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1. SUMMAR Y STATEMENT 

The Frankli n Are a Community Lan d Trus t (FACLT ) i s requestin g 
a $  50,000 start-u p gran t s o tha t i t can a s s i s t low - an d moderate -
income peopl e t o attai n home ownership an d t o preserv e an d 
r e h a b i l i t a t e affordabl e housing . Th e Frankli n are a (populatio n 
estimated a t 25,000 ) includes th e Town s o f Franklin , Andover , 
Belmont, Danbury, H i l l , Northfield , Salisbury , Sanbornton , an d 
T i l t o n . 

The FACL T w i l l acquir e housin g properties , rehabilitat e them 
where necessary , an d the n s e l l o r leas e th e propertie s t o low -
and moderate-incom e people , communit y groups , an d non-profi t 
organizations providin g service s t o thes e people . Thes e 
properties w i l l b e affordabl e fo r th e followin g reasons : (a ) th e 
FACLT w i l l no t requir e down-payment s o r othe r larg e i n i t i a l cas h 
payments fro m thos e wh o ar e assisted ; (b ) th e FACL T w i l l amortiz e 
mortgage payment s ove r 3 0 year s t o lowe r th e monthl y costs ; (c ) 
the FACL T w i l l wor k t o secur e favorabl e interes t rates fro m 
lenders; an d (d ) th e FACL T w i l l us e variou s acquisitio n 
strategies t o kee p th e i n i t i a l purchas e pric e down. 

2. BRIE F O F BROA D PROBLEM 

The souther n hal f o f Ne w Hampshire , includin g th e Frankli n 
area, ha s bee n affecte d b y th e escalatin g appreciatio n o f propert y 
values bein g experience d i n th e Greate r Bosto n area . A s a  r e s u l t , 
home price s an d ren t l e v e l s have increase d dramatically . Combine d 
with Stat e an d Federa l cutbacks , qualit y housin g unit s ar e eithe r 
too costl y o r no t availabl e t o low - an d moderate-incom e people . 
Much o f th e affordabl e housin g stoc k i s owned b y absente e 
landlords an d corporation s wh o hav e allowe d thei r propertie s t o 
deteriorate. 

3. IDENTIFICATIO N O F SPECIFI C NEED 

The Frankli n are a ha s ranke d i n th e botto m 25 % o f th e Stat e 
in media n famil y incom e sinc e befor e 1970 , an d th e increas e i n 
housing cost s combine d wit h recen t plan t closing s i n th e are a i s 
making qualit y affordabl e housin g unaccessabl e fo r low - an d 
moderate-income households . Ther e ar e currentl y n o agencie s o r 
organizations tha t ar e abl e t o provid e long-ter m solution s t o 
this housin g c r i s i s . Man y peopl e ar e stuc k i n substandar d 
housing, payin g hig h rents , wit h n o hop e o f improvin g thei r l o t . 

4. OBJECTIV E DOCUMENTATION O F SPECIFI C NEED 

The shrinkin g a v a i l a b i l i t y o f qualit y affordabl e housin g i s 
shown b y severa l sources : 

(a) Th e Frankli n Housin g Authorit y state s tha t th e vacanc y rat e 
for affordabl e apartment s i s 0% . The y als o hav e documented abou t 
30 apartmen t building s an d duplexes , housin g ove r 10 0 units , tha t 
are i n decay , an d ar e concerne d abou t th e wate r an d septi c 
systems i n severa l mobil e home parks i n th e area . 

(b) Th e are a Welfar e Department s have severa l doze n familie s an d 
individuals wh o ar e o n waitin g l i s t s fo r affordabl e housing . 



4. OBJECTIV E DOCUMENTATION (continued ) 

(c) Th e N.H . Socia l Welfare Counci l di d a  stud y tha t show s tha t 
between 197 0 an d 1985 , media n rent s hav e increase d b y 450% , whil e 
median incom e ha s onl y increase d b y 150% . A  female-heade d 
household no w spend s abou t 43 % o f th e househol d incom e o n 
housing, compare d t o abou t 22 % i n 1970 . 

5. STATEMEN T O F REMEDY 

The Frankli n Are a Communit y Lan d Trus t w i l l tak e a  proactiv e 
approach t o th e l o c a l housin g c r i s i s . Th e FACL T w i l l acquir e 
properties tha t ca n b e purchased , rehabilitate d and sol d o r 
leased a t a n affordabl e price . Th e FACL T w i l l hol d t i t l e t o th e 
land perpetually , takin g i t off th e speculativ e market , an d w i l l 
lease th e lan d t o th e buildin g occupants . I n thi s manner , th e 
leaseholders' equit y ca n b e limite d t o kee p cost s dow n fo r futur e 
generations, an d th e FACL T ca n als o i n s i s t tha t low - an d 
moderate-income peopl e b e th e futur e buyers . Therefore , ther e 
w i l l alway s b e qualit y affordabl e housin g i n th e are a fo r thos e 
in need , tha t w i l l onl y gro w ove r time . 

6. GOAL S SUPPORTING SOLUTION 

The goal s o f th e FACL T i s t o creat e long-ter m qualit y 
affordable housin g fo r low - an d moderate-incom e peopl e i n th e 
Franklin area , bot h i n home ownership an d i n renta l housing . Th e 
FACLT hopes t o b e a  model fo r community-controlle d housin g 
solutions elsewher e aroun d th e Stat e an d Country . 

7. OBJECTIVE S SUPPORTING GOALS 

The FACL T w i l l b e organize d a s a  democratic , community -
controlled vehicl e fo r th e acquisition , rehab, an d preservatio n 
of qualit y affordabl e housing . Th e FACL T w i l l involv e publi c 
o f f i c i a l s , communit y residents , an d tenan t representative s o n i t s 
Board o f Directors . 

The FACL T w i l l creat e hom e ownership opportunities , w i l l 
organize housin g cooperatives , an d w i l l wor k wit h othe r non -
p r o f i t organization s an d agencie s t o manage, rehab, an d preserv e 
affordable housin g units . 

The FACL T w i l l includ e limited-equit y formula s an d 
p r i o r i t i z a t i o n o f low - an d moderate-incom e household s i n ever y 
lease agreement , keepin g thes e propertie s availabl e an d 
affordable t o thos e i n need forever . 

8. ACTIVITIE S T O ACCOMPLIS H GOALS 

A c t i v i t i e s o f th e FACL T f a l l int o thre e differen t 
categories: organizatio n building , acquisitio n and reha b 
strategies, an d leaseholde r development . 

Organization Buildin g 

Organization buildin g w i l l b e a  primar y a c t i v i t y bot h i n th e 
start-up phas e an d ongoing . I t i s important t o ge t man y peopl e 



8. ACTIVITIE S -  Organizatio n Buildin g (continued ) 

in th e communit y involved ; th e outreac h an d educationa l eff o r t s 
should no t b e limite d t o th e low - an d moderate-incom e population . 
Local an d Stat e Governmen t o f f i c i a l s , s o c i a l servic e agencies , 
and voluntee r c i v i c group s a l l have informatio n an d resource s 
that ca n b e helpfu l to th e FACLT . The y have waitin g l i s t s an d 
studies tha t w i l l hel p t o i d e n t i f y potentia l leaseholders; the y 
know what program s exis t an d wh o ca n us e them . 

The communit y a t larg e als o need s t o b e reache d ou t to , a s 
many people , eve n thoug h no t i n need o f housin g themselves , w i l l 
be w i l l i n g t o hel p wit h donations , lead s t o propertie s fo r sale , 
"sweat equity " endeavers , an d wor d o f mouth advertising . Th e 
active involvemen t o f th e communit y w i l l hel p t o overcom e 
prejudices tha t exis t toward s tenants , an d peopl e w i l l b e bette r 
informed an d mor e supportiv e o f FACL T e f f o r t s . 

The low - an d moderate-incom e peopl e i n th e communit y nee d t o 
be informe d o f th e FACL T an d i t s resources. The y ar e th e bes t 
ones t o i n i t i a t e th e purchas e o f thei r renta l properties , an d 
know what th e problem s are . The y w i l l b e informe d o f th e FACL T 
and th e housin g opportunitie s tha t exis t throug h newspape r ad s 
and a r t i c l e s , agenc y contact s (CAPs , Housing Authorities , etc.) , 
door-to-door canvassing , communit y forums , an d word-of-mouth . 

Acquisition an d Reha b Strategie s 

To kee p th e propertie s affordable , severa l strategie s w i l l 
be employed : 

(a) Bargai n Sale s an d Propert y Donation s -  even wit h th e recen t 
change i n th e federa l ta x laws , ther e w i l l s t i l l b e opportunitie s 
to acquir e propertie s a t unde r thei r appraise d value s tha t w i l l 
be conveye d t o th e FACL T fo r ta x deductions ; 

(b) Developmen t Project s -  ther e ar e alread y severa l known 
rental propertie s availabl e that includ e larg e parcel s o f 
undeveloped land . 

(c) Reha b -  ther e ar e severa l source s o f reha b suppor t tha t w i l l 
be u t i l i z e d : l o c a l CAPs , Stat e an d Federa l programs , CDBG an d 
other grants , Habita t fo r Humanity, an d th e swea t equit y eff o r t s 
of th e tenant/owner s themselves , among others . 

Leaseholder Developmen t 

The FACL T w i l l provid e readings , workshops , Boar d trainin g 
sessions, f i n a n c i a l informatio n an d training , an d othe r type s o f 
technical assistanc e t o develo p th e leaseholders ' a b i l i t i e s t o 
self-manage thei r housin g an d t o participat e in th e FACLT . I n 
addition, th e FACL T w i l l researc h an d coordinat e othe r 
opportunities fo r learnin g experience s fo r th e leaseholders . 

