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DANVERS AFFORDABLE HOUSING TRUST 
 

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

Minutes 
April 26, 2017 

 
Danvers Affordable Housing Trust: Gardner Trask, John Alden, Sally Calhoun, Don Gates, Tish 
Lentine and Carla King 
 
Staff:  Susan Fletcher and Francine Butler  
 
Also Attending:   Don Preston 

Nancy McCann 
John Cavanaugh 
Tom Miller 
Cindy Dunn 
 

Minutes of March 15, 2017 

A motion was made, seconded and unanimously voted to approve the minutes of March 15, 2017. 
 
5 Laurine Road:  RFP Results / Transfer of Property 
 
Fletcher told the Board that they had copies of the Request for Proposal (RFP), and to feel free to 
ask if they had any questions.  She explained that they need a vote of the Board recommending 
deeding the property to Habitat for Humanity and executing the documents for the transfer. 
 
Preston said that he had a revised site plan to show the Board.  He explained that it was a rough 
draft to show the placement of the house on the lot.  He said that the home would be a ranch having 
approximately 1,400 square feet with four bedrooms.  He said he was more than willing to come 
in with the final plans of the home late in the summer. 
 
Trask said that he wanted to be invited to the meeting Preston was going to have with the 
neighbors. 
 
Trask asked how the home would be ADA compliant with a basement.  Preston explained that it 
was the front door to the home that needed to be compliant, and the front door would be ramped 
if needed.  Trask explained that the home at 55 Coolidge was not accessible at the front entrance 
by a handicapped person. 
 
Preston said that a shower would be put in on the first floor with a low threshold.  They build for 
“aging in place.” 
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A motion was made, seconded and unanimously voted to recommend to the purchasing agent to 
accept the bid of $100 for the property located at 5 Laurine Road. 
 
Habitat for Humanity Rehab Program:  Don Preston 
 
Preston said that they are working with North Shore Elder Services regarding the property at 10 
Delaware Avenue.  The owner is presently bathing in the kitchen.  They are upgrading her 
bathroom and replacing the shower with a low threshold shower stall. 
 
Fletcher said that this is a 15-year loan, but it will be forgiven at the end of the 15 year period.  
Gates asked how old the house was, and Preston responded that it was built in the 1950’s. 
 
Fletcher pointed out that for $8,000 this homeowner can stay in her home.  Trask asked if she had 
easy access to the house.  Preston said that North Shore Elder Services is helping clean out a lot 
of old items. 
 
Trask asked if she could get into housing with the Danvers Housing Authority.  Preston said that 
she initially said she was interested.  Her caseworker has told them that she starts the process and 
then backs out. 
 
Trask said that he would like to see the process of getting this property on the Town’s SHI for the 
15 year period. 
 
A motion was made, seconded and unanimously voted to accept the application for the Habitat for 
Humanity rehab program not to exceed $10,000.  Alden added that this was part of the $50,000 
initially voted for this program. 
 
114 Sylvan Street:  Nancy McCann 
 
Attorney Nancy McCann appeared before the Board with her client, Mark Mscicz who is the owner 
of 114 Sylvan Street.  This property is across the street from the old Sylvania property and next to 
the Ford dealership.  It is a multi-family property housing seven units; three in the existing older 
structure, and the barn was converted into four units.  They are proposing to add another building 
in the back with eight one-bedroom units.  This property backs up to the Liberty Tree Mall.  There 
is a line for zoning that bisects the property.  The front of the property is in the  Residential-1 zone, 
and the back of the property is in the Commercial-III zone.  They will need to obtain a use variance 
for a residential use in the Commercial-III zone.  They felt that this was a good location for this 
type of rental housing.   
 
McCann explained that the original 7 units were approved as two-bedroom units, for a total of 14 
bedrooms, but they were developed as single-bedroom studios.   
 
McCann said that this site is close to a lot of services.  She is preparing an application to file 
tomorrow for the ZBA meeting on May 22nd for a use variance for 8 additional units on site, for a 
total of 15 units.  She pointed out to the Board that this is a variance, and it does not fall under the 
multi-family affordability provision.  She said that they are looking for support for this project and 
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they would like to propose to offer three units for affordable housing which would be twenty 
percent of the project. 
 
