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DANVERS AFFORDABLE HOUSING TRUST 
 

TOWN HALL, DANVERS, MASSACHUSETTS 01923 
TELEPHONE (978) 777-0001         FAX (978) 762-0215 

Minutes 
January 7, 2015 

 
Danvers Affordable Housing Trust: Gardner Trask, Sally Calhoun, John Alden, Don Gates,  
Tish Lentine, Stacey Bernson and Carla King 
 
Also Attending:  Nancy McCann, Akbar Olia, Donald Preston 
 
Staff:  Susan Fletcher and Francine Butler 
 
Minutes of November 19, 2014 
 
A motion was made, seconded and unanimously voted to approve the minutes of November 19, 
2014 as written. 
 
240 Newbury Street Multi-Family proposal:  Nancy McCann 
 
Trask told the Board that he attended the last Zoning Board of Appeals meeting where Akbar 
Olia asked for a variance in an Industrial-1 area.  The location of the site is on the road at the 
back of Supino’s heading out towards Route 1.  Because of access issues this is a hard site to 
develop.  Trask said that they are trying to get a variance to build out the property in a manner 
similar to residential use patterned after two local projects; the 40B at Swing Away where the 
Town had no input in design and the friendly 40B behind Stop & Shop for 90 units. 
 
Nancy McCann told the Board that this was an industrial lot.  There is a dwelling that was built 
in 1880 and was part of the Danvers State Hospital.  It was later converted into office space 
which was used by the Special Olympics.  McCann said that Olia has tried to rent the building 
for offices  but no one has rented any space.  She said that Olia has been looking for a tenant for 
four years, but the site posed difficulties for an industrial use.  There have been a lot of plans, but 
there have been no takers.  She said that the ZBA agreed there was a legal hardship for this site.  
Olia proposed building 27 residential units to the ZBA, meeting all of the dimensional 
requirements as well as parking requirements.  Dimensionally the building fits on the lot.  
McCann said the applicant was simply looking for a use variance.  The ZBA was concerned that 
no affordable housing was being given to the Town.  This is a parcel that has a hardship, and 
they are trying to create a viable project.  To add affordable units would make it difficult to have 
a development that works.  McCann said that they have agreed to reduce the project to 25 units 
and change the mass of the building, which will reduce the amount of parking as well.  McCann 
said that the last issue to address is whether there is an ability to provide an affordable unit either 
on site or off-site. 
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Trask brought up the property across from McKinnons.  He asked to have the Board consider if 
the Trust would help with the permitting fees for a small developer. 
 
McCann said that there is an understanding that the number of units is typically the breaking 
point for developments.  She stated that the Building Inspector put together a packet from a 
workshop that showed the large permitting fee due the State for the 78 Holten Street project. 
 
Fletcher stated that part of the large fee was due to the developer looking for a consultant after 
the construction was completed.  He started the application process when the unit was ready to 
be occupied. 
 
McCann asked what the Trust would do to help them with this project, and the Trust said that the 
Trust could provide funding for the application process to DHCD. 
 
McCann stated that a lot of towns allow an off-site unit.  Trask stated that the decision of the unit 
being on-site or off-site was a decision that the developer needed to make. 
 
Alden said if the project was going to be rental verses condominiums, the rental rates for a one or 
two-bedroom are not much different from market rate.  It is a high amount for rent.  Alden felt it 
would be less damaging financially if they were to rent and offer affordable units.  He felt this 
site was not a good location for families since they usually require a two to three-bedroom unit 
near transportation and a downtown area.  He felt these units were not great due to the size and 
location.  McCann concurred that family units are more in demand, but these units are going to 
be one and two-bedroom units.  She felt there may be a need for a one-bedroom affordable unit 
that is handicap adapted.  
 
Trask pointed out that there is a small gap between what is considered affordable rents and 
market rents.  McCann agreed there is not a large gap if the units are not being sold. 
 
There was a discussion concerning the sale price of the condominiums at the Rose Court project. 
 
Trask said the process is to get a unit on the DHCD inventory, which is an expense. 
 
