 — 64 (34.33%). The
median age in downtown Danvers remains lower than the Town of Danvers.

Age 2000 Census 2009 Estimate
Population | Percent | Population | Percent | Percent Change
Age 18 - 24 512 9.77 565 10.83 10.5
Age 25 - 34 764 14.58 586 11.23 -23.3
Age 35 - 44 933 17.80 825 15.81 -11.6
Age 45 - 54 688 13.13 860 16.48 25
Age 55 - 64 434 8.28 583 11.17 34.33
Age 65 - 74 412 7.86 368 7.05 -10.68
Age 75 and older 375 7.16 396 7.59 5.6
Median Age DEERS | DEMYERS Massachusetts
Downtown Town
2000 Census 37.38 40.32 36.58
2009 Estimate 40.12 43.20 38.74

Employment: The vast majority of residents in downtown Danvers are employed in

white collar jobs. Between 2000 and 2009, Claritas estimates that the population of white

collar workers grew slightly from 1,968 people to 1,999 people.

2000 Census 2009 Estimate
Population | Percent | Population | Percent | Percent Change
Blue Collar 457 15.43 459 15.35 0.44
Service and Farm 537 18.13 533 17.82 -0.74
White Collar 1,968 66.44 1,999 66.83 1.58

Travel to Work: Claritas estimates that in 2009 a significant majority of workers age 16+

in downtown Danvers and the Town of Danvers drove alone to work. However,

compared to the Town of Danvers, a larger percentage workers who live in downtown

Danvers traveled to work by public transportation, walking, bicycle, or worked at home.

2009 Estimated Transportation to Work | Danvers | Danvers
Workers Age 16+ (Percent) Downtown | Town
Drove Alone 84.76 86.31
Car Pooled 6.23 6.50
Public Transportation 3.25 2.69
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Walked 2.33 1.16
Motorcycle 0.00 0.00
Bicycle 0.34 0.10

Other Means 0.24 0.47
Worked at Home 2.91 2.77

Funding Sources
The next section briefly examines different types of funding sources that support
affordable housing development and downtown business development.

Real Estate Funding Resources:

As part of our work we were asked to provide resources for the Town as well as real
estate and business owners for financing housing in the downtown. Since the majority
of the downtown buildings are in good condition, we have focused our work on
identifying sources of funding for vacant upper stories and infill housing. We are
recommending a holistic approach whereby the community as well as the business
owners and residents work together to find solutions. There is no one solution, but a
series of steps that will start the process. The challenges facing buildings owners in
obtaining financing lie in the basic economics of having enough income to support debt
service. Housing rents will be lower than retail or office rents.

Many of the suggestions below concern avenues for creating affordable housing. The
tools help to close the gap between what it costs to produce a new unit of housing and
what low and moderate income households can afford to pay. The idea is that some of
the upper floors in the downtown could be utilized for affordable housing. The result
will be occupied space, serving a community purpose as well as covering basic landlord
expenses. It will also bring a 24 hour presence to the downtown area and more retail
customers which will benefit business owners. Most real estate financing solutions are
complicated with layers of financing and therefore can be a challenge for an owner who
is relatively new to the world of real estate ownership and finance.

We have provided programs that the community can apply for and pass on to tenants.
We have provided supportive programs for small business. In this case, either the
landlord and/or the tenant could be a small business. Some of them are new to business
and could benefit from technical support with regard to understanding the basics of
business and financing. In order for tenants to afford higher rents, they need basic
business tools in order to grow their businesses. In addition, they may be able to take
advantage of small business loans to buy inventory and increase sales which would
translate in the ability to pay higher rents.

Real Estate Financing Program Basics:

This section provides a guide to basic resources for the creation, preservation or
purchase of affordable housing as well as real estate development. Our guide contains
information on agencies that administer state and federal funds as well as professional
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organizations that support the affordable housing industry. This group is not all-
inclusive as funding sources and amounts change from year to year based in the budget
of the original funding source. Some of the sources of funds can be obtained on a rolling
basis, and some are awarded in competitive rounds either once or twice a year.
Therefore, we caution that the availability of these funding sources changes over time,
and are especially volatile in the current economy.

Pre-Development Funds: The following are agencies that provide low cost or no cost
pre-development funding and/or technical assistance. This pre-development phase is
usually the first step in the process when you are trying to secure land or buildings for
affordable housing, and need resources to pay for such items as market research, zoning
review, permitting review, option fees and legal fees for site control. Usually funds are
dispersed at pre-determined milestones as the development progresses, and at the time
of construction funding, funds are paid back to the funding source. For this reason,
these types of funds are sometimes referred to as revolving funds.

www.mhpfund.org (Massachusetts Housing Partnership Fund)
www.cedac.org (Community Economic Development Assistance Corporation)
www.massdevelopment.com (Massachusetts Development Corporation)
www.liscnet.org (Local Initiative Support Corporation)

www.bostoncommunitycaptial.org (Boston Community Capital)

www.masshousing.com (MassHousing — Priority Development Funds)

Rental Housing Soft Second and Grant Funding: The following are sources that
provide supplemental financing. They are called soft seconds or grants because in most
instances they do not need to be repaid if you follow the terms of the loan.

e Federal Home Loan Bank of Boston (“FHLBB”)- Affordable Housing
Program (“AHP”) www.thlbboston.com. This program provides both grant
funding and also low interest financing through FHLBB member banks. The
lending program is called the subsidized advance loan program. They also
offer an economic stimulus advance program tied to preserving or creating
jobs with funding from the Housing and Economic Recovery Act.

e Community Preservation Act (“CPA”) Funds — Discussed in more detail
below. These funds are usually ear marked for specific projects and
approved at town meeting.

