
DANVERS AFFORDABLE HOUSING TRUST 
 

TOWN HALL, DANVERS, MASSACHUSETTS 01923 

TELEPHONE (978) 777-0001         FAX (978) 762-0215 

 

Minutes 

October 17, 2018 
 

Danvers Affordable Housing Trust:  Gardner Trask, John Alden, Don Gates, Tish 

Lentine  

 

Staff:  Susan Fletcher and Francine Butler  

 

Tom Frangos, Build America 

 

Tom Frangos, from Build America, said that he has been in the building business for 35 

years.  He went to engineering school and worked for General Electric where he learned 

construction.  He received an MBA and learned about real estate projects, planning and 

gerontology.  His thesis was on Continuing Care Retirement Communities “CCRC”.  In 

these communities you have to separate the healthcare part from the real estate part to 

make it affordable to people.  The cost of the healthcare part causes issues.  The CCRC is 

generally for people that have higher income or assets.  Frangos felt that zoning is always 

behind the need for the community.  He found when he tries to develop, zoning does not 

allow what he is trying to develop.  He tries to work with the local commissions and 

cities and towns of the North Shore to find a way to do this.  In 2016 he found a property 

at 599 Main Street in Boxford.  He approached the Boxford Planning Board and told 

them they wanted to develop a 40B.  He was told to talk to the Boxford Housing 

Partnership.  Boxford was well below the need for affordable retirement housing and the 

need was going to double in the next five years.  The Boxford Housing Partnership 

wanted to fix this.  There was a large farm known as the Price Farm that they wanted to 

do something with, but zoning would not allow it.  At Town Meeting two things 

occurred.  A retirement zone was created for for-profit companies as well as non-profit 

companies, and they rezoned the Price property to a new elderly housing zone. 

 

Frangos showed the Board a plan of the development being done in Boxford.  Frangos 

said that their goal is to meet the requirements of the demands of the Town.  He felt these 

would meet the SHI requirements. 

 

Fletcher confirmed that Frangos was not going to pursue the lottery so these units would 

not qualify to be included in the SHI. 

 

Frangos said he is working with affordable housing trusts to determine the need and find 

where the land is to make this a reality.  He sees great housing production plans that did 



not produce a single unit because there was no plan to execute.  He wants to identify the 

need.  He wants to identify parcels and do something about it. 

 

Trask told Frangos that the Town has a housing production plan and has inclusionary 

zoning.  There is a list of Town-owned properties.  He explained that in a few projects, 

the Trust had petitioned the Town to sell the land to the Trust.  They in turn have sold the 

land to Habitat for Humanity. 

 

Trask told Frangos that they could give him the housing production plan and the list of 

properties.  The Town of Danvers is above the Department of Housing and Community 

Development (DHCD) requirement of 10% of the housing stock being affordable.  Part of 

the Trust’s charter is to work to keep the Town above this 10% threshold to not allow an 

unfavorable 40B project to be developed. 

 

Trask explained that a lot of developers come to the Trust for support/help when they are 

going to the Zoning Board of Appeals (ZBA) for relief.  The Trust gives a letter of 

support to the developer.  Trask said that they have brokered several deals.  Trask told 

Frangos that they would provide him with the information to let him look at it. 

 

Frangos asked what the neighborhood was like for the zoning of the area.  He felt the 

biggest hurdle was the capital to do the project. 

 

Trask said that he did not think that any of the Town’s zoning specified profit or non-

profit.  He said that the Town does not have a retirement zone. 

 

Fletcher said that they have worked with both profit and non-profit companies.  The 

inclusionary zoning is only in multi-family districts.  There are very few lots that are left.  

New zoning has been passed at the Maple Street area.  Residential was not allowed in the 

downtown prior to this being passed.  This is a 40R District, and now there can be 

affordable housing.  Twenty percent of the projects developed in this Maple Street 40R 

area will have to be affordable.  Fletcher said that she can give him the parcels that are 

included in this area.  This area seems to be the largest opportunity. 