Olia asked if the fee would be yearly for rental and sale.  Fletcher responded that the fee for the 
sale of a unit would only be one time.  Rentals would have to reapply every year.  A unit that is 
sold would need to be deed restricted.  
 
King stated that she would like to see the rents of this unit be truly affordable. 
 
Alden asked if the applicant had off-site units in mind, and McCann responded no.  McCann said 
that this just came up at the discussion at the ZBA meeting.  McCann said that Fletcher informed 
her that they do not want people buying a unit that is already affordable.  Fletcher said that the 
unit should be a unit that does not fit affordable criteria, but is sold at the affordable criteria. 
McCann felt if they did an off-site unit, they would buy an older single-family home and create a 
duplex. 
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Alden said he would prefer an off-site unit due to the location of this development.  It is not near 
the downtown area.  He would rather see an affordable unit geared towards a family. 
 
Lentine said that she likes the handicap accessible unit.  She would like a three-bedroom unit 
since single parents having a boy and a girl need this. 
 
Trask asked what the total number of bedrooms was with the revised plan of 25 units. 
 
McCann responded that there are 11 one-bedroom units and 16 two-bedroom units, which would 
generate 43 bedrooms in the original proposal.  They did not know the number of bedrooms in 
the 25 unit plan.  It could be somewhere between 39 and 40 bedrooms. 
 
Calhoun said it is the ZBA and Planning Board policy of the Town to increase affordable 
housing.  This Board prefers three bedroom units and felt the unit can easily be located off-site. 
 
McCann asked if there were funds available to off-set costs.  Trask said it is a consideration. 
 
Fletcher pointed out that they are dealing with two different levels.  There is the cost of getting 
the unit on the DHCD or absorbing some of the costs of the property owner for the development. 
 
Gates said that there are funds available. 
 
Trask said that multi-family inclusionary zoning looks to create affordable units.  Trask said that 
he would be willing to talk about some level of support of the DHCD process, but he would not 
feel comfortable outside of that.   
Calhoun pointed out that they have not spent money to off-set developer’s costs.  When we paid 
the tax title to 55 Coolidge Road, that property went to Habitat for Humanity.  This would be a 
request that we have never had before. 
 
Bernson said she still had a problem with the fees.  She knows that it costs $9,000 to $10,000 to 
have a consultant.  She told the Board that she could do the application if the Town wanted to be 
the applicant.  A consultant would be necessary to have a marketing plan, which could be used as 
a template for future units. 
 
McCann confirmed that there was a fee for the consultant and a fee to the state. 
 
McCann stated that if the Town is going to be the applicant, they would need to go to the 
Selectmen.  Trask felt the Selectmen would be supportive of their efforts since they understand 
that he is the representative of this Board. 
 
McCann confirmed that the Town, through the Trust, would be the applicant for the LIP. 
 
Fletcher said another alternative was to underwrite the units, whether condos or rentals, on the 
LIP without involving the Town.  Fletcher said she was going to check to see if the fee is waived 
if a municipality applied. 
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McCann asked if there was a willingness to go either route.  She wanted to confirm that they 
would not subsidize the affordable component, just the cost of getting the units on the SHI. 
 
Trask said he would be happy to vote that the Trust issues a letter of approval for not less than 2 
units or no less than 5 bedrooms either on-site or off-site, along with providing the fees to get the 
units on the SHI.  He said that this property is not compelled by the Multi-Family Affordability 
Provision.  McCann said that she would prefer two one-bedroom units that are handicap 
accessible.   
 
Alden said that he has a threshold of $7,500 per bedroom.  He would want to know more about 
the fees before they pass the motion.  He liked the handicap factor but would like to have the two 
bedrooms.  McCann said that they are proposing two one-bedroom units. 
 
Gate asked if they could get a handicap unit and a two-bedroom unit.  This way they get three 
bedrooms.  The Trust picks up the fee, and if we go the LIP process with Bernson, the Trust may 
avoid the fee of $4,500.  This way the Trust gets what they want, and the applicant gets what 
they want.  It would serve both populations. 
 
McCann said they could add a Veteran’s component to the site. 
 
McCann reminded the Board that the ZBA caused them to take two units off the original 27 unit 
proposal.  If they need to give up another two units, it could be a hardship. 
 