King asked what they meant by affordable.  McCann said it was 80% of the AMI which is what is 
considered an affordable unit as defined by the state. 
 
McCann said that there would be four units on the bottom and four units on the second floor. 
 
Gates asked Mscisz how long he owned the property, and Mscisz responded that he has owned it 
since 1987.  It was a single-family residence that was converted to a multi-family.  The barn was 
converted into four one-bedroom units.  He said when you look down the driveway you see the 
mall.  The new building will be lower than the front building, and it will block the view of the 
mall. 
 
Alden asked if the three units would be in the new building.  McCann said no.  They would be 
disbursed throughout the site.  Alden confirmed that they could be any of the 15 units. 
 
King asked what the average rent was for one-bedroom units.  Mscisz said that it was between 
$1,300 and $1,400.  McCann said that the newer units would have a higher rent. 
 
Calhoun asked what they expected the rent of the affordable unit to be.  McCann said that a one-
bedroom is $1,255 for 80%.  Fletcher said that there is also an allowance for the utilities as well. 
 
Gates asked if there was a parking space for each unit.  McCann said that there would be 1 ½ 
parking spaces for each unit.  They will need a variance from the Planning Board.  The Board 
understands that 1 ½ spaces for one-bedroom units will be enough.  McCann said that a parking 
study has been done and in some instances Danvers’ residential developments are overparked. 
 
Trask asked if the affordable units could be handicapped adaptable.  Mscisz said that they would 
look into it.  Trask said they could earmark one of the handicapped units as one of the three 
affordable units.  Mscisz said they have a handicapped unit in one of their Beverly properties.  
They need to see how it lays out on this site. 
 
Lentine asked if the property was going to be a slab or a foundation.  Mscisz said it would be a 
partial foundation. 
 
Fletcher suggested having one of the units at 60% or 50% instead of 80%. 
 
King asked if they were looking for the support of their Board to go to the ZBA.  Mscisz said that 
they were looking at the economics of this project from a site development with eight additional 
units.  He said that they came in proposing three affordable units based on the economics of getting 
eight units approved. 
 
Alden asked what the opportunity would be if they got two units at a lower percentage.  Alden said 
it was a very generous offer, but even at 80% it is not truly affordable.  He would be more in favor 
of two units at 60% verses three units at 80%. 
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Fletcher said she would find out the correct number for rents.  She heard that new numbers have 
come out, and they have gone up slightly.  She will send the correct numbers to everyone. 
 
Trask asked if it would be acceptable to write a letter of recommendation for three units at 80% or 
two units at 60%.  Mscisz can work out the economics of that. 
 
McCann said that they are looking at a range of three units at 80% or two units at 50%.  They 
would like a true letter of support that this is an appropriate location for this type of housing.  She 
said that their last letter of support was somewhat lacking.  She wants the ZBA to know that the 
Trust felt that this was a good location for affordable units.  The one-bedroom units are good for 
the housing stock. 
 
Mscisz felt it was a win/win situation for everyone.  There would be no children in one-bedroom 
units.  He has no problem offering the two units at 50%, so long as he gets approval for eight units.  
These would be considered starter or transitional units. 
 
Alden asked if they might want three units at 80% with one unit being ADA adaptable. 
 
Trask pointed out that this project is not subject to the inclusionary zoning language.  King felt 
Mscisz was trying to gain their support to get the project through.  She would support two units at 
50%. 
 
Alden motioned for a letter of support that two units of the 15 units would be at 50%.  It was asked 
whether they add that one of the two units be ADA adaptable.  Gates felt if they got the two units 
at 50%, they should be satisfied with that. 
 
McCann pointed out that this was in perpetuity, and they will not get a raise in rental rates.   
 
Trask said that since they were not going to the ZBA until May 22nd, if they determined that 50% 
was not a workable number, they could come back to the Trust next month. 
 