¢ Massachusetts Department of Housing and Community Development
(“DHCD”)-DHCD administers state and federal funds for a variety of
housing programs including but not limited to 9% tax credits, HOME Funds,

affordable housing trust fund, housing innovation funds, housing
stabilization funds and CDBG (“Community Development Block Grant”)
Funds. www.ma.gov/dhcd.
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¢ MassDevelopment (Massachusetts Development Corporation) — Provides
some funding to municipalities to address environmental matters.
www.massdevelopment.com - brownfields.

e Massachusetts Housing Partnership Fund - Soft second and Home Funders
programs.www.mhpfund.org.

Construction and Permanent Funds: For a development that involves home ownership,
one typically obtains financing for constructing the development, and the proceeds from
the sale of the units or homes are used to pay off the construction financing. For
Apartments, you need to obtain funding for both the construction and the permanent
loan once the project has been built. You may go to one source for both, or different
sources.

www.mhpfund.com (“Massachusetts Housing Partnership Fund, permanent”)

www.hud.org (“Federal Department of Housing and Community
Development”)

www.masshousing.com (“Massachusetts Housing Finance Agency”)
www.massdevelopment.com (“Massachusetts Development Corporation”)
www.mhic.com (Massachusetts Housing Investment Corporation, Construction)

Equity Financing: For projects involving low income tax credits, historic tax credits or
New Market Tax Credits, the following is a list of some sources that purchase or
syndicate tax credits. The proceeds from the sale of tax credits are used as equity in a
development.
www.mhic.com (“Massachusetts Housing Investment Corporation”)
www.enterprisefoundation.org (“The Enterprise Foundation”)

www.bostoncommunitycapital.org (“Boston Community Capital”)
www.michelltd.com (“Michel Associates”)
www.carlisletaxcredits.com (“Carlisle Tax Credit Advisors”)

Home Owner Financing Soft Second Programs: This funding is available to first time
homebuyers including a special program for municipal workers, who meet certain
income requirements. Local banks work with these funding sources to supplement
equity requirements and sometimes waive closing costs.

www.mhpfund.com (“Massachusetts Housing Partnership Fund”)
www.masshousing.com (“Massachusetts Housing Finance Agency”)

The Housing Stabilization Fund (HSF) is a state funded bond program that assists in
the production and preservation of affordable housing for low-income families and
individuals. HSF monies may be used for the acquisition and/or rehabilitation of
existing structures for sale to income-eligible first-time homebuyers, including
distressed or failed properties, or the new construction of homeownership projects.
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Home Ownership Repair Programs: These programs provide low cost, no cost or
deferred payments for home repair for income qualifying individuals:

e HOME Program -www.mass.gov/dhcd

e HUD Lead Clearance Testing Grant - www.hud.gov

e Septic Repair Program - www.masshousing.com

e Section 108 Loan Guarantee - www.mass.gov/dhcd

Rental Subsidies - Contact your local housing authority for availability of Section 8
Certificates and Massachusetts Rental Vouchers, and keep your eye on local
newspapers for private developments advertising affordable housing.

Specific Real Estate Funding Sources:

Local Initiative Support Collaborative (LISC): Boston LISC offers a variety of financial
products that support affordable housing development and other community-led
initiatives, primarily to Community Development Corporations and other community-
based partners. Boston LISC’s strategic priorities for lending are acquisition and
predevelopment loans, but will consider construction, working capital, permanent and
mini-permanent financing in some cases. Below is a sample of their financing programs:

e DPre-Development Loans. Up to a 3 year term, interest payable monthly or
quarterly, repayment at construction closing.

e Acquisition Financing. Up to a 3 year term, interest payable monthly or
quarterly, repayment typically at construction closing.

e Recoverable Grants. Boston LISC offers occasional small, interest-free,
unsecured recoverable grants (available only to CDCs) for predevelopment
expenses of projects early in the development process. In 2009, Boston LISC only
has Recoverable Grant funds for deep retrofit feasibility studies.

e Permanent Financing. Boston LISC offers very low-interest permanent financing
for affordable housing in Boston, Cambridge and Somerville through their
Harvard 20/20/2000 loan fund, in conjunction with a conventional permanent
lender. The maximum term is about 14 years, amortized over a 20 year schedule,
repayable in full on the balloon maturity date.

¢ Mini-Permanent Financing. For projects not eligible for the low interest
permanent financing, Boston LISC offers mini-permanent loans, with up toa 7
year term, amortized over a maximum of 12 years, repayable in full on the
balloon maturity date. Mini-Perm rates are fixed at closing.

¢ Revolving Working Capital Loans and Lines of Credit. Boston LISC offers
flexible working capital and lines of credit for organizations taking on a number
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of projects, such as complex transit oriented development projects. Up to 2 year
term, revolving, repayable at construction financing closing. Security required.