 

Fletcher explained that they had a developer that expanded his multi-family property and 

agreed to offering three affordable units.  The Trust does not have the capacity to be the 

actual developer.  Trask said that they are willing to work with developers and have been 

successful. 

 

Frangos asked to see a map of the Maple Street 40R area. 

 

Trask said that they are working on the C-1 and C-1A area to expand the residential area 

downtown. 

 

Trask told Frangos that the Trust does not take an ownership position. 

 



Frangos felt the fact that people knew about these zone changes made the cost of the 

property too expensive. 

 

Trask said that they want a more livable downtown.  Since this was a 40R project, any 

development meets the affordability requirement.  People now know that the land has 

different opportunities. 

 

Frangos said that if they did a 40B project, the property has to be appraised as-is and zone 

conditioned. 

 

Fletcher said that the 40B allows more density than would be allowed.  We are over the 

10% threshold requirement, and we do not have to do a 40B project. 

 

Trask said that they can now say no to a 40B and enforce the current zoning. 

 

Fletcher explained that developers will raise the income requirement, or they will raise 

the purchase price/rental price. 

 

Trask said that the 80% figure is not a dramatic delta to market rate.  We get protection 

for the 10% threshold requirement with a project going on the SHI.  That is not our only 

direction.  He explained they look at each project individually and decide.  They work 

with the developer. 

 

Frangos said that when people discuss a 40B project, all you hear is that people do not 

want low income. 

 

Trask told Frangos that they are open and available to work with him.  The Trust is not 

the driving force to develop.  We are the partner.  He asked Frangos if he had done any 

projects that ended upon the DHCD SHI. 

 

Frangos said that he knows the work involved to get a unit on the SHI.  He just got into 

this type of development.  Frangos said that he found that Cape Cod has a lot of 

properties that meet the criteria because they are in opportunity zones that create a huge 

tax incentive for the investor.  A lot of Towns have this to incentivize the area. 

 

Trask said that they have a project known as Conifer Commons where all the units went 

on the SHI.  This was developed with tax credits.  There are other opportunities such as 

what the state has to offer that can be pursued. 

 

Minutes of September 19, 2018 

 

A motion was made, seconded and unanimously voted to approve the minutes of 

September 19, 2018. 

  

 

 



Election of Officers 

 

Trask said that the Trust’s charter states they need to elect officers.  He felt if people were 

willing to serve in their current roles they could remain unless someone wanted to change 

positions. 

 

A motion was made, seconded and unanimously voted to re-elect the officers as they are 

serving in their current roles. 

 

SHI Submittals Update 

 

Fletcher informed the Board that Laurine Road will make it through the SHI process.  

They have not yet seen the affordability restriction.  This project has used HOME funds.  

She called Peabody to say that she had not received any completed documents.  Don 

Preston has been notified to submit this paperwork.  If the affordability restriction is not 

received, Peabody is going to stop making payments.  Habitat does not pay attention until 

it means not getting money. 

 

Trask felt this was not a high priority on Preston’s list. 

 

Fletcher confirmed that Preston has to be chased.  For some reason, they have no 

paperwork on his first project in Danvers. 

 

Fletcher said that when Peabody stops the payments, this will get his attention. 

 

Fletcher felt Laurine Road would be added to the SHI. 

 

Fletcher said that she has received emails concerning the property at 114 Sylvan Street.  

She has been able to provide them with the paperwork they are looking for. 

 

Lentine asked about providing him with a specialist.  She asked how these projects were 

going to get on the SHI. 

 

Fletcher said that the affordability restriction needs to be recorded. 

 

Alden felt they should ask Preston to come to the next meeting. 

 

Trask said that when they had an issue regarding Coolidge not getting on the SHI, they 

stressed that they wanted Laurine to get approved on the SHI.  Trask said that if Laurine 

Road does not get approved, they will not be able to support any more of his efforts. 