The FACL T w i l l als o a s s i s t th e leaseholder s i n establishing 
training program s withi n thei r housin g project s (wher e 
applicable) t o educat e an d t r a i n ne w residents . 



9. TIMETABL E O F ACTIVITIE S 

The organizatio n building , acquisition , and leaseholde r 
development a c t i v i t i e s w i l l a l l be ongoing , an d a l l w i ll overlap . 
An approximat e timetabl e i s a s follows : 

A c t i v i t y Timetable 

Organization Building : 
Steering Committe e forme d 
Research (demographics , targetting ) 
Incorporation, appl y fo r 501(C)(3 ) 
Outreach/Publicity 
Grant Request s ou t 
Community Foru m 
F i r s t Annua l Meetin g 

Acquisition/Rehab 

Leaseholder Developmen t 
Door-to-door Canvassin g 
Workshops, trainin g sessions , etc . 
F i r s t Annua l Meetin g 

by Marc h 198 7 
Ongoing 
April/May 198 7 
March/ongoing 
May/June, ongoin g 
F a l l 198 7 
Spring 198 8 

Ongoing, startin g Ma y 

Ongoing, startin g Ma y 
Summer 198 7 
As neede d 
Spring 198 8 

10, EVALUATION O F OBJECTIVE S 

The effectivenes s o f th e FACL T w i l l b e measure d b y th e 
number o f unit s o f qualit y affordabl e housin g tha t ar e eithe r 
created o r preserve d throug h th e acquisitio n and leasin g o f th e 
FACLT. "Quality " i s define d a s housin g tha t meet s a l l l o c al an d 
State housin g cod e c r i t e r i a . "Affordable " i s define d a s eithe r 
( i ) monthl y cost s tha t d o no t excee d th e HU D "Fai r Market Rent " 
levels fo r subsidize d housin g unit s i n th e area ; o r ( i i ) monthly 
costs tha t d o no t excee d 35 % o f th e household' s monthl y income . 

It i s th e goa l o f th e FACL T t o acquir e a t leas t thre e (3 ) 
properties b y th e F i r s t Annua l Meetin g i n th e Sprin g o f 1988 . 
The numbe r o f housin g unit s i s no t determinabl e base d o n thi s 
goal, bu t te n unit s seem s t o b e a  goo d minimum goal . 

11. ORGANIZATIONA L CAPABILITIE S 

The FACL T i s a  newly-forme d entity , and , a s such , ha s n o 
trach recor d a s yet . However , th e FACL T i s receivin g guidanc e 
and suppor t fro m severa l establishe d sources : 

A. Th e Ne w Hampshir e Community Loa n Fun d -  th e NHCL F ha s bee n 
providing technica l assistanc e an d low-interes t loan s t o 
community organization s workin g o n housin g fo r th e las t thre e 
years. Th e NHCL F w i l l provid e s t a f f fo r th e FACL T fo r on e year , 
and t r a i n i n g for futur e s t a f f . 

B. Belknap/Merrimac k Community Actio n Progra m -  thei r staf f w i l l 
work closel y with th e FACL T an d i t s leaseholders . 

C. Ne w Hampshir e Colleg e -  th e Communit y Economi c Developmen t 
Department w i l l provid e ongoin g suppor t an d guidance . 



12. BUDGE T 1987 1988 1989 

REVENUES: Grants 
Service Fees/Consultin g 
Donations fo r Operations 

$ -0-
2,000 
3,000 

50,000 
10,000 
5,000 

35,000 
30,000 
10,000 

Total Revenues 5,000 65,000 75,000 

EXPENSES: Salaries/Benefits 
Rent, U t i l i t i e s , an d Misc. 
Legal/Professional 
Reserves 

-0-
1,000 
3,000 
1,000 

40,000 
10,000 
10,000 
5,000 

50,000 
12,000 
10,000 
3,000 

Total Expenses and Reserve s 5,000 65,000 75,000 

NOTE: Servic e Fees an d Consulting revenues w i l l b e generate d 
through wor k on FACLT project s an d consulting provide d to other 
communities i n and out of New Hampshire . 



A p r i l 26 , 198 7 

TO: Chri s Clam p 

FR: Pete r Whit e 

RE: Projec t Updat e -  Secon d Quarte r 

The goal s o f th e l a s t fe w month s were to : (1 ) hol d a  serie s 

of meeting s wit h publi c o f f i c i a l s an d intereste d peopl e t o 

discuss, plan , an d creat e th e Frankli n Are a Communit y Lan d Trust , 

a community-controlle d vehicl e t o creat e an d preserv e qualit y 

affordable housing , and , a s a  futur e goal , sponso r othe r 

community economi c developmen t projects ; (2 ) t o incorporat e th e 

FACLT, develo p a n interi m Boar d o f Directors , an d begi n wor k o n 

Bylaws, a  busines s plan , an d a  fundin g plan ; an d (3 ) t o continu e 

research an d wor k o n th e l o c a l economi c analysis . 

I f e e l tha t w e hav e successfull y reache d thes e " f i r s t stage " 

goals. Fro m December throug h March , I  hel d severa l smal l 

meetings wit h publi c o f f i c i a l s an d intereste d peopl e fro m th e 

Town o f Franklin , th e Frankli n Communit y Actio n Progra m (CAP) , 

the Belknap-Merrimac k CA P o f f i c i a l s , an d severa l l o c a l 

developers. Thes e discussion s le d t o th e f i r s t meetin g o f th e 

"Franklin Are a Communit y Lan d Trust " o n Marc h 17 , attende d b y 

twelve people , wher e th e nam e was adopted , th e targe t are a 

defined (Andover , Belmont , Danbury , Franklin , H i l l , Northfield , 

Sanbornton, Salisbury , an d T i l t o n ) , an d th e p r i o r i t y se t a s 

affordable housing . Th e mailin g l i s t o f thos e intereste d gre w t o 

35 b y th e secon d meeting . 

Before th e secon d meetin g wa s hel d o n A p r i l 23 , th e Financ e 

and Lega l Committee s hel d thei r f i r s t meetings , wher e the y 

formulated severa l motion s fo r th e group , an d outline d wor k plan s 

over th e nex t severa l months . Th e secon d meetin g wa s attende d b y 



seventeen people , and after a fine presentatio n b y Chuck C o l l i n s , 

of the Institute fo r Community Economics , on community lan d trus t 

e f f o r t s elsewhere , the group vote d t o incorporate th e FACLT, 

endorsed th e interim Boar d (th e nin e incorporators , si x of whom 

li v e i n the target area , an d three o f whom are technical 

assistance providers , includin g an attorney), se t a dues 

structure of $12/year, or $l/month, wit h waiver s i f requested , 

and endorse d the f i r st fundraise r pla n - a dance and r a f f le at 

the en d of June (one incorporator w i l l donat e hi s winnebag o fo r a 

week as a r a f f l e priz e - please publiciz e t h i s ! ) . 

Some researc h ha s been don e on the l o c al housin g stock , 

rental propertie s currentl y fo r sale , lan d opportunities , and who 

the majo r employer s are in the area; muc h more needs to be done 

in orde r t o prepare the l o c al economi c analysis , but i t 's a 

sta r t . Mor e researc h ha s been don e on financing projects , 

because publi c o f f i c i a l s and local developer s wante d som e "nut s 

and bolts " to see if the FACLT was worth thei r tim e and e f f o r t. 

This concer n has been largel y s a t i s f i e d : i t has been confirme d 

that th e Farmers Home Administration (FmHA ) w i l l provid e 

mortgages to moderate-income familie s buyin g home s on community 

land trus t land , and the United Saving s Bank (o f Manchester ) 

recently provide d financin g fo r a tenants cooperative , s o banks 

are a source fo r co-ops , whic h w i l l b e a large par t of the FACLT 

program. HU D guideline s hav e als o bee n researched , an d appears 

to be a source of funding (an d f r u s t r a t i o n ! ). Th e N.H. Housing 

Finance Authorit y w i l l conside r bot h acquisitio n and construction 

projects (anothe r sourc e of fr u s t r a t i o n, as well!). Mor e 

research w i l l b e done in a ll these areas . 



Over th e next thre e months, the FACLT need s t o develop i ts 

inter n a l structure . Durin g thi s time , the Board o f Directors 

s h a l l mee t thre e times, onc e pe r month, in open publi c meetings . 

The Lega l Committe e w i l l presen t proposed Bylaw s t o the Board, 

who w i l l develo p the version t o be adopted. Thes e Bylaw s w i l l 

set a  future tim e for the f i r st Annua l Membershi p Meetin g to be 

held (probabl y next Spring) . Th e Legal Committe e w i l l als o 

present a  Lease Agreement , and w i ll complet e th e application for 

501(c)(3) tax status wit h the IRS. Th e Finance Committee w i l l 

research fundin g sources, such as foundations and churches, and 

w i l l prepar e and send ou t at least on e grant request . A n 

Acquisitions Committe e w i l l b e started, includin g a  plan for 

traini n g i t s members. A  post o f f i c e bo x and bank accoun t w i l l 

be established , stationar y mad e up, and affordable o f f i c e spac e 

with a phone w i l l b e searched for in the Franklin area . 

The outreac h e f f o r t s w i l l b e increased ove r the coming 

months. Ther e hav e alread y bee n tw o decent a r t i c l e s publishe d in 

lo c a l papers , and the Union Leade r w i l l publis h on e soon. 