¢ Green Loan Fund. Through National LISC’s Green Development Center, Boston
LISC has access to a small Green Loan Fund for predevelopment loans and
recoverable grants for early green planning, consulting and design, and small
construction loans (up to $75,000) to finance specific green elements where the
loan can be repaid through energy savings.

e Equity. Boston LISC has access to New Markets Tax Credit Equity and Low
Income Housing Tax Credit Equity through its affiliate, The National Equity

Fund (http://www.nefinc.org/index.html).

The Property and Casualty Initiative: In 1999, as the result of state legislation, thirteen
Massachusetts-based property and casualty insurance companies established the
Property and Casualty Initiative, LLC (PCI) as a state wide community loan fund. PCI's
express purpose is to promote economic development by providing loans that improve
the health and welfare of low income residents and communities across the
Commonwealth. Loans range in size from $250,000 to $5,000,000. It provides growth
capital and equipment financing for businesses and organizations for community re-
investment. Loans are typically 7-10 years, for construction and acquisition. Interest
rates run below market rate, currently 7% for housing and 8% for businesses. Its
mission is broader than the community re-investment act since it has the ability to fund
a mixed use building consisting of retail and residential. www.pcifund.com. Stacy 617-
723-7878. This program provides lower cost, longer term financing than most
commercial banks.

The Massachusetts Housing Partnership Neighborhood Rental Initiative Program:
This is available to non-profit and for profit borrowers. These loans are earmarked for
the new production of rental housing, or the preservation of existing affordable rental
housing. Minimum project size is 5 units, and the minimum number of affordable
housing units is 3. Loans provide $175,000 per unit with a maximum of $750,000 in a
deferred payment loan. It also may provide Section 8 project based vouchers. For
example, MHP provided funding to the Eddies supermarket development in Worcester.
The project involved ground floor retail and three stories of apartments. Eddies
supermarket partnered with Worcester Common Ground. Worcester Common Ground
served as lead developer and handled the complicated financing including City of
Worcester Home Funds, Affordable Housing Trust Funds, Section 8 mobile vouchers
and a permanent loan by MHP. The ground floor lease to the supermarket supplements
the loan payments to MHP. There will be a funding round in the summer for this

program. www.mhp.net.
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New Market Tax Credit Program: The NMTC program was created specifically to
stimulate investment in businesses and commercial projects in eligible low-income
communities. Most types of businesses serving low-income communities, such as small
technology firms, retail stores, restaurants, manufacturing, and small business centers,
could qualify if they are active or located in low-income communities. At least half of the
business’s gross income must come from the eligible area. Also, a substantial portion of
its tangible property and the services performed by employees of the business must be
in an eligible community. A mixed-use development with less than 80% of the
property’s gross income is rental income from housing units, is allowed. The property
would also need to be located in a qualified census tract. This program would be a very
good option for property owners that have a mix of retail, office and residential but the
community may not meet the census tract eligibility requirements.

NMTC Providers:
Massachusetts Housing Investment Corporation: MHIC offers
permanent first mortgage loans, acquisition loans for both vacant and
existing structures, equity investments, and subordinate loans. Based on
project characteristics, equity funding can support up to 25% of total
development costs. www.mhic.com 617-850-1000. Andrea Daskalakis:
daskalakis@mhic.com.

Boston Community Capital: Boston Community Loan Fund provides
loans to organizations and private developers for projects that provide
housing, community facilities, and social services for low-income people
and neighborhoods. The Loan Fund lends to community-based
development projects that preserve or increase the supply of affordable
rental and ownership housing and supports the stabilization of the
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community. The Loan Fund provides a range of real estate loans
including acquisition, bridge, construction and permanent mortgage
loans as well as loans within the structure of a New Markets Tax Credit
project. The Loan Fund also finances workforce housing development
which may also include employee-assisted financing

http://www .bostoncommunitycapital.org/ Rebecca Regan: (617) 933-5852

Low Income Housing Tax Credits: Low income housing tax credits are a tool to bring
equity into a development in order to reduce overall carrying costs. Sometimes they are
coupled with state and federal tax credits. The low income credits are based on the
owner’s commitment to create and preserve affordable housing. The constraint with
low income credits is that you can only have a small commercial component, and there
are only a few small deal funds. In most instances, the Southbridge developments
would be too small for this option. This would also be a case where a landlord would
want to partner with a developer that has experience in this type of complicated
transaction and perhaps work with a syndicator such as Michaels’ to sell the credits.

Get the Lead Out Program: The program is offered to investor owners if the windows
and egress or other elements in the residential apartments of their building test positive
for lead paint. It is a 3% loan and it is funded through local banks. The owner obtains a
lead paint test and the town works with the owner and a lender to determine the scope
and cost of services. The town oversees the work. This would be a great resource for
property owners looking to de-lead upper floors for apartment use.