 

Alden again stated he wanted Preston to attend the next meeting.  He is concerned with 

the door at Laurine Road.  Now that the front door is in, how is it going to be 

handicapped accessible.  There will be a long length of ramp leading up to that door.  He 

is also concerned with how awful the project looks for neighbors.  The Trust did their due 



diligence to accommodate the neighbors.  He felt the site looked like a pig sty.  The 

slowness of the project could be tied to Essex Tech. 

 

Gates confirmed that the mess was construction debris. 

 

Alden said he felt bad for the neighbors.   A group of volunteers could clean up that 

property in a few hours on a Saturday.  Alden again said that he would like Preston to 

come in to the next meeting. 

 

Fletcher asked the Board if they wanted to revisit the date of the next meeting which was 

the night before Thanksgiving.  It was agreed to schedule the next meeting for November 

28th. 

 

Alden confirmed that a call would be made to Don Preston to come to the next meeting.  

He said he was going to be at the Tech tomorrow night, and he would find out what was 

happening with the Tech working on this project. 

 

Alden said that they call the project handicap ready.  This means that it could become 

handicapped, but he will not be the one doing the work.  He read an article for a project 

that Habitat was doing in Wenham. 

 

Housing Production Plan:  New Projects 

 

Fletcher said that they need to update the housing production plan.  Alden confirmed that 

they use a professional to update the plan. 

 

Fletcher did not want to use the same person.  Trask asked if the current consultant could 

help them with the SHI.  Fletcher said she could do it. 

 

Fletcher told the Board that she is working with Bernson for a Request for Proposal.  In 

the housing production plan, they have a consultant available to help that could be 

assigned to the developer at the beginning of the project.  The Trust could help with the 

cost.  This would give the Trust more assurance that the paperwork is getting done 

according to plan. 

 

Trask asked if the RFP was informational.  Fletcher said that they would have more 

information for them at the next meeting. 

 

Trask asked if they wanted to add support of the housing production plan revision.  

Fletcher said that would be different. 

 

Alden asked if they had to do an RFP to hire a consultant to do the new housing 

production plan.  Fletcher said that they would need three quotes, but no need for an RFP 

since the cost would be under $50,000. 

 



Fletcher asked them to go through the housing production plan to see if there was 

something that they were not doing. 

 

Re-Use of HOME Funds 

Fletcher said that they presently have $42,000 available, and they are expecting an 

additional $30,000 from court funds from the owner of Burroughs Street.  They are 

waiting for the appeal period. 

 

Alden asked if there were restrictions as to how the funds could be used. 

 

Fletcher confirmed this.  Gates asked if the funds were not used, were they returned?  

Fletcher said that they have managed not to have funds be returned.  They have used 

funds from NSCAP for Habitat.  The funds cannot be used for Community Council. 

 

40B Audits 

 

Fletcher told the Board that she has made a phone call and is waiting for a return call. 

 

Financial Report 

 

Gates went over the financials. 

 

A motion was made, seconded and unanimously voted to approve the financial report 

dated October 10, 2018. 

 

Old Business 

 

Trask asked Fletcher if she had spoken with the Building Inspector, Rich Maloney, 

regarding the numbers for the SHI. 

 

Fletcher said that the Trust discussed this at the last meeting.  She said that Maloney is 

not concerned with being under the 10% threshold for the next census. 

 

Trask said that he would rather have an understood target. 

 

Alden felt it was only a matter of time before the piano building is developed. 

 

Trask spoke with Jeremy Lee.  Lee is trying to find out what his options are with the 

property. 

 

New Business 

 

Trask forgot to bring the letter he received from the DHCD.  He asked Fletcher if any 

funds from this payment were going to be coming to the Trust.  Fletcher said that he 

would have to ask the Selectmen that question. 

 



Lentine said that she saw a lot of chatter on Facebook regarding a house on Sherwood 

Avenue that was in disrepair. 

 

Next Meeting Date 

 

It was previously decided to schedule the next meeting for the Danvers Affordable 

Housing Trust for Wednesday, November 28, 2018. 

 

A motion was made, seconded and unanimously voted to adjourn. 

 

The meeting adjourned at 8:30 p.m. 

 

Tish Lentine, Clerk 

 