Bernson asked how long before the site would be occupied, and McCann stated probably next 
spring.  Bernson said that the Trust could have home ownership funds available by then, if they 
go the ownership route.  The purchase of the units could be subsidized this way. 
 
Trask asked if the Board would cover the applicant’s cost of getting units on the SHI if the 
developer offered one handicap accessible unit and a two-bedroom unit. 
 
Olia said that this project is marginal at best. 
 
Trask asked if their decision was going to be sale or rental, and McCann responded that that 
would be market driven.  She stated that one project in the past went from condos to rentals to 
condos by the time they went through the DHCD process.  McCann said that they needed to hear 
what the Trust wanted, and Olia needs to run the numbers to see if it works. 
 
Bernson asked what the reason was for the reduction of units, and McCann responded that the 
chair had a problem with the mass of the building.  He thought it was too much for the site, and 
there were too many units.  She said that a letter of support from the Trust would be helpful since 
they need to go to the ZBA on Monday night. 
 
Trask said that there could be an incentive for adding affordable housing.  McCann said that it 
has to fit the floor plan. 
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Trask asked if the Board was willing to offer a letter support for the 25-unit plan with one handicap 
unit and a two-bedroom unit with the Trust to cover the DHCD application, fees and applicant 
validation process.  A motion was made, seconded and unanimously voted to offer this letter of 
support.   
 
Don Preston – Habitat for Humanity 
 
Preston told the Board that the home at 55 Coolidge Road had the windows and doors in and the 
roof on.  Rough plumbing and rough electricity would be completed by early next week.  
Insulation and sheetrock would follow.  They are projecting completion in June or July. 
 
Preston said the FHLB loan of $30,000 did not come through because the project was too far 
along.  By the time the FHLB money came through, the project would be done.  This was 
replaced with another pool of money.  He presented a revised budget.  He told the Board that 
they have other sources of funds with a $30,000 grant.  Preston said he is looking for the $10,000 
match that was committed, and asking for an additional $10,000.  This would bring the total 
funds given by the Trust to $40,000. 
 
Calhoun questioned the budget.  She stated that they had talked about committing $30,000.  She 
asked if there might be any other community resource that could come up with that additional 
$10,000.  She asked the Board for their opinion.   
 
Trask said that he was not at that meeting.  When he read the minutes, he saw that the Trust 
agreed to commit $10,000.  He felt there should be some acknowledgement that the Trust has put 
in $88,000 towards this project with the donation of the acquisition of the property.  The Trust’s 
support in this project is at 36%. 
 
Trask felt there would have been a different reality to their decision making if the Trust knew 
this in the beginning instead of trying to decide at the end.  He would like more Habitat projects, 
but he has to look more closely at the next project if the project keeps coming back to the well.  
He has a concern with the match of $10,000, and he has a problem with the additional $10,000 
being requested tonight. 
 
Gates said that if they did this for every project, the Trust would be out of money in a very short 
period of time.  If we are trying to assist in putting affordable housing on the books, the money 
needs to be used wisely.  It is unsustainable if we keep doing this.  A lot of money has been put 
into this project. 
 
Fletcher said that at some point the Trust will need to get into fundraising if it is to remain 
sustainable.  Gates said that he would rather it be later than earlier.  Fletcher agreed. 
 
Alden said he had a concern back in August that if the $10,000 was given to Habitat, would the 
Trust be done.  It was set in his mind back then to limit the donation to $10,000.  He is not 
comfortable putting more into this project. 
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Preston said he understood.  He is not comfortable coming to the Trust, but the economy is 
tough. 
 
Bernson said that donations are not coming in as much as before.  The amount of money of 
going into this project is large. 
 
Calhoun asked is there any source of money coming into Danvers.    Fletcher said that the Town 
does not qualify for CDBG funding and the only federal housing dollars the town receives is the 
HOME funds..   
 
Bernson said that the City of Peabody has CPA funds which are huge.  A minimum of ten 
percent of the CPA funds needs to be dedicated to affordable housing. 
 
Trask said that at the last Selectmen’s meeting, he asked the Chair and Manager to establish a 
CPA committee.  The Board had a committee ten years ago, but it did not get past the Chairman 
to go forward.   
 