Tenants fro m two mobile home park s attende d the A p r il meetin g 

(one is now a Board member) , and other parks , as well as tenants 

in apartmen t buildings , w i l l receiv e an informational pamphle t 

(that w i l l b e developed) throug h targette d f l y e r i n g and 

d i s t r i b u t i o n b y l o c a l CA P and town government people . Wor d of 

mouth advertisin g i s also bein g stressed . O f f i c i a l s fro m ever y 

town in the target are a w i l l b e i d e n t i f i e d an d contacted. 

Projects fo r the FACLT are already bein g suggested , and the 

Acquisitions Committe e and Board w i l l b e settin g p r i o r i t i e s and 

examining proposals . I t is possible tha t a  project w i l l be 

started durin g th e third mont h of this quarter . 



Technical assistanc e i s currently being provide d b y Chuc k 

Co l l i n s o f IC E an d J u l i e Eade s o f NHCLF, a s wel l a s severa l 

members o f th e NH C -  CE D communit y (thanks!) . Th e attorne y 

involved i s Ke n Nielsen , attorne y fo r th e Ne w Englan d Non-profi t 

Housing Developmen t Corp . o f Manchester , an d h e i s ver y 

experienced i n acquisitions , landlord/tenan t lega l matters , an d 

bargain sale s an d tax-relate d matters. H e w i l l b e a  bi g help ! 

Further assistanc e i s needed i n attainin g gran t sources , an d 

Don Maso n an d Sharo n Hun t ca n b e expecte d t o hel p wit h that . Th e 

Advisor (you ) w i l l continu e t o provid e support , suggestions , an d 

timeline d i s c i p l i n e , an d w i l l b e n o t i f i e d o f othe r need s a s the y 

a r i s e . 





















FRANKLIN ARE A COMMUNITY LAND TRUST, Inc. P.O. Bo x 24 6 
Franklin, N.H . 0323 5 
(603) 934-616 4 

MEMBERSHIP APPLICATIO N 

I wis h t o express m y suppor t fo r the community lan d trus t 
model of land tenur e an d homeownership by becoming a member of 
the Frankli n Are a Communit y Lan d Trust. 

NAME: 

ADDRESS: 

PHONE: (Home ) (Work) 

SICNATURE(S): 

DATE: 

DUES ENCLOSED: Please enclos e $  12/year , o r $ 1/month 
for a  minimum of three months ( w i l l b e 
tax-deductable -  applicatio n pending) . 

Additional tax-deductabl e contributio n 
(application pending) . 

I woul d l i k e t o apply fo r a dues waiver , 
and w i l l contribut e time instead . 

POSSIBLE COMMITTEE INTERESTS : 

Finance Lega l 

Membership Othe r 

Acquisitions 

POSSIBLE VOLUNTEER WORK: 

Graphic Art s 

Landscaping 

Telephoning 

Public Speakin g 

S e c r e t a r i a l 

Photography 

Painting 

Carpentry 

Plumbing 

Fundraising Doorknocking Other 



CONFIDENTIAL SURVEY 

ADDRESS OR LOT # 

This surve y i s for s t a t i s t i c al us e by the N.H. Community 
Loan Fun d only . Th e information is confidential, an d in d i v i d u a l 
responses w i l l no t be disclosed t o any person, governmen t agency , 
or othe r organizatio n at any time fo r any reason. Thi s 
information i s required for processing loa n requests . 

Question 1 : 

How many peopl e l i v e i n your household  ? 

How many resident s are under the age of 18? 

How many resident s are 60 years old or over? 

Question 2 : 

What is your t o t a l househol d annua l incom e (approximately) ? 



BYLAWS OF FRANKLIN PREMIER COOPERATIVE 

NAME 

1.1 Th e name of this Corporatio n s h a l l b e FRANKLIN PREMIER 
COOPERATIVE. 

PURPOSE 

2.1 Th e purpose for which thi s Corporatio n i s formed i s t o 
own and operate a  housing property , an d partake i n othe r 
cooperative a c t i v i t i e s , o n a non-profit basi s fo r th e 
benefit o f the residents thereof . 

MEMBERSHIP 

3.1 Membershi p i s open to household unit s who currentl y re-
side i n the property. Eac h suc h uni t s h a l l designat e the 
household membe r e n t i t l e d t o cast th e vote of the unit. 
Should a  dispute aris e betwee n members of the household, 
each adul t s h a l l b e e n t i t l e d t o cast one-hal f (1/2 ) a 
vote, if there ar e two (2) adults, an d one-third (1/3) 
a vote , i f there ar e three (3 ) adults, etc . Eac h 
household membershi p s h a l l hav e onl y on e f u l l vote . 

3.2 Th e i n i t i a l membershi p fe e s h a ll b e Two Hundred F i f t y 
Dollars ( $ 250). Thi s i s the book value . 

3.3 Member s s h a l l giv e th e Co-op a 60-day writte n notic e of 
sale o f their Membership Interest , giv e a  60-day 
p r i o r i t y t o low and moderate incom e household s when 
s e l l i n g thei r Membership Interest , an d l i m i t th e sale 
price o f their Membership Interes t t o r e f l e ct the 
limited-equity provision s a s defined i n these Bylaws . 
This equit y l i m i t a t i o n on the resale o f Membership 
Interests i s the sum of: 

1) th e price fo r which the Member purchase d the 
Membership Interest ; plu s 

2) th e cost o f any c a p i t al improvements (no t including 
ordinary maintenance ) the Member made to the unit; plu s 

3) a  sum equa l t o the aggregate percentag e increas e in 
the Consume r Pric e Inde x (CPI ) from the year of Member's 
purchase of the Membership Interes t t o the year of 
sale, time s the purchase pric e paid ; plu s 

4) a  sum equa l t o the cost o f ca p i t al improvements 
times the aggregate percentag e increas e i n the Consumer 
Price Inde x fro m th e year of the improvement t o the 
year o f the sale o f the Membership Interest ; plu s 

5) th e Member's shar e o f the pr i n c i p al paid o n the Co-
op's mortgages , adjuste d annuall y b y the CPI increase ; 

LESS 6 ) th e cost o f repairs neede d t o the unit when 
the Membe r moves (not including ordinar y maintenance) . 
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3.4 Shoul d an y househol d decid e to move out o f th e Co-op 
and, therefore , withdra w fro m membership , th e Board , of 
Directors s h a l l hav e th e power t o purchase th e 
membership fro m sai d househol d b y payin g them th e book 
value o f tha t Membershi p Interest . Durin g th e 
60 da y period , th e Boar d ma y advertis e th e sal e o r 
otherwise a s s i s t th e member i n procuring a  low o r 
moderate incom e buyer . Afte r th e expiratio n o f th e 6 0 
day period , i f the member receive s mor e tha n on e offe r 
for th e same price , paymen t schedule , and dat e o f 
closing, an d on e o f sai d offer s i s from a  low o r 
moderate incom e famil y o r i n d i v i d u a l , th e member s h a l l 
accept th e offe r fro m th e lo w o r moderate incom e famil y 
or i n d i v i d u a l . Th e Boar d s h a l l maintai n a waitin g l i s t , 
or cooperat e with th e Frankli n Are a Community Lan d 
Trust, fo r thi s purpose . 

3.5 I f the associatio n f a i l s t o act pursuent t o RSA 301-A:1 5 
with-in sixt y (60 ) day s o f th e offer , th e member may dispos e 
of th e Membership Interes t elsewhere , provide d that th e 
transferee b e approve d b y a  majority vot e o f th e Directors . 
Should an y would-b e transfere e no t b e approve d b y th e 
Directors, h e o r sh e ma y appea l t o members at th e nex t 
regular o r specia l meetin g thereafte r an d th e actio n o f 
the meetin g o f th e members s h a l l b e f i n a l . I f the 
transferee i s not approved , th e Director s sh a l l 
exercise thei r powe r t o purchas e th e Membership 
Interest a s soo n a s tha t purchas e ca n b e made without 
jeopardizing th e solvenc y of th e Association . Anyon e 
who plan s on movin g int o th e Co-op, b y purchasing 
a Membership Interest , mus t joi n th e cooperative . 

3.6 A  lo w incom e famil y o r ind i v i d u a l s h a l l b e define d a s a 
family o r ind i v i d u a l whos e t o t a l househol d incom e doe s 
not excee d 50 % o f th e median incom e i n the metropolitan 
area (o r county) determine d b y th e U.S. Dept . o f 
Housing an d Urba n Developmen t an d publishe d i n the 
Federal Register . A  moderate incom e famil y o r 
individual s h a l l b e define d a s a  famil y o r individua l 
whose t o t a l househol d incom e doe s no t excee d 80/ . of th e 
median incom e i n the metropolita n area (o r county). 

3.7 Expulsio n o f Members. An y membe r whose a c t i v i t y i n the 
Association endanger s eff e c t i v e operatio n o f th e 
Association ma y b e expelle d b y th e Boar d o f Directors . 
Written notic e o f th e charge s agains t eac h member an d 
reasonable opportunit y fo r a hearing sh a l l b e provided 
prior t o any suc h expulsion . Hi s o r he r Membership Interes t 
s h a l l b e repurchase d a t book value , les s an y debt s owed an d 
expenses cause d th e Association , i f and whe n ther e are 
s u f f i c i e n t reserv e funds . H e o r sh e s h a l l hav e th e 
right o f appeal at th e nex t membershi p meetin g an d a n 
opportunity t o b e hear d i n his or he r ow n defense , 
either i n person o r b y counsel . 