Capital Improvement and Preservation Fund: Through DHCD for acquisition,
refinance and/or rehabilitation of existing rental properties. Funds are intended to
preserve and improve projects where repayment of a state or federally assisted funding
would lead to termination of a use agreement for low income housing.

www.mass.gov/ehed/docs/dhed/hd/cipf/cipfguideline.pdf

Commercial Area Transit Housing Node Program (CATNHP): This is a DHCD
program for a development with a maximum project size of 24 units located within .25
miles of a transit station or a planned transit station in a commercial area. Deferred
payment loan.

http://www.mass.gov/?pagelD=ehedterminal&[=3&L0=Home&L1=Housing+Developm
ent&lL2=Affordable+Rental+Development&sid=Ehed &b=terminalcontent&f=dhcd hd ca
tnhp catnhpré&csid=Ehed

Facility Consolidation Funds (FCF): Funds are from DHCD but administered by
CEDAC and may be used for the acquisition, construction, renovation of buildings.
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Intended to support developments that serve individuals affected by the facility
consolidation/community expansion and restructuring initiatives of DMR and DMH.

http://www.mass.gov/?pagelD=ehedterminal&L=3&L0=Home&L1=Housing+Developm
ent&L2=Affordable+Rental+Development&sid=Ehed &b=terminalcontent&f=dhcd_hd_fc
f fcfr&csid=Ehed

Community Programs:

Community Development Block Grant Program: This funding is for physical building
improvements as well as infrastructure improvements. These grants are derived from
federal monies and typically used for specific community projects including
neighborhood revitalization, renovation, economic development and improvement in
the efficiency of delivering municipal services. These grants are geared to projects
benefiting people with low and moderate-income levels. National objectives include
assisting people with disabilities through the removal of architectural barriers and
activities to help communities come into compliance with the goals of the Americans
with Disabilities Act (ADA). This is a highly competitive program. However, often
times there are strength in numbers. We suggest the Town consider partnering with
other towns to demonstrate regional need and/ or apply to additional CDBG funding
programs.

The Housing Development Support Program (HDSP), a component of the
Massachusetts Community Block Grant Program (CDBG) is designed to assist project-
specific affordable housing incentives with emphasis on creation, preservation or
improvement of small-scale public and private projects which may not be cost-effective
under other development assistance programs or with conventional financing. Under
this program, a town can apply to the state for a building owner for up to 75% of the cost
to create an affordable housing unit. The owner is then responsible for investing the
additional 25%. The 75% is a deferred payment loan for 15 years. This is an ideal
program for creating affordable rental housing units on upper floors.

HOME Consortium: Danvers is part of the North Shore Home Consortium and receives

annual funding and the ability to compete for additional funds. HOME dollars can
provide development funding for affordable units in the downtown area. Eligible
HOME funded activities include the construction of new affordable housing units, First
Time Homebuyer Downpayment Assistance, Housing Rehabilitation, and tenant-based
rental assistance for very low income households. This funding is for physical
improvements. The HOME program targets households earning 60% of area median
income for rental developments and 80% of median income for homeownership
developments.

MASSACHUSETTS PRESERVATION PROJECTS FUND (MPPF): The MPPF is a
state-funded 50% matching grant program established to support the preservation of
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properties, landscapes and sites (cultural resources) listed or eligible for listing in the
State Register of Historic Places. Applicants must be a municipality or non-profit
organization. Requests for pre-development projects can range from $5,000 to $30,000;
requests for development or acquisition projects may range from $7,500 to $100,000. A
number of the downtown buildings may be eligible for historic register status. A study
of whether or not the downtown area is eligible as a national register district could help
property owners in the future access historic tax credits for building improvements.
Once a building is designated as historic, it is eligible for historic tax credits. The tax
credits can be sold to bring equity into the project.

Form a Community Development Corporation (CDC): CDC’s provide technical
assistance, funding for business and access to funding for physical improvements.
There are two CDC’s on the north shore that are in the process of merging to form the
North Shore CDC. CDC’s are community-controlled, nonprofit organizations that work
throughout the commonwealth to build more inclusive, vibrant, and productive
communities. CDC’s provide housing, economic and human development and
leadership services. The Massachusetts Association of Community Development
Corporations (“MACDC”) runs a community organizing institute to assist in formation
and management. The Community Organizing Institute helps all of MACDC’s
programs incorporate community organizing values and practices so that organizing
becomes an increasingly central element in all of our work. It is a place for learning,
networking, research, reflection, debate, and coalition building. By forming a CDC, the
community then has a partner for business owners who may wish to develop their
upper floors. A CDC has access to low income loans and pre-development funding
from organizations such as LISC and the Neighborhood Reinvestment Corp. not
available to for profit entities.

Consider Adopting the Community Preservation Act: The Community Preservation
Act is a means to collect money from both the state and the community for historic
preservation, preservation of open space and recreation and preservation of affordable
housing. It needs to be approved through a town election process. In most cases, each
tax payer is charged an additional 1% tax and the state matches funds depending on
how many communities participate in the program. CPA funds can then be utilized to
supplement affordable housing development in the downtown area.

Useful link:
www.communitypreservation.org

Form a Municipal Affordable Housing Trust Fund: A Housing Trust Fund is typically
a recipient of Inclusionary Zoning Funds, Community Preservation Funds, linkage or
other funds due to the town in connection with development that are earmarked for
affordable housing development. They can be charged with overseeing and distributing
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funding to preserve and create affordable housing. They can also act as a not for profit
to assist with developing affordable housing. (see appendix)

Business Resources

North Shore Chamber of Commerce: The North Shore Chamber of Commerce is
dedicated to actively shaping public policy and events so that decisions by business and
government result in an improved economy and quality of life for the region. Offers
group rate health insurance for members.