Mscisz addressed King’s comment that she felt they were trying to buy the support of the Board.  
He said that they do not operate that way.  These present units have never had a vacancy, and they 
are well below market rate.  Due to the units not being vacant, they have not been able to do 
upgrades.  They hope once they build the new units, they will be able to upgrade these units. 
 
Lentine asked if he thought his present tenants would go into the new units.  Mscisz said he hoped 
they would so they could renovate the old units. 
 
Lentine asked how much of an impact would it be to make one of these units ADA adaptable.  
Alden felt it could be tricky.  McCann said that would be too much of a cost at the 50% level. 
 
A motion was made, seconded and unanimously voted to send a letter of enthusiastic support of 
this project which would provide two units at 50%.   
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Mscisz confirmed that Fletcher will provide him with accurate numbers.  King asked how a private 
landlord deals with tenant selection.  Mscisz said that he had already gone through this process 
with other properties he owns. 
 
Rand Circle Expansion:  Nancy McCann 
 
Attorney Nancy McCann said that with her this evening was John Cavanaugh, Tom Miller and 
Cindy Dunn.  She explained that they were here to discuss the beginning stages of this project.  He 
said that Cavanaugh did the development at Conifer Hill Commons behind the Danvers Plaza.  The 
Danvers Housing Authority has Rand Circle with 36 units that have income rates at 30% or 50%.  
Conifer Commons is at 60%.  They have been discussing over the years to do some redevelopment 
at the Rand Circle site to upgrade or replace the units to create a more diversified neighborhood.  
This is the beginning.  McCann said that they need to go through the process through a municipal 
standpoint, and they need the Trust’s support. 
 
McCann said that their goal is to create a more workforce type of housing between the 60% and 
120% AMI.   They can introduce a new income range.  The first phase of the proposal is to leave 
the existing Rand Circle as it is.  A portion of the residents would move into the new units built.  
The second and third phase would phase out the old buildings.  They would have 114 new units 
along with the 36 units for a total of 150 units.  There would be 36 one-bedroom units, 99 two-
bedroom units and 15 three-bedroom units.  Currently Rand Circle has 11 four-bedroom units.  
They will be phasing out the four-bedroom units. 
 
Trask confirmed that all the units are two floors.  He also confirmed that the footprint of the project 
would remain the same.  He asked if the green space was presently utilized.  Dunn said that they 
use the basketball court and the portion of their back yard.  The site has had drainage problems 
over the years. 
 
McCann said that they were looking for the support of the Trust.  They will look to the Town for 
support for this type of development.  Permitting will be the same as for Conifer Hill Commons. 
 
Gates asked what the workforce limits were.  Dunn said it was 60% to 120% of the income limits. 
 
Trask asked how many of the 150 units would be considered at the 50% level.  Dunn said that the 
36 units at Rand Circle could not change. 
 
McCann confirmed that he wanted to know how many units would be 80% or below.   
 
Cavanaugh responded that 90 units are in perpetuity for 60% and under.  They will pick up the 36 
units and add 14 to them.  With the workforce housing, they can get funding to support the lower 
income units.  They would have a blended neighborhood.   
 
Fletcher said that the last time they tried to have this be a state/private partnership the state 
regulations made it impossible for a blend.  What is different now?  McCann said that in the past 
they were looking for a purchase of the property.  This will be a ground lease. 
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Trask asked if the ground lease was something new.  Dunn said that there has been some use of 
ground leases.  The first step they wanted to take was with the Trust.  If the Trust does not support 
it, they do not want to proceed.  The project may not be feasible.  Dunn pointed out that this was 
HUD-owned property.  There are presently 36 units that are fixed, and they are going to add to it. 
 
Trask asked how many children were currently at Rand Circle.  McCann said there were 43 
children under the age of 18; 6 children under age of 6; 20 children between the ages of 7-12; and 
17 children between the ages of 13-18.  There are no one-bedroom units. 
 
A discussion ensued regarding the number of children that would be in this project with the number 
of bedrooms being contemplated. 
 
Trask said that they were reducing the amount of greenspace, but adding more kids. 
 