2 



3.8 A  majority o f the current membershi p s h a l l constitut e a 
quorum at a meeting o f the members. Ther e s h a l l b e n o 
voting b y proxy; nor s h a ll a  proxy be counted toward s 
the establishmen t o f a quorum. 

3.9 A  Membership Interes t ma y not be transfered t o someone 
who doe s not plan t o actually resid e i n the Co-op. 

3.10 A  C e r t i f i c a t e o f Membership s h a l l b e issued t o any 
member who has f u l ly pai d thei r membershi p fee . Thi s 
C e r t i f i c a t e s h a l l e n t i t l e th e holder t o a li f e t i m e 
lease o n thei r unit , provide d tha t th e holder abide s by 
the rule s and regulations o f the Association an d does not 
endanger e f f e c t i v e operatio n o f the Association. Th e 
C e r t i f i c a t e s h a l l b e transferable t o a family member , 
provided tha t sai d famil y membe r agree s to join th e Co 
op, subjec t t o approval fro m the Co-op. 

3.11 Eac h member househol d wh o subscribe s t o membership 
s h a l l hav e f u l l votin g r i g h t s . 

3.12 Co-o p rule s s h a l l b e approved o r amended by a 2/3 vot e 
of th e membership. 

ANNUAL MEETING 

4.1 Th e annual meetin g o f the members sh a l l b e held in 
A p r i l o f each yea r i n Franklin, New Hampshire , 
or a  place designate d b y the Board of Directors. 

4.2 Notic e o f the time and place o f the annual meetin g and 
the subjec t matter , othe r tha n the election of 
Directors, t o come befor e i t , s h a ll b e given in 
writing t o each member no les s tha n t h i r t y (30 ) days 
prior t o the date of the meeting. 

4.3 Th e annual repor t o f the Corporation s h a l l b e made availabl e 
to members t h i r t y (30 ) days befor e th e annual meeting . 

4.4 Specia l meeting s of the membership may be calle d b y a 
vote of the Board o f Directors o r by peti t i o n b y two 
member households . Th e only Agend a ite m w i l l b e the 
s p e c i f i c reaso n suc h meetin g was cal l e d . 

4.5 Quarterl y Membershi p Meeting s are to be held in 
January, July , an d October at a time and place arrange d 
by th e Board o f Directors, wit h a 10-day notic e t o a ll 
member households . 

DIRECTORS 

5.1 Th e management and control of the a f f a i rs o f the 
Corporation s h a l l b e vested i n and exercised b y a Board 
of Director s consistin g o f fi ve (5 ) people, who s h a l l 
be electe d a t the annual meeting s of the Corporation o r 
special meeting s hel d i n l i eu thereo f a s follows: Th e 
f i r s t f i v e (5 ) Directors electe d s h a l l serv e u n t i l the 
annual meetin g o f the Corporation i n A p r il o f 1988. 
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Three (3 ) Directors s h a l l b e electe d a t the annual 
meeting i n 1988, and at alternate annua l meeting s 
thereafter, an d two (2 ) Directors s h a l l b e electe d at 
the annua l meetin g i n 1989, and at alternate annua l 
meetings thereafter . A t leas t fou r o f the Director s 
s h a l l als o b e O f f i c e r s , as set forth in Section 6.1 . 

5.2 A l l Directors s h a l l serv e fo r a term o f two (2 ) years , 
commencing a t the annual meetin g i n which the y are 
elected an d servin g thereafte r u n t i l thei r successor s 
are dul y chose n an d qualify , unles s otherwis e specifie d 
in th e A r t i c l es o f Association . 

5.3 A t each electio n for Directors, ever y member e n t i t l e d 
to vot e a t such election s s h a l l hav e the right to vote 
for a s many person s a s ther e ar e Directors t o be 
elected. 

5.4 Vacancie s ma y b e f i l l e d b y a majority vot e o f the 
Directors presen t a t any regula r meetin g o f the Board 
to serv e u n t i l th e next annua l meeting . 

5.5 Regula r meeting s o f the Directors s h a l l b e hel d not 
less tha n quarterl y an d at such place s a s the Board 
determines. Specia l meeting s o f the Directors ma y b e 
held a t the c a l l o f the Chair o r any two (2 ) Directors. 
Written notic e statin g th e place, day , and hour o f any 
meeting s h a l l b e delivere d personall y o r by mai l t o 
each Directo r no t les s tha n fi v e (5 ) days prio r to the 
date o f the meeting; provide d tha t writte n notic e ma y 
be waived b y approva l a s noted i n writing a t a meeting 
by two-third s o f the Directors the n i n o f f i c e . 

5.6 A  quarterl y repor t s h a l l b e issue d b y the Board of 
Directors t o a ll members in the Association . 

5.7 A t any meeting o f the Directors, a  simple majorit y o f 
the number s o f Directors the n i n o f f i ce s h a l l 
constitute a  quorum fo r the transaction o f business . 

5.8 N o Directo r ma y serv e fo r more tha n thre e (3 ) 
consecutive two-yea r terms . 

5.9 Director s s h a l l serv e withou t compensation . 

5.10 An y actio n require d o r permitted t o be take n b y the 
Board o f Directors a t a meeting ma y b e take n withou t a 
meeting i f a consent i n writing, settin g fort h the 
action show n taken , s h a l l b e signe d b y a l l Directors. 

5.11 N o more tha n tw o (2 ) Directors ma y b e r e l a t i v e s. 

OFFICERS 

6.1 Th e o f f i c e r s o f the Corporation shal l consis t o f a 
Chair, Vice-Chair , Secretary , Treasurer , an d suc h 
o f f i c e r s o r representative s a s the Board o f Director s 
may appoint . A l l o f f i c e rs o f the Corporation s h a l l b e 
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elected a t th e annua l meetin g o f th e membership , a s se t 
forth i n Sectio n 5.1 . 

6.2 Th e ter m fo r a l l o f f i c e rs s h a l l b e tw o (2 ) years , or 
u n t i l thei r successo r i s dul y elected . 

6.3 Th e Chai r s h a l l presid e a t a l l meetings o f th e 
Directors an d s h a l l b e th e Executiv e Office r o f th e 
Corporation. H e o r sh e s h a l l manag e th e a f f a i r s an d b e 
responsible fo r th e genera l administratio n i n th e 
guidelines establishe d b y th e Board . Th e Chai r s h a l l 
perform suc h dutie s prescribe d b y th e Boar d o r 
necessary t o accomplis h th e object s o f th e Corporation . 

6.4 Th e Vice-Chai r s h a l l presid e a t a l l meetings i n th e 
absence o f th e Chai r an d perfor m suc h dutie s delegate d 
to him/he r b y eithe r th e Boar d o r th e Chair . He/sh e 
s h a l l repor t o n th e a c t i v i t i e s o f th e Chai r t o th e 
Board i n th e absenc e o f th e Chair . 

6.5 Th e Secretar y s h a l l kee p th e recor d o f th e organizatio n 
of th e Corporatio n an d thes e By-Laws , wit h a  referenc e 
on th e margi n thereo f t o a l l amendments. H e o r sh e 
s h a l l kee p a  tru e recor d o f th e proceeding s o f a ll 
meetings o f th e Directors . I f th e Secretar y i s absen t 
from an y suc h meetings , th e Secretar y Pro Tem p s h a l l b e 
chosen a t th e meetin g wh o s h a l l kee p a  tru e recor d o f 
the proceedings . 

6.6 Th e Treasure r s h a l l hav e charg e o f a l l the fund s o f th e 
Corporation an d mak e a l l disbursements. He/sh e s h a l l 
keep a n accurat e accoun t o f a l l f i n a n c i al transaction s 
of th e Corporation , showin g i n d e t a i l a l l the receipt s 
in th e book s belongin g t o th e Corporation , whic h s h a l l 
always b e ope n t o th e inspectio n o f an y membe r a t 
reasonable time s an d places . Th e Treasure r s h a l l als o 
make th e book s ope n t o an y membe r wh o i s not a  Directo r 
for sixt y (60 ) day s followin g th e presentatio n o f th e 
annual repor t t o th e membershi p o r upo n th e decisio n o f 
any thre e (3 ) members a t an y time . 

6.7 A l l o f f i c e rs o f th e Corporatio n s h a l l , subjec t t o thes e 
By-Laws an d t o an y vot e o f th e Director s consisten t 
therewith, hav e suc h power s an d dutie s a s th e Director s 
s h a l l fro m tim e t o tim e designat e i n additio n t o th e 
s p e c i f i c power s an d dutie s se t fort h above . 

6.8 Eac h Off i c e r , Director , employee, an d agen t handlin g 
funds o r s e c u r i t i e s amountin g t o $1,000 o r more i n an y 
one yea r s h a l l b e covere d b y adequat e bond . 

INDEMNITY 

7.1 Th e Directors , o f f i c e r s , an d member s s h a l l no t b e 
personally l i a b l e fo r th e debts , l i a b i l i t i e s , o r othe r 
obligations o f th e Corporation . 
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7.2 Shoul d an y person b e sued, eithe r alon e or with others, 
because h e or she was or is a Director , o f f i c e r , or 
employee o f the Corporation, in any proceedings a r i s i n g 
out o f his or her alleged misfeasanc e o r nonfeasanc e 
in th e performance o f his or her duties o r out of any 
alleged wrongfu l ac t against the Corporation, indemnity 
for hi s or her reasonable expenses , includin g attorney s 
fees incurre d i n the defense o f the proceeding, may be 
assessed agains t the Corporation, i ts receiver, o r i t s 
trustee, b y the court in the same or a separate 
proceeding i f (1) the person sue d i s successful in 
whole or in part, o r the proceeding agains t him or her 
i s settle d wt h the approval of the court; an d (2) the 
court find s tha t hi s or her conduct f a i r l y merit s suc h 
indemnity. Th e amount of such indemnit y sha l l b e so 
much o f the attorneys fees incurre d an d other expense s 
as th e court find s t o be reasonable. 