Useful link:
http://www .northshorechamber.org/default.html

Massachusetts Small Business Development Center, Northeast Regional Office:
Provides free and confidential business advice and free or low-cost business seminars to
help you raise capital and start or grow your business in Massachusetts. Located at the
Enterprise Center —a regional business incubator and conference center located at Salem
State College—the SBDC is a partnership of the U.S. Small Business Administration and
the Massachusetts Department of Business Development and is a program of Salem
State College. During Fiscal Year 2009, the Massachusetts Small Business Development
Center's Northeast Regional Office helped 40 companies secure over $8 million in
financing. SBDC business advisors met with 520 clients and offered 54 business
workshops throughout the region, attracting over 1,762 entrepreneurs.
http://sbdc.salemstate.edu/

The Merrimack Valley Economic Development Council, Inc.: Created to advance the
economic interests of the Merrimack Valley of Massachusetts. The Council encourages
greater communication between the public and private sectors and fosters collaborative
efforts between and among communities, leading to sustainable economic growth and
prosperity for all. http://www.merrimackvalley.info/

Massachusetts Office of Business Development: Assists companies to create and
retain jobs, as well as promote private investment in our state. Facilitates simplified,
timely access to a host of governmental and non-governmental resources and incentive
programs that will help businesses grow faster and stronger in Massachusetts.

http://www.mass.gov/?pagelD=ehedsubtopic&l=6&L0=Home&L1=Economic+A
nalysis&l.2=Executive+Office+of+Housing+and+Economic+Developmenté&l.3=De

partment+of+Business+Development&L4=0Our+Agenciestand+Commission&L5=
Massachusetts+Office+of+Business+Development&sid=Ehed

The Community Express Program: A collaboration between the Small Business
Administration and the National Community Reinvestment Coalition. Its purpose is to
increase the flow of cash to new markets. Community Express loan program is designed
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for small businesses in disadvantaged communities and small businesses owned by
women, minorities and veterans. The program partners with SBA approved technical
assistance providers to help small business owners succeed. The technical assistance
providers are non-profit community based organizations that assist businesses in many
aspects; including help with finding a financing solution. The 7(a) Loan Program is
SBA’s primary program for helping start-up and existing small businesses, with
financing guaranteed for a variety of general business purposes. SBA does not make
loans itself, but rather guarantees loans made by participating lending institutions. In
this way, taxpayer funds are only used in the event of borrower default. This reduces the
risk to the lender but not to the borrower, who remains obligated for the full debt, even
in the event of default.

Boston District Office, 10 Causeway Street, Room 265, Boston, MA 02222,
(617) 565-5590

Boston Private Bank and Trust Company Community Partners Small Business Loan
Program: Through the Community Partners Program, Boston Private Bank provides
reduced-cost loans with flexible underwriting to small businesses. Businesses may be
preserving or creating new jobs that are available to lower income individuals or located
in low- and moderate-income areas or neighborhoods targeted for economic
development by federal, state or local government. The goal of the Program is to
improve access to reduced cost loans for small businesses that may have difficulty in
obtaining financing from traditional bank lending programs at standard rates. The
minimum loan size is $25,000 but at the banks discretion they considers loans as small as
$5,000. Loans may be up to 5 years and no points and fees are charged. Contacts:

Anna Bautista at (617) 912-4252 or abautista@bostonprivatebank.com, or Sarah Lamitie
at (617) 912-4312 or slamitie@bostonprivatebank.com.

Massachusetts Banking Partners Small Business Loan Program: Known as Banking
Partners — is a small business loan program designed to improve access to financing by
very small businesses that are receiving Participating Banks. Offers loans that are small
in size with below-market interest rates and are appropriate for early-stage businesses.
Lenders are encouraged to make loans as small as $5,000. The businesses should have
20 or fewer employees, and they should be located in low or moderate income census
tracts. Beverly Cooperative is the participating bank on the North Shore.

Useful link:
http://www.mcbc.info/partners

Marketing Goods and Services to State and National Government
Massachusetts has programs to assist minority and woman owned businesses to market
their goods and services to state government entities and authorities.
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Affirmative Market Program (AMP): Assists minority and women owned businesses
market to the state and authorities. It also helps them secure subcontracts from
contractors with State contracts.

AMP provides information, training, and contact opportunities to these businesses to
enhance their ability to obtain state contracts. It specifically helps with programs that
have set-asides for minority and women owned businesses. Training helps deal with
the state’s vendor selection and contracting regulations and practices and provides
advice on obtaining bonding and meeting other requirements.

Program Coordinators have focus on specific business types and provide both program
and contact information to assist businesses find and win state contracts.

Useful link:
http://www.mass.gov/?pagelD=afsubtopic&.=5&[.0=Home&L1=Budget%2c+Taxes+%26
+Procurementé&l.2=Procurement+Information+%26+Resources&L3=Procurement+Progra
ms+and+Services&L4=Affirmative+tMarket+Program+(AMP)&sid=Eoaf

State Office of Women & Minority Businesses Assistance (SOWMBA): Certifies
business as meeting the State’s requirements for woman or minority ownership and
provides directories to agencies, authorities and prim contractors find appropriate
minority and women owned businesses to work with.