Calhoun said that right now the units are rented based on 50% of AMI upon entry into the unit.  
She asked how the rent would change if their income increased.  Dunn responded that the rate goes 
up.  Dunn said that everyone thinks that Rand Circle as a poor neighborhood, but that is not the 
case.  She said that some people would pay less rent at the new development, but there would be 
a mix of different people.   
 
King pointed out that in order for people to qualify to live in Conifer Hill, they need a Section 8 
voucher.  She asked if this development would be the same.  Dunn asked how people would afford 
a market rate.   
 
Calhoun said that it helped to have hypothetical examples in the presentation process. 
 
Trask asked how many of the units would be reserved for Danvers Housing Authority applicants 
since there is a list of people trying to get into housing.  Would they turn to the backlog that the 
housing authority presently has? 
 
Dunn said that they would gain new units and this would allow more affordability.  They would 
lose some of the field.  The development is more than 30 years old.  This would allow a 
neighborhood that no longer would have a stigma.  It would be denser, but more diverse.  She liked 
the concept of mixing one-bedroom units with multi-bedroom units.   
 
Dunn said they are not sure how this project would work.  She is not sure how the ground lease 
would work.  They have not talked to HUD in Boston.  She would like to get veterans in there. 
 
Calhoun said that they could see that the housing authority could have a role in administering this 
type of housing.  She suggested that the developer do the maintenance.  Cavanaugh said that it 
could not work that way.  It cannot be split up.  This project would add an additional $250,000 in 
taxes to the Town.  With the funding that needs to be obtained, a management company is required. 
 
Fletcher asked if it was still a one to two-year process to get funding.  Cavanaugh said they need 
to figure out how to approach DHCD and MassHousing  with this process. 
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Miller said that in July the State put a package together for workforce housing with MassHousing.  
There is only a certain amount of money that has been allocated.   
 
Trask said that he does not have opposition to this. 
 
Calhoun thought this was a great idea.  The range is great.  The reputation of the parties involved 
is great.  She felt they should support this project with the income mix in the affordability range 
that has been projected. 
 
Alden agreed.  He would like to integrate more and take away the labeling of that area of Town.  
He asked if any of the units would be handicapped accessible.  Cavanaugh said that that would 
happen. 
 
Gates said he liked the idea.   
 
Calhoun felt they should publicly support this project.  They were not sending a letter of support 
of the project to any specific Board. 
 
McCann said that the next step would be to have a meeting with Nelson and Bartha and then decide 
going forward. 
 
Trask felt they should accept the concept of this project.  McCann said that they would come back 
to the Trust when the project is finalized. 
 
Calhoun felt they should offer the Trust’s support of the proposal presented to create 114 units at 
60 to 120% of AMI.  They can refer to the workforce housing in the form of the letter to the Town 
Manager. 
 
King felt it was premature to offer support when the housing authority had not yet been consulted. 
 
Trask said they want to change 50% to 120%.  Cavanaugh said that they have 140 units under 60% 
of AMI.  McCann said there would be 36 units at 50%; 14 units at 50% and 100 units from 60% 
to 120% AMI. 
 
Calhoun felt they should motion for a letter to be sent from the DAHT to the Town Manager.  She 
asked if there was something that they should do about King’s concerns with the Danvers Housing 
Authority. 
 
King said that she has a lot more questions that are not appropriate for this Board.  Fletcher pointed 
out that the Executive Director of the Danvers Housing Authority was here. 
 
A motion was made and seconded to send a letter from the Trust to the Town Manager.  The vote 
was 4-2.  King and Lentine were opposed. 
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Multi-Family Inclusionary Zoning Update 
 
Fletcher said this item is a placeholder on the agenda. 
 
Partnering with Danvers Community Council:  Update 
 
Fletcher said that things are moving along as normal. 
 
Town Website Update 
 
Fletcher said she would like the Board to look at the website and offer any comments they may 
have. 
 
40B Audits 
 
Trask said that they would need to address this item in the future. 
 
Financial Report 
 
A motion was made, seconded and unanimously voted to approve the financials. 
 
New Business 
 
No new business was discussed. 
 
Next Meeting Date 

It was confirmed that the next meeting would be on May 17, 2017. 
 
The meeting adjourned at 9:15 p.m. 
Tish Lentine 