FISCAL YEA R 

8.1 Th e f i s c a l yea r o f the Corporation s h a l l b e the twelve 
(12) month perio d endin g Decembe r 31st of each year . Th e 
Association s h a l l caus e i t s books to be audited at the 
end o f each yea r b y q u a l i f i e d independen t accountant s 
who s h a l l no t be o f f i c e r s o r Directors. Wher e the 
annual busines s of the association amount s to less tha n 
$50,000, the audit ma y b e made by a committee 
consisting o f three (3) members electe d a t the annual 
membership meeting . A  f u l l repor t o f the audit s h a l l 
be submitte d t o the annual meetin g o f the association . 
The repor t s h a l l includ e a  statement o f the amount of 
business transacte d with members, th e amount of 
business transacte d with non-members, th e balance 
sheet, an d the income and expenses o f the association . 

9.1 Th e standin g committee s o f the Association shal l be : 

(a) Financ e - to monitor th e Association's finances ; to 
investigate th e costs of recommended change s and how 
those cost s w i l l affec t th e monthly carryin g charges ; 
to develo p projections , long-ter m f i n a n c i a l plans , and 
annual operatin g and c a p i t a l budgets ; t o develop the 
p o l i c i e s an d trainin g need s of the Treasurer. 

(b) Maintenanc e -  to oversee th e effective operatio n of 
the Associatio n i n re l a t i on t o the upkeep of i ts 
grounds an d systems ; t o develop inservices , standards , 
and repai r procedures ; t o maintain a l i s t o f q u a l i f i e d 
tradespeople; t o develop th e po l i c i es an d trainin g 
needs of the st a ff involve d wit h th e physical operation 
of th e Cooperative (als o know n a s "Operations Committee") . 

AMENDMENT 

10.1 Th e By-Laws may b e amended o r repealed and new By-Laws 
adopted b y three-quarter s (2/3) vote of the membership 
present a t any regula r o r special meeting , provide d 
that notic e o f the proposed amendmen t sh a l l b e given in 
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writing t o a ll members th i r t y (30 ) days prio r t o such 
meetings. Technica l change s in wording o r de t a i l of 
the propose d amendmen t tha t d o not a l t e r th e subjec t 
matter s h a l l no t require a n additiona l t h i r t y (30 ) day 
notice period . 

DISSOLUTION 

11.1 Dissolutio n o f the Corporation s h a l l b e as outline d in 
RSA 301-A:33 . Th e provision s o f RSA 29 2 and 293-A for 
the dissolutio n of nonprofit an d busines s corporation s 
s h a l l appl y t o associations forme d unde r thi s chapter ; 
provided, however , tha t th e Secretary o f State s h a l l 
charge an d c o l l e c t a  fee of $5.00 fo r both f i l i n g a 
statement o f intent t o dissolve a s well a s for f i l i n g 
a r t i c l e s o f dissolution and issuin g a  c e r t i f i c a t e o f 
dissol u t i o n . I n the event o f dissolution of the 
association, th e assets, afte r payment o f the 
association's debt s an d expenses, s h a l l b e distributed 
in th e following manner : 

I. Th e book valu e o f the membership c e r t i f i c a t e s o r 
shares s h a l l b e returne d t o the members. Amount s 
paid o n subscription s s h a l l b e returne d t o 
subscribers. Th e amounts allocate d in 
d i s t r i b u t i o n o f net savings unde r RSA 301-A:2 8 
s h a l l b e returne d t o those members entitle d t o 
them. 

II . An y surplu s remainin g afte r th e d i s t r i b u t i on in 
Paragraph I  may b e distribute d as a contributio n 
to an y cooperativ e associatio n o r othe r noa-profi t 
association t o which contribution s ar e deductable 
from incom e tax under curren t Interna l Revenu e 
Service regulations , selecte d b y a majorit y vot e 
of th e membership. 
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FRANKLIN AREA COMMUNITY LAND TRUST, Inc. 

Co-op Conversio n Checklis t fo r Cooperativ e 

Date Task Comment s 

ORGANIZATION BUILDING: 

1. F i r s t property-wid e Meeting, 
Tenants Associatio n formed , 
Off i c e r s an d Boar d o f Director s electe d 

2. Committee s forme d (Finance , 
Maintenance, plu s Legal , Membershi p 
for propertie s large r tha n 1 5 units ) 

3. Co-o p Membership Surve y don e 

4. (a) Incorporatio n a s a  Co-op, vot e o n 
Officers/Board o f Director s (ne w o r 
same as tenant s association ) 

(b) Sen d i n Form SS- 4 fo r Employer' s 
I d e n t i f i c a t i o n Numbe r (fo r bank acc t # ) 

5. Bylaw s developmen t (eithe r ad-ho c 
or Lega l Committe e meetings , the n 
vote b y entir e membership ) 

6. Vot e o n Purchas e Agreement/Offe r 

7. Vot e o n Corporat e Resolutio n 

8. Develo p Busines s Plan/Financing Proposal 

9. Develo p an d Vot e o n House Rule s 

10. Signe d Occupanc y Agreement s (jus t befor e 
closing) 

11. Develo p an d Distribut e Membershi p 
Handbook (ASA P afte r closing ) 

12. F i r s t Annua l Membershi p Meetin g 

KEY PHON E NUMBERS AND NOTES : 



Co-op Conversio n Checklis t fo r 

Date Task 

Cooperative 

Comments 

LEGAL PREPARATION: 

1. Co-o p Researc h (copie s of RSA 540 
and 301-A , copy of deed and liens fro m 
Registry, curren t Zonin g Regulation s 
and ho w the property is zoned) 

2. Intervie w and hire Attorne y (consul t 
with FACL T re : qualit y attorney s in area) 

3. F i l e A r t i c l e s of Incorporation 

4. Vot e on Bylaws 

5. Prepar e a  "Seller P r o f i l e " on current 
owner(s) of property 

6. Develo p Negotiatin g Strateg y (wh o is on 
Neg. Team , what are Co-ops interest s and 
concerns, wha t are mutually-beneficia l 
options) ***N0TE : Appraisal and Engineer 
reports are very helpful ! 

7. Sig n Purchase/Sal e Agreemen t 

8. Sig n up Members, Subscriptio n Agreements 
for thos e who do not pay in f u l l 

9. Closin g and Membership C e r t i f i c a t e s to 
those Member s who are paid in f u ll (signe d 
Occupancy Agreement s befor e closing ) 

10. Lease s signe d by those who continue as 
"Tenants at W i l l" 

11. Righ t afte r closing , distribut e Notice s of 
Change of Ownership, Change in House Rules , 
Rent Increase s ( i f necessary ) 

KEY PHON E NUMBERS AND NOTES: 

Attorney -
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Co-op Conversio n Checklis t fo r Cooperative 

Date Task Comment s 

FINANCIAL PLANNING: 

1. L i s t Operatin g Expense s (ge t har d 
costs wher e possible ) 

2. L i s t cost s o f Neede d Improvement s 
(get har d cost s fro m contractors ) 

3. Feedbac k fro m resident s o n affordabl e 
Membership Equity/Investmen t 

4. Develo p Preliminar y Pr o Form a 

5. Figur e t o t a l " r i s k c a p i t a l " neede d (figur e 
$500 fo r Attorney' s retainer , $250 for 
an appraisal , $250 fo r enginee r repor t i f 
not to o many physica l problems) . Divid e b y 
number o f household s intereste d t o ge t pe r 
household contribution . 

6. Se t an d c o l l e c t I n i t i a l Co-o p Fe e (fo r r i s k 
c a p i t a l ) 

7. Figur e a f f e c t s on rent s b y differen t 
purchase price s an d financin g option s 

8. Develo p Financin g Option s (banks , owner 
financing, CLF , NHHFA , additional equity ) 

9. Appl y t o Banks , etc. , fo r financin g 

10. Coll e c t Membershi p Equit y Fee s an d 
Subscription down-payment s 

11. Ge t Insuranc e Binde r ( s u f f i c i e n t l i a b i l i t y 
and propert y insuranc e t o cove r lenders ) 

12. Develo p F i r s t 1 2 Month s Cash Flo w Budge t 

13. Closin g 

KEY PHON E NUMBERS AN D NOTES : 



Co-op Conversio n Checklis t for Cooperative 

Date Task Comments 

MAINTENANCE/OPERATIONS PLAN : 

1. 

2. 

3. 

4. 

5. 