SOMWBA

10 Park Plaza, Suite 3740

Boston, MA 02116

Phone - (617) 973-8692

Fax - (617) 973-8637
http://www.somwba.state.ma.us/

Government. Like the State Government, the Federal Government provides special
opportunities for minority and women-owned businesses both directly and by requiring
that some contacts have set asides for minority and women-owned business
subcontractors/suppliers.
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Appendix 1: Pictures of Downtown Area
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Buildings heading into downtown

New Downtown Retail
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Lyons Funeral Home — Apartments

Atrium Building
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New Town Parking Lot purchased from MBTA

Lee Property
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Parking Lot
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Appendix 2: 58-60 Purchase Street, Danvers, MA
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58-60 Purchase Street is located on the edge of downtown Danvers on, a short distance
from the Liberty Tree Mall. It contains 1.29 acres of land and is zoned R1 which allows
multi-family use by a special permit. The property currently contains a 1,764 square foot
8 room colonial house that was built in the early 1900’s. It has been off and on the
market since April of 2007 and is currently listed at $239,000. There is a 24 unit brick
condominium building on one side of the property that was built in 1971 and one
bedroom units sell for $130,000 for a 625 square foot unit. There is a bus that runs down
Purchase Street and route 128 is a one minute drive. The site contains some wetlands
and the seller has provided a map of the wetlands.

If grant funds are awarded they could be utilized for the following:

1. Civil engineering to determine size of building footprint/utility capacity.

2. Architectural services to create a concept building plan and back of the
envelope construction costs.

3. Affordable housing consultant to create development, operating and
income pro-formas, indentify third party developer, negotiate an offer to
purchase with the seller, and work with the community on developing a
time line for permitting.
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Directions: See location map on next page. From Boston, take Route 93 North to Route
128 North to Exit 29N, bear right onto Florence Street, turn right onto SR 35, take left
onto Purchase Street. Approximately 24 miles and 29 minutes drive.
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Appendix 3: The Atrium, 10 Elm Street, Danvers, MA
The Atrium Mall is located at 10 Elm Street, in the heart of downtown at the intersection
of Elm and Maple Street. It contains 0.549 acres of land and is zoned C1 which allows
multi-family use by right. The mall is a 53,532 square foot commercial block style
building, currently with 12 individual retail/office units distributed throughout the
basement, first, and second stories. At the present time there are 10,000 square feet of
unrented office space on the southwest side of the building with limited windows.
There is an underground parking garage with 24 spaces reserved for tenants. The MBTA
bus lines 465 and 468 stop directly in front of the building, providing access to the
nearby Liberty Tree Mall and the Salem commuter rail station.

& 2010 Microsoft Privacy Legal | Advertize | About our ads Tell us what you think

The property is not currently on the market; however, the owner has expressed an
interest in selling a portion of the unused second floor space to a developer for
conversion to residential use.

If grant funds are awarded they could be utilized for the following:

1. Structural engineering and building code review to determine building's upper
level capacity for conversion to residential use and the addition of windows.

2. Architectural services to create a concept redevelopment plan and back of the
envelope construction costs.

3. Affordable housing consultant to create development, operating and income pro-
formas, indentify third party developer, negotiate an offer to purchase with the
seller, and work with the community on developing a time line for permitting.
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Directions: See location map on next page. From Boston, take Route 93 North to Route
128 North to Exit 29N, bear right onto Florence Street, turn right onto SR 35, take left

onto Elm Street. Approximately 24 miles and 29 minutes drive

& z
w & @ 3
[ ??-% & L Q’sznuf 5 el o
g:b e % & g8 Y, ‘& s %_
& &, NG g bl 7 3 2 e
=] ), 0% r:b, = £ CE_J &F
f ey g o oate B
T § £ 3 =2 e P
o =5 N AT
d‘éq § et Y S
. =
Otfig &t & Sﬁaﬁﬁ‘d R
2
%
Cargpy” o ?9
I3
N
o
@
% W e
9% g
2 B %
=3 28
9 B % % ¢ P
- g+ =, L) Q& (\é e
S %, ?° &
d.)r ‘:I} ((’ [Z» r} ‘&\
a7 s, 8 % 128
mran g 7 + o Q}@\ F
) & ¥
[l 5} B
% & 2
&y B
Y\d&a“ /9/\
& St o
Tapley & = ‘;\\«\e % N,
Playground QS(‘Q% % 17? &
23
nfainut Grovve & 'gg;} ¢l$ T g
At Cemetary 6! ., W 18 ]
Copyright @ and (P) 1988—2005 Microzoft Corporation andior its suppliers. Al rlgrrls reserved Pemons L=0] 990—2005clnsteIISh|eId Sofmre Corporatlon All'rights reserved Certain mapping and
direction data @ 2005 MAYTEG. All rights reserved  NAVTES and NAYTES ON EIGJARD areftrademarks efﬂNAVTEQ ©2005 Tele Atlas Morth' America, Inc. Al rights reserved. Tele Atlas and Tele
Atlas Morth Ametica are trademarks of Tele Atlas Inc. ol