Calhoun said she felt comfortable matching the $10,000.  She is not convinced to contribute the 
additional $10,000.  Lentine and Gates agreed. 
 
A motion was made and seconded to honor the $10,000 commitment for a total non-acquisition 
commitment totaling $30,000.  It passed by unanimous vote. 
 
Preston presented another idea to the Board.  He told them that Endicott College had temporary 
dorms that they have used which are two-bedroom units.  This summer the College will release 
four to five of these units, and they would like them to be used for transitional housing for 
homeless families.  They are willing to site them and hook them up.  They will transport the 
manufactured housing to the site.   
 
Preston said that two units could be put back to back. 
 
Gates asked how long they were, and Preston said 45 feet.  Preston said they were eight to nine 
years old.  Endicott is willing to donate them.  They could put on a site for six years. 
 
Calhoun asked what would be needed from the Trust of Town, and Preston responded land. 
 
Trask said that the Town has several mobile home parks.  There could be the possibility to 
facilitate the movement of the trailer to the mobile park.  We would be facilitating a free 
manufactured housing unit on the site.  Fletcher said she would check with the mobile home 
parks to see if there are any lots available. 
 
Preston pointed out that this would be transitional.    
 
Trask asked Fletcher to check with the Danvers Housing Authority if there is any opportunity 
that they would have a location to put these there. 
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Calhoun felt the mobile home park works that there is an owner of the land, but it seemed odd 
that the beneficiary of the structure would be the owner of the park.  King pointed out there is the 
rent of the land.  Bernson said the rent pays the maintenance of the park. 
 
Trask said that if a piece of land is found, a unit would be donated by Endicott College.  There 
are a couple of options of pursue.  Size and zoning need to be determined. 
 
Bernson said that they would be managed by something like Citizens for Adequate Housing. 
 
Gates asked how many units they had, and Preston said 24. 
 
Trask said a letter went to public officials about the motel situation in Danvers.  He asked if there 
was State land that these could be put on.   He thought the College might want to talk to the 
State.  Preston said that the college was looking to solve local problems. 
 
Bernson said that these may be scattered.  There may be a couple in Danvers, and a couple in 
Peabody. 
 
Curtis Mortgages 
 
Fletcher said that she had received a request to pay off the Knuuttila mortgage which is not due 
until 2018.  The Dagley mortgage comes due on February 1st.  An appraiser was hired to appraise 
the properties.  The condominium that the Knuuttila purchased more than ten years appraised for 
what they paid for it.  The Dagleys paid $352,000 in 2005, and now the appraisal was established 
at $290,000.  The loan amount was $246,200.   
 
Fletcher said that mortgagors did not have to make payments if 30% of their gross income, 
insurance, first mortgage, taxes and condo fees were more than 30% of monthly income.  
Initially the Dagleys made payments but for the last several years they have not been required to   
Gates suggested extending the loan. 
 
Calhoun motioned to extend the balloon payment due date out five years if the applicant was 
current on their first mortgage.  The motion was seconded and unanimously approved. 
 
New Business 
 
Calhoun asked about Conant Street proposal.   
 
Fletcher said that Andrew DeFranza had an idea about relocating the Mackey Funeral Home.  He 
wanted to come to the next meeting.  He is looking for a lot of land to move the building.  
Calhoun confirmed that the Archdiocese would give the building for free.  Fletcher said that it is 
very complicated to move a house.  The first problem will be finding a site. The second problem 
will be the complicated permitting and funding of the move. 
 
Fletcher said that the additions presently on the home could be demolished.   
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Trask said that he is looking for $250,000 from the Trust. 
 
Gates questioned if they have already looked at sites and questioned whether there is a site that is 
large enough to support this home. 
 
Trask did not want to support this.  Bernson thought it was a good idea but beyond what the 
Trust can invest in. 
 
The Board decided that this was a project that they could not entertain. 
 
A motion was made, seconded and unanimously voted to adjourn the meeting.   
 
The meeting adjourned at 9:20 p.m. 
 
Tish Lentine 
Clerk 
   
 
 
 