L i s t a l l operating needs and help 
Finance Committe e develo p har d cost s 
(trash pick-up , sewer/wate r needs , roa d 
needs, common areas , communit y buildings ) 

Survey resident s and l i s t a l l needed 
improvements, a s s i s t Financ e Committe e 
to develo p har d cost s 

Develop l i s t o f tradespeople to serve Co-op , 
get writte n estimates fo r improvements 

Develop l i s t o f Co-op Members who can assist 
with "swea t equity " tasks 

Develop Schedul e o f Operating Need s 

KEY PHON E NUMBERS AND NOTES: 
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Co-op Conversio n Checklis t fo r Cooperativ e 

FINANCING PROPOSAL: 

1. A r t i c l e s o f Incorporatio n with Secretar y o f State' s Lette r 

2. Approve d Bylaw s 

3. Corporat e Resolutio n 

4. Busines s Pla n 

5. Financia l Statement s -  Pr o Forma , Monthly Cas h Flow Pla n 

6. Insuranc e Binde r 

7. Attorney' s Work - T i t l e Search , T i t l e Insuranc e (fo r Co-op a s 
well a s fo r lenders) , Lega l Opinio n Letter , Mortgag e 
Preparation, Lease s fo r non-members, Occupancy Agreement s 
for Members , Lega l Notice s 

8. Inspectio n Repor t 

9. Improvement s Plan/Schedul e 

10. Lette r o f Reques t 

Additional Informatio n Neede d b y th e Communit y Loa n Fund : 

1. Lette r o f Reques t fro m Boar d o f FACLT 

2. CL F Incom e Survey s complete d b y a l l Co-op Members 

3. Limited-equit y information 

5 



TO: DAVI D ABROMOWITZ 

FR: PETE R WHITE, 198 7 LAN D USE CLAS S 

RE: FINA L PROJECT REPORT 

City O f Franklin , N.H . Subdivisio n Proble m 

The goa l o f thi s projec t i s t o l e g a l l y enabl e th e Frankli n 

Area Communit y Lan d Trust , Inc . (FACLT) , t o conve y t i t l e o f 

apartment building s o n Lan d Trus t propert y t o tenant-owne d 

cooperatives, withou t goin g throug h th e subdivisio n approva l 

process. 

BACKGROUND: On e o f th e p r i o r i t i e s o f th e FACL T i s t o acquire , 

rehab, an d preserv e affordabl e housin g properties , especiall y 

apartment buildings . Th e FACL T intend s t o eithe r (I ) s e l l th e 

buildings t o tenant-owne d cooperatives , an d hol d th e lan d i n 

" t r u s t " i n perpetuity , wit h a  renewabl e lan d leas e fo r th e co -

ops, thereb y controllin g i ts perpetual us e a s limited-equit y 

cooperative housing , o r els e (2 ) leas e th e entir e propertie s t o 

the cooperatives . 

The FACL T prefer s optio n (1 ) becaus e i t comes tha t much 

closer t o a  "home-ownership " r e a l i t y , whic h enhance s th e co-o p 

members feeling s o f s e l f - r e l i a n c e and desir e t o maintai n th e 

property. 

The FACL T feel s tha t th e conveyanc e o f t i t l e o f th e 

buildings t o th e cooperative s i s "a s o f right" , an d shoul d no t 

require an y Cit y approvals . Th e FACL T i s concerned wit h th e 

expense, tim e l o s t , an d p o l i t i c a l interferenc e i f subdivisio n 

approval i s require d fo r ever y project . Also , i f the projec t i s 

defined a s a  condominium , the n Stat e approval s ar e necessar y a s 

well, whic h i s much more expense an d tim e l o s t . 



Course Projec t Repor t (continued ) 

PROBLEM: Th e Cit y o f Franklin , throug h i t s City Manager an d 

Planning Board , hav e determine d tha t thi s seperatio n o f lan d an d 

buildings f a l l s unde r thei r condominiu m conversio n regulations , 

and therefor e require s mino r subdiviso n approva l fro m th e 

Planning Board . 

There ar e severa l l o c a l factor s tha t hav e exasperate d th e 

s i t u a t i o n : f i r s t o f a l l , ther e i s th e anti-growt h feeling s tha t 

are growin g i n most Ne w Hampshir e communities . Th e FACL T may b e 

seen a s a  threa t t o thos e agains t growth . Secondly , th e Cit y o f 

Franklin attempte d a  housin g reha b campaig n severa l year s ago , 

using federa l matching funds , whic h f a i l e d miserably ; ther e seem s 

to b e som e resentment an d jealous y toward s th e FACL T because it 

i s attemptin g t o accomplis h th e sam e goal . Thirdly , ther e 

appears t o b e a n "ol d boy s club " i n th e are a tha t involve s 

landlords (includin g severa l Cit y Counci l members) , bankers , an d 

developers; ther e hav e bee n some negativ e comment s made about th e 

idea o f tenant s ownin g thei r housing . 

There ha s bee n ver y l i t t l e " o f f i c i a l " suppor t o f th e FACLT , 

although th e grassroot s reactio n ha s bee n ver y possitive . 

Therefore, i t appears tha t ther e ar e tw o obstacle s t o ou r goal : 

the lac k o f c l a r i t y o n co-op s i n th e Subdivisio n Regulations , an d 

the specia l an d persona l interest s of som e o f thos e i n City 

government. 

EXISTING SUBDIVISION REGULATIONS: Th e Subdivisio n Regulation s d o 

not addres s co-ops , no r d o the y addres s th e seperatio n o f 

existing building s fro m th e lan d throug h conveyanc e o f th e 

buildings. Th e Regulation s onl y addres s dividin g parcel s o f lan d 

or dividin g a  buildin g int o seperatel y owne d units , a s i n condo 



conversions. Ther e i s no provisio n for dealin g wit h wha t th e 

FACLT wishes t o do , s o th e Cit y ha s chose n t o trea t thes e 

transactions a s cond o conversions . 

PROJECT PLAN: Th e pla n o f thi s projec t i s to challeng e th e Cit y 

of Frankli n on thei r position , an d t o resolv e th e proble m o f 

required subdivisio n approval fo r buildin g conveyance s t o co-ops . 

There ar e severa l step s tha t were planne d t o achiev e th e 

goal o f thi s project : 

Step 1 . Hav e FACLT Attorne y writ e a  l e t t e r t o th e Cit y Manage r 

de t a i l i n g wh y thi s i s not a  cond o conversion , an d c i t i n g Cit y an d 

State law s tha t enhanc e thi s position . As k fo r a  Cit y l e t t e r 

stating n o subdivisio n approval i s necessary . 

RESULTS: Th e Cit y Manage r wrot e a  l e t t e r bac k sayin g tha t he , 

and th e Cit y Attorney , s t i l l f e l t tha t w e neede d subdivision 

approval. N o reference s t o an y law s were made. 

Step 2 . Hol d a n informationa l meeting wit h th e Cit y Plannin g 

Board, askin g agai n fo r Cit y l e t t e r . 

RESULTS: Th e Plannin g Board , an d severa l people attendin g th e 

meeting, wer e confuse d abou t co-op s an d th e FACLT , an d stoo d b y 

their positio n o f requirin g subdivision approval. 

Step 3 . Prepar e packet s o f informatio n fo r Cit y Plannin g Board , 

City Council , an d Cit y Attorne y whic h includ e lega l document s o f 

the FACL T an d a n existin g co-op , backgroun d inf o o n co-op s an d 

condos, th e Stat e Consume r Co-op statut e (RS A 301-A) , an d relate d 

news a r t i c l e s . Hav e FACLT place d o n Plannin g Boar d Agend a in 

December t o addres s th e questio n an d ge t a  writte n decision. 

NOTE:.- Thi s Ste p ha s bee n changed : a t th e December 1 6 Plannin g 

Board Meeting , th e FACL T propose d a n Amendmen t t o th e Subdivisio n 

Regulatons t o rea d a s follows : 



Amend Pag e 5  of Definitions , by addin g 3.3 7 Cooperatives , t o read : 

"A multi-famil y housin g propert y whic h i s owned o r purchase d 

by a  non-profi t housin g cooperativ e tha t i s incorporate d unde r 

RSA 301-A , an d whic h doe s no t divid e a  parce l of  lan d int o tw o o r 

more parcel s o f land , s h a l l no t b e considere d a s a  subdivisio n o r 

a condominiu m withi n thes e regulations. " 

This additio n t o th e Subdivisio n Regulation s woul d defin e 

and exemp t cooperatives , eliminatin g th e curren t confusio n an d 

debate, an d f u l f i l l i n g th e goa l o f t h i s project . 

The Plannin g Boar d mus t schedul e a  publi c hearin g befor e i t 

can amen d th e Subdivisio n Regulations . Th e FACL T w i l l wor k t o 

have a  supportiv e crow d a t thi s hearing , a s wel l a s communit y an d 

church leader s speakin g i n favo r o f i t . Th e FACL T w i l l rais e th e 

question o f propert y taxe s a t thi s hearing : i f the co-op s have 

t i t l e t o th e property , the n th e Cit y w i l l b e abl e t o ta x thei r 

properties, bu t i f a charitabl e organizatio n hold s t i t l e , i t ma y 

apply fo r exemptio n fro m taxes . Thi s shoul d buil d suppor t fo r 

this Amendment . 

Step 4 . L i t i g a t i o n , i f necessary. Thi s ma y no t b e perceive d b y 

a l l a s a  "positiv e alternative", but i t w i ll c l a r i f y th e lega l 

difference betwee n condo s an d co-ops , an d pav e th e wa y fo r co-op s 

and communit y lan d trust s elsewhere. Severa l attorney s hav e 

expressed th e opinio n tha t th e FACL T w i l l b e successfu l if 

l i t i g a t i o n i s necessary . 