LDS Consulting Group, LLC

48 |Page




Appendix 5 - Subsidized

Housing Inventory

Sheetl
Total
SHI  Afford.
Project Name Address Type Target Owner Units Expires
Maple Street School 80 Maple St. & 7 Charter Rental |Elderly/Disabled Danvers Housing Authority 38 perp
Poplar 67 Poplar Street Rental Danvers Housing Authority 10 perp
Fairweather 11 Porter Street Rental |Elderly Preservation of Affordable Housing, Inc. 44 2010
Hawkes Manor 11 Rice Street Rental |Elderly/Disabled Danvers Housing Authority 62 perp
Tapley Manor 95 Holten St Rental |Elderly/Disabled Danvers Housing Authority 40 perp
Heritage at Danvers 9 Summer St Rental |Elderly (Assisted Living) [B-VIII DANVERS LLC 80 perp
Danvers Port School 10 Water St Rental |Family Danvers Housing Authority 8 perp
Perry Terrace 6 Perry Street Rental |Elderly/Disabled Danvers Housing Authority 25 perp
Highland Manor 14 Stone Street Rental |Elderly/Disabled Danvers Housing Authority 40 perp
Collins 110 Collins St Rental |Group Home Danvers Housing Authority 8 perp
Conant Village 240 Conant St Rental |Family Peabody Properties 60 Perp
Thompson House 160 Water Street Rental |Disabled (Deaf) NE Home for Deaf 24 2037
INTERBARTOLO & RICUPERO LIMITED
Dartmouth 11 Dartmouth Rental |Group Home PARTNERSHIP I 4 2015
Avalon at Crane Brook 162 Andover Street Rental |Family AvalonBay 78 Perp
Rand Circle Apartments [1-36 Rand Circle Rental |Family Danvers Housing Authority 36 Perp
Rogers 2 Rogers Rental |Disabled Residential Options Inc. 7 2031
Residences at Newbury 180 Newbury St Rental |Family Northland Investment Corporation 258 |Perp
Avalon Danvers 50 Hathorne Avenue Rental |Family AvalonBay 70 Perp
DMR Group Homes n/a Rental |Disabled 91 n/a
DMH Group Homes n/a Rental |Disabled 8 n/a
Stone/Ash/Fellows n/a Rental |Family Danvers Housing Authority 8 perp
TOTAL 999

Page 1

Census 2000 Housing Units

Percent Subsidized

Estimated 2009 Housing Units
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Difference
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Year Built (or Distance to
converted) study area
1982 In SA
1980 0.25 mi
1982 0.25 mi
1972 0.5 mi
1980 0.6 mi
1997 0.6 mi
1982 0.9 mi
1960 0.9 mi
1980 1.0 mi
1984 1.1lmi
2003 1.5 mi
1996 1.8 mi
1995 1.8 mi
2004 1.9 mi
1982 2.3 mi
1997 2.3 mi
2005 2.6 mi
2009 2.7 mi
n/a n/a
n/a n/a
n/a n/a
9721
10.28%
10920
9.15%
93 units

Sheetl
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Appendix 5: Establishing an Affordable Housing Trust Fund (G.L. Ch. 44, §55C)

The law gives all communities the local option to create municipal affordable housing
trust funds. Previously, cities could create trusts through their own resolution, but
towns had to get approval from the legislature through what is known as a home rule
petition. In addition, the law sets forth clear guidelines as to what trusts can do. It allows
communities to collect funds for housing, segregate them out of the general budget into
an affordable housing trust fund, and use these funds without going back to town
meeting for approval. It also allows trust funds to own and manage real estate, not just
receive and disburse funds.

The purpose of a Municipal Affordable Housing Trust Fund (Trust) is to provide for the
creation and preservation of affordable housing for low and moderate income
households, which is eligible for inclusion in the Town’s subsidized housing inventory
as determined by the Department of Housing and Community Development. The
fundamental concept behind the creation of the Trust is to have a quasi-municipal
agency in the Town capable of acting quickly and decisively in order to take advantage
of opportunities to create or preserve affordable housing in accordance with the Trust’s
strategy and objectives.

o The statute is a local acceptance statute. Therefore, to create the Danvers Affordable
Housing Trust Fund, a majority vote of Town Meeting is required.

The fund should serve as a single account for managing all sources of housing finance
available to the town, such as fees paid by developers in lieu of building affordable units
in a new subdivision, grants, revenue from the sale of municipal property for affordable
housing development, and revenue from the sale of properties obtained by tax title
foreclosure.

e  Fees paid by developers in lieu of building required affordable units
e CPA funds allocated for housing
e Excess profits from affordable housing developments

Also, funds paid into the trusts are the property of the trust and need no additional
spending approvals. Funds may be received from fees, private contributions,
Community Preservation Act (CPA) funds and payments associated with zoning
ordinances.

Communities that have passed CPA may benefit most from this law because it gives
them a more streamlined way to spend its CPA dollars on housing. For more
information on the CPA, go to the Community Preservation Act web site, look at the

left-hand column and click on "implementation."

Municipal Constraints Still Apply

While the creation of a municipal housing trust gives communities additional flexibility
to be a participant in making affordable housing happen, the legal restrictions and
regulations governing cities and towns still apply.
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http://www.communitypreservation.org/index.cfm

The Affordable Housing Trust Fund is:

A government body for purposes of Uniform Procurement Act (Ch. 30B).
A government body for purposes of the Open Meeting Law.
A public entity for purposes of the public records law.

Board is a public employer & municipal agency under State Ethics Law

» Trustees are “special municipal employees.”

The law requires that local housing trusts be governed by a five-member board of

trustees appointed by the board of selectmen.