4 



L E A H Y , VANACORE , NIELSE N &  TROMBLY 
ATTORNEYS AT LAW 

1 9 W A S H I N G T O N S T R E E T 

CONCORD, NE W HAMPSHIR E 03301 
(603) 228-1180 

P E T E R J . L E A H Y 
J O H N G . V A N A C O R E 
K E N N E T H R . M E L S E N 
R I C K A . T R O M B L Y 

P E N A C O O K O P H C E : 
1 M E R R ! M A C X S T R E E T 

P E N A C O O K . N H . 0 3 3 0 3 
( 6 0 3 ) 7 53 9 4 6 3 

September 29, 1987 

Ms. Luc y St . Joh n 
Planning Offic e 
City of Franklin 
City Hal l 
Franklin, NH 0323 5 

Re: 11 5 Franklin Street , Franklin , NH 03235 

Dear Lucy : 

As requested , followin g our meeting on Thursday, September 24, 
1987, I  am drafting t h i s l e t t e r regardin g whethe r or not the 
purchase of 115 Franklin Stree t require s a  subdivision and 
whether or not the Project meet s the d e f i n i t i on of a 
condominium. Thi s issu e i n i t i a l l y aros e in discussions wit h Jim 
Burke, the Bank's Attorney. H e requested tha t we contact you 
for you r opinio n as to the nature of this Projec t whic h we did. 
Following ou r meeting, you requested tha t we submit our plan in 
writing. 

As we discussed, thi s Projec t involve s seve n apartmen t unit s in 
three building s locate d on one parcel of land at 115 Franklin 
Street. A l l of the tenants in the building hav e live d ther e for 
several years . Ou r proposed Projec t include s th e land bein g 
owned by the Franklin Are a Community Lan d Trus t (hereinafte r 
FACLT). FACL T is a volunteer nonprofi t corporatio n whic h has 
applied fo r tax exempt statu s unde r Sectio n 501(c)(3 ) of the 
Internal Revenu e Code. FACLT' S inten t is to serve as the 
f a c i l i t a t o r of low income housin g project s in the Franklin are a 
and ac t as loan guaranto r fo r thos e projects . FACL T intend s to 
own th e land locate d at 115 Franklin Street . Th e Franklin 
Premier Cooperative , (hereinafte r CO-OP) is a non-stock consumer 
cooperative associatio n organize d unde r RSAJ301-A. I t is a 
nonprofit cooperativ e tha t intend s t o own the buildings on 115 
Franklin Street.o f whic h ther e ar e three? two single-family 
homes and one 5-unit apartmen t comple x making fo r a total of 
seven units . Th e CO-OP is an organization consistin g of the 
existing long-ter m tenant s in the building. Th e tenants are a l l 
members of the CO-OP. 



Ms. Luc y St . Joh n 
Letter -  September 29 , 198 7 
Page 2 

The CO-O P w i l l ow n th e buildings . Th e member s w i l l leas e th e 
units fro m th e CO-OP i n which the y ar e a l l members. The y w i l l 
not ow n thei r individua l units; rather , the y w i l l ow n a 
membership interes t i n th e organizatio n tha t owns a ll of th e 
u n i t s . 

The futur e plan s o f FACL T ar e t o continu e t o develo p othe r lo w 
income housin g project s an d creat e man y more cooperativ e 
associations o f tenants . 

It i s my understandin g tha t thi s typ e o f structur e o f a  housin g 
project ha s neve r been done i n Ne w Hampshir e before . Th e issu e 
has arisen , I  believe , unde r RS A 356-B; 5 concerning whethe r o r 
not t h i s projec t require s subdivisio n approval . Th e condominiu m 
statute, RS A 356-B;3; V define s a  condominiu m i n part a s stating : 
"No projec t s h a l l b e deeme d a  condominium withi n th e meaning o f 
t h i s chapte r unles s th e undivide d interest s i n th e common are a 
are veste d i n th e uni t owners. " Th e Projec t w e propos e ha s n o 
unit owners . I t ha s on e owne r o f a l l of th e buildings , t h i s 
being th e CO-OP. Therefore , I  d o no t believ e tha t th e Projec t 
f i t s withi n th e d e f i n i t i o n of a  condominum. Rather , a  more 
appropriate d e f i n i t i o n is a  cooperativ e unde r RS A 301-A . A 
cooperative coul d b e define d a s a  for m o f housin g ownershi p b y 
which a  corporation , i . e . , the cooperative , mad e up o f th e 
occupants, owns th e propert y an d lease s individua l units bac k t o 
the member cooperators . 

While bot h condo s an d co-op s ar e form s o f share d ownership , 
there ar e som e importan t difference s an d th e difference s i n thi s 
case primaril y res t wit h uni t ownership . A  cond o individual 
unit owne r gets a  deed t o hi s unit , ca n tak e ou t a n individua l 
mortgage o n tha t unit , an d th e Ban k coul d foreclos e o n tha t 
unit. Unde r a  cooperativ e arrangement , ther e i s one mortgag e 
for th e entir e projec t hel d b y th e cooperativ e associatio n 
i t s e l f . Individua l members d o no t hav e a n ownershi p interes t i n 
t h e i r unit . The y d o no t tak e ou t individua l mortgages o n thei r 
unit an d an y foreclosur e woul d tak e plac e agains t th e whol e 
project, no t agains t an y individua l unit. 

RSA 672:1 4 define s a  subdivisio n a s " A d i v i s i o n of a  l o t , tract 
or parce l o f lan d int o tw o o r more l o t s . .  . " I n thi s Project , 
we ar e no t intendin g t o s p l i t th e lan d i n an y way , shap e o r 
fashion. A l l of th e lan d o n thi s parce l w i l l be-owne d b y 
FACLT. Wha t i s d i f f e r e n t and uniqu e i n thi s Projec t i s tha t th e 
buildings w i l l b e severe d fro m th e lan d b y dee d t o transfe r t o 
the CO-O P s o tha t FACL T owns th e lan d an d th e CO-OP would ow n 
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the building s as one organization. Therefor e I don't believ e 
that t h i s Projec t require s a  subdivision unde r the statute. 
However, we would appreciat e you r opinio n o n this as well. 

I vie w thi s Projec t as more analgou s to a mobile home park 
s i t u a t i o n rathe r tha n a condominium, see RSA 477:44,1. 
A l t e r n a t i v e l y , t h i s coul d b e seen as similar to a trust wit h 
FACLT actin g as a trustee an d the CO-OP actin g as the 
beneficiary of the trust because tha t i s r e a l ly wha t the 
organizations ar e trying to do in order to f a c i l i t a te the 
development of low income housin g sinc e th e federal government 
has pulle d out of th is area . 

I hope thi s informatio n i s he l p f ul to you. Again , I want to 
stress tha t the tenants as members of the CO-OP w i l l not own 
t h e i r individua l units, but rather w i l l hav e more contro l of 
t h e i r destin y throug h the cooperative for m of ownership. 

Sincerely, 

KENNETH R. NIELSEN 

KRN:mrw 

cc: 
cc: Jim Burke , Esq. 

Peter Whit e 



October 15 , 198 7 

Attorney Kenneth Nielsen 
Leahy, Vanacore, Nielsen & Trembly 
19 Washington Street 
Uncord, NH 0330 1 

Dear Attorney Nielsen: 

Re: 11 5 Frankli n Street 

I have had an opportunity to review your September 29 correspondenc e 
with City Planner Lucy St. John and City Attorney Paul Fitzgerald. Base d 
upon my review , i t is the City's position that your proposal must comply 
with the Subdivision Regulations of the City of Franklin. O f particular 
concern to us is that your proposal include separate ownership of a parcel 
of land from the ownership of the buildings located on that land. I t is 
for that reason that we believe you must comply with the condominium 
requirement o f this City's Subdivision Regulations. 

I apologize for the delay in this response, and I am aware of your numerous 
attempts t o contact me i n this regard. Pleas e feel free to contact City 
Planner Lucy St. John should you have further questions in this matter. 

Sincerely, 

Frank P. Edmunds 
City Manager 

FPE/ba 

cc: Pau l Fitzgerald 
Ralph Tilto n 
Lucy St. John 
Stephanie Belair , Belknap Bank & Trust 



FRANKLIN ARE A COMMUNITY LAND TRUST, Inc. 
P.O. Bo x 246 
Franklin, N.H . 0323 5 
(603) 934-616 4 

November 30 , 1987 

City o f Franklin 
316 Centra l Stree t 
Franklin, N.H . 0323 5 
Attn: Luc y St . John 

Dear Lucy , 

The Frankli n Are a Community Lan d Trust , Inc . (FACLT) 
requests tha t th e following Amendment t o the City o f Franklin's 
Subdivision Regulation s b e place d o n the Planning Board' s Agenda 
for Decembe r 16, and tha t th e FACLT be allowed t o speak in favor 
of i t: 

Amend Page 5, by adding d e f i n i t i o n 3.3 7 Cooperatives , t o read : 

"A multi-famil y housin g propert y whic h is owned or purchased 
by a  non-profit housin g cooperativ e tha t i s incorporated unde r 
RSA 301-A, and which doe s not divide a  parcel o f land int o tw o or 
more parcel s o f land, s h a l l no t be considere d a s a subdivision or 
a condominiu m withi n thes e regulations. " 

Packets of information hav e been provide d fo r your review . 
Any othe r question s ca n be addressed a t the December 16 Plannin g 
Board Meeting . Pleas e c a l l m e i f you need any othe r materials . 
Thank you for your assistance . 

Sincerely, 

Peter Whit e 
Secretary o f the Board 

c.c. Attorne y Ke n Nielse n 



OFFICE Of Cit y Manager 

December 7, 1987 

Mr. Peter White 
Secretary of the Board 
Franklin Area Community Land 

Trust, Inc. 
P.O. Box 246 
Franklin, NH 0323 5 

Dear Mr. White: 

I have forwarded your requested change to this City's Subdivision Regulations 
to Cit y Attorney Paul Fitzgerald for ccnment. Also , I am providing a copy 
of you r suggested amendment to Planning Board Chairman Ralph Tilton. Onc e I 
have Attorney Fitzgerald's comments, this matter wil l be scheduled before 
the Planning Board, and you will receive proper notice. 

Sincerely, 

Frank P. Edmunds 
City Manager 

cc: Ralp h Tilto n 
Attorney Paul Fitzgerald 



Burlington Community Land Trust 

December 8, 1987 

Peter Mhite , Secretar y 
Franklin Are a Community Lan d Trust , Inc. 
P.O. Box 246 
Franklin, N.H. 03235 

Dear Peter , 

On behal f o f the board and members of the Burlington Communit y 
Land Trust , pleas e accep t ou r gratitude fo r the generous c o n t r i -
bution towar d BCLT' s start-u p lega l costs . Pleas e excus e the 
delay i n responding. I  am happy tha t th e materials and informa -
tion provide d wer e h e l p f u l . I  also trus t tha t you saved enoug h 
money in legal an d other expense s to make thi s contributio n cos t 
e f f e c t i v e . 

As fo r the subdivision issue : we were confronte d wit h thi s issu e 
once here , but it had to do with a  situation wherein we proposed 
to execut e separat e lease s fo r one parcel on which two existing 
improvements were located . I t sounds li k e Frankli n is treatin g 
the separatio n o f the land an d building as a subdivision rathe r 
than the carving-up o f one parcel of land int o two or more smal-
ler parcels . Hav e the y no understanding of the concept of leased 
land o n which improvement s are existing or to be built ? 

Although I  am not an attorney, i t seems lik e a rather larg e lea p 
of logi c t o interpret a severance of t i t le betwee n lan d and b u i l -
ding unde r th e d e f i n i t i on o f sub-division as I understand i t. 

Good luc k wit h thi s issue ; I'm sur e yo u w i ll p r e v a i l . I ' l l con-
vey you r regard s to John and Bonnie, and again, ou r sincere 
thanks. 

Sincerely, 

P.O. B o x 5  23 *  B u r l i n g t o n , V e r m o n t 0 5 4 0 2 *  ( 8 0 2 ) 862-624 4 

Tim McKenzie y 
Executive Directo r 



July 25 , 198 7 

TO: CHRI S CLAMP 

FR: PETE R WHITE 

RE: PROJEC T UPDATE - THIRD QUARTER 

Franklin Are a Community Lan d Trus t 

The goal s o f the l a s t thre e months were t o (1) develop the 

i n t e r n a l structur e o f the FACLT, includin g Bylaw s and a Lease 

Agreement; (2 ) to apply fo r 501(c)(3) statu s fro m th e IRS; (3 ) to 

prepare an d sen d ou t a gran t proposal ; (4 ) to star t a n 

Acquisitions Committee ; an d (5 ) to establis h a  post of f i c e box , 

bank account , an d stationary . 

These goal s hav e no t a l l bee n t o t a l l y achieved , bu t we are 

well o n our way o n ever y count ! W e no w hav e an address , which is 

P.O. Bo x 246 , Franklin , 03235 . W e hav e opened a bank accoun t 

with a  l o c a l bank . W e hav e stationar y an d a nice pamphle t 

(attached). W e hav e a n answering servic e -  my machin e at home. 

We ar e now viewe d by the community (thos e tha t hav e heard o f us) 

as a r e a l organization . I  was eve n invite d t o participate wit h 

other "communit y leaders " i n a ros e bus h plantin g ceremon y (w e 

didn't actuall y plan t an y ros e bushes , because the sit e wa s t o be 

worked o n by the C i t y ) . 

We hav e passe d ou r Bylaws, although th e Board and membershi p 

may revis e the m i n the future. Th e Lease Agreement i s being 

worked on , but I have thre e members who hav e volunteere d t o help 

with th e typing , s o tha t shoul d b e done soon . A s wit h the 

Bylaws, we ar e using mode l document s supplie d t o us by I.C.E., 

with a  few minor alteration s (n o offense t o Chuck Matthei!) . 

Chuck C o l l i n s ha s been ver y helpfu l i n supporting ou r ef f o r t s , 

e s p e c i a l l y b y providin g u s thes e document s an d some advice . 

i 



We hav e no t applie d fo r th e 501(c)(3 ) statu s ye t fro m th e 

IRS, I  regre t t o say . Chuc k C . als o supplie d t o u s a  model 

application a  coupl e o f weeks ago , an d thi s i s a  p r i o r i t y fo r ou r 

Legal Committe e t o ge t ou t ASAP . W e nee d t o b e abl e t o offe r 

bargain sal e ta x deductions , otherwis e thes e greed y landlord s 

won't come below th e appraise d valu e -  whic h i s quickl y r i s i n g i n 

the Frankli n area . 

We ar e als o behin d i n ou r timelin e t o sen d ou t a  gran t 

application, bu t ou r Financ e Committe e i s meeting o n Monday 

night, an d w e w i l l b e sendin g on e t o Haymarke t withi n th e nex t 

couple o f weeks. Afte r w e prepar e thei r gran t proposal , I  w i l l 

take a  cop y upstair s t o se e wha t th e N.H . Charitabl e Fun d w i l l d o 

with i t (Eades permitting) . 

The bigges t advancemen t b y th e FACL T ha s bee n ou r 

Acquisitions Committee . W e ha d si x people , includin g myself , 

attend th e f i r s t meeting , an d a l l have staye d involved . Tw o o f 

the Committe e members ar e l o c a l tenants , an d on e o f thei r 

mothers, wh o i s a  cos t accountan t a t Laconi a Stat e School , i s 

also a  member o f th e Committee . Thes e thre e hav e learne d ho w t o 

work wit h th e preliminar y pr o forma , an d ar e doin g som e of th e 

i n i t i a l propert y inspection s (I'v e hear d tw o differen t realtors 

refer t o the m a s "th e thre e g i r l s " -  an d I  tol d th e mothe r that . 

She love s i t ! ) . 

We hav e signe d ou r f i r s t purchas e agreement ! A  four-famil y 

building i n Northfiel d o n a  sid e street , b y th e elementar y 

school. Tw o unit s ar e occupie d b y singl e mothers wh o woul d lov e 

to sta y ther e an d hav e cooperativ e ownership . Th e purchas e pric e 

was $120,000 , an d rent s ma y b e aroun d $400/mont h plu s hea t an d 

u t i l i t i e s . Th e mai n proble m i s tha t th e buildin g inspectio n 



shows about $20,00 0 worth o f majo r work tha t i s needed, includin g 

the replacemen t o f thre e heatin g systems , an d som e overloade d 

e l e c t r i c a l wiring . I f th e owne r isn ' t w i l l i n g t o come down b y 

$10,000 (w e planne d o n doin g som e o f th e renovation) , the n th e 

deal w i l l b e o f f . W e als o hav e tw o othe r deal s o n th e fron t 

burner, an d on e purchas e agreemen t ma y b e signe d o n Sunda y evening . 

There ar e tw o bank s intereste d i n providin g financing , wit h 

our f i r s t appointmen t o n Wednesday . I  must f i n i s h th e FACL T 

complete busines s pla n b y the n (yo u w i l l receiv e a  cop y nex t 

quarter -  tha t an d completin g othe r task s ar e m y goals) . 

We've also targette d severa l area s fo r outreac h an d 

organizing, includin g th e notoriou s Sprin g Street , i n Franklin . 

One o f ou r tenan t members an d I  doorknocke d ther e abou t si x weeks 

ago, bu t peopl e ar e takin g tha t "sho w me" approach , s o w e w i l l ! 

The bigges t dra g o f th e whol e effor t s o fa r i s a  lac k o f 

support an d interes t b y th e l o c a l towns ' o f f i c i a l s an d th e churc h 

community -  th e peopl e wh o ar e suppose d t o b e doin g thes e type s 

of things . Th e Frankli n Cit y Counci l rejecte d passin g an y Cit y 

housing code s fo r th e fourt h yea r i n a  ro w -  hal f o f the m ar e 

landlords. I  wa s tempte d t o star t a  confrontation-styl e 

campaign, bu t I  know tha t I  woul d bur n some bridges , an d I  don' t 

want t o d o that , e s p e c i a l l y i n th e earl y going . That' s th e mai n 

complaint o f CE D organizin g fo r m e -  I  can' t attac k th e assholes . 

Is tha t a  professiona l term ? It' s somewhat frustrating , to sa y 

the l e a s t . An y suggestions ? 

However, th e nice , carin g peopl e wh o hav e gotte n involve d 

makes i t enjoyable o v e r a l l . Thos e folk s a t th e Frankli n CA P * 

o f f i c e ar e beautifu l -  the y r e a l l y care , an d g o ou t o f thei r wa y 

to help ! W e s h a l l overcom e th e assholes ! 
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FRANKLIN AREA COMMUNITY LAND TRUST, INC . 

Haymarket People' s Fun d Gran t Applicatio n 

ADDENDUM TO GRANT APPLICATION 

1. BRIE F HISTORY -  TH E FRANKLI N AREA COMMUNITY LAND TRUST 

The foundin g meetin g o f th e Frankli n Are a Communit y Lan d 
Trust (FACLT ) was hel d o n Marc h 17 , 1987 , followin g severa l 
exploratory meeting s i n the Frankli n are a b y th e N.H . Communit y 
Loan Fund . Th e FACL T operate s a s a  non-profi t corporation