The new trusts must be in compliance with Chapter 30B, Section 16, the law which
governs public procurement, as well as the public bidding and construction laws that
regulate public construction projects.

RFP is required for value exceeding $25,000, unless qualifies for uniqueness

determination

» Value calculation should allow for depreciation due to proposed affordable
housing use.

Acquisitions from the state, or from the town are exempt from Chapter 30B.

Retention of architects & contractors governed by public construction bid laws

If Trust conveys land to developer pre-construction, bid laws do not apply

RFP for developer selection can include terms governing marketing & selection

of eligible purchasers

If Trust leases land to developer for construction of rental housing, construction

may not be subject to public bid laws

Public subsidies of private affordable housing construction project do not trigger

public bid laws.

It's likely that most municipal trust funds will opt to dispose of property through a sale
or long term lease to a developer so as to clearly differentiate any affordable housing
development project from a public construction project.
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Appendix 6: Stakeholder Interviewees
Kevin Hurley
Executive Director
North Shore Home Consortium
City Hall, 24 Lowell Street
Peabody, Massachusetts 01960
978-538-5747

Don Preston

Habitat for Humanity North Shore
215 Maple St.

Lynn, MA 01904

781- 598-0310
preston@comcast.net

Mickey Northcott

Beverly Affordable Housing Coalition/Salem Harbor CDC
(Note: Will become North Shore CDC)

234 Cabot Street

Beverly, MA 01915-5702

978- 921-4705

Susanne Schneider

Mega Group Real Estate

7 Federal Street ~ Ste 15
Danvers, MA 019223
978-762-9771

617-285-6695-cell
sschneider@themegagroup.net

Cookie Melanson
Century 21
978-375-4199

Yvonne Graham

Site Manager

Harborlights Community Partners
221 Cabot Street

Beverly, MA 01915
978-922-9775/1112

Ilene Healey
Community Teamwork
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10.

11.

12.

13.

14.

167 Dutton St.
Lowell, MA 01852
(978) 459-0551

Jerry McCarthy
Northeast ARC

64 Holten Street
Danvers, MA 01923
(978) 762-4878

Julia Biddle

Strongest Link

5 Federal Street

Suite 250

Danvers, MA 01923-3687
(978) 777-5885
jpiddle@strongestlink.org

Kathy Delorenzo

Del Realty

104 High Street
Danvers, MA 01923-3114
(978) 774-5545

Diane Moses

North Shore Elder Services
152 Sylvan Street

Danvers, MA 01923-3581
(978) 750-4540x260

Irene

President
Danvers Kiwanis
978-750-1975

Peter Mirandi
Town of Danvers Veteran Service
978-777-0001

Kosta Prentakakis
Owner, Atrium
10 Elm Street
978-745-8887
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15.

16.

17.

18.

19.

20.

21.

22.

Cindy Dunn

Executive Director

Danvers Housing Authority
14 Stone Street

Danvers, MA 01923-1899
(978) 777-0909

Michelle Mansfield

Danvers Housing Authority
14 Stone Street

Danvers, MA 01923-1899
(978) 777-0909

Gary Nagle
President

Danvers Rotary Club
978-777-7650

Jeremy Lee - Jeremy@lrc.cc

William E. Lee

Hot Watt, Downtown Business, Member Downtown Improvement Committee
978-777-0070 x 222

Don Morano
Danvers Masons
978-265-6848

Nancy McCann
Local Attorney
978-739-8484

Lynn Duncan
City Planner

City of Salem
978-745-9595x5685

Becky Kilborn

Realtor and Member ZBA
978-777-3003
Kilborn@shore.net
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23.

24.

25.

26.

27.

28.

Karen Nelson

Kate Day

Susan Fletcher

Danvers Planning Department

Richard Maloney
Town of Danvers Building Inspector

Dick Trask

Town of Danvers

Historic Society

978-774-0554 Trask@noblenet.org

Marsha Donovan

Local Attorney

Lives and Works in Downtown Danvers
29 Elm Street

978-774-6062

marsha@donovanlaw.net

CR Lyons

Owner of Funeral Home, C.R. Lyons and Sons

Lives and works in downtown, Downtown Improvement Association
978-777-7900

clarencerlyons@aol.com

Stacy Bester
MBTA
SBester@eMBTA.com

Other Sources:

1.

e Ll

[N
N R O

Danvers Comprehensive Transportation Study, prepared by the BETA Group,
March 2004.

Town of Danvers Zoning By Laws, January 29, 2007

Town of Danvers Community Development Plan 2004, Dufresne Henry
Downtown Improvement Association

North Shore Home Consortium: Draft Five Year Consolidated Plan

United States Census Data

American Community Survey

Multiple Listing Service

Claritas Demographic Reports

. Massachusetts Division of Employment
. US Bureau of Labor Statistics
. Massachusetts Department of Housing and Community Development
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	Equity Financing:  For projects involving low income tax credits, historic tax credits or New Market Tax Credits, the following is a list of some sources that purchase or syndicate tax credits.  The proceeds from the sale of tax credits are used as equity in a development.
	Rental Subsidies - Contact your local housing authority for availability of Section 8 Certificates and Massachusetts Rental Vouchers, and keep your eye on local newspapers for private developments advertising affordable housing.
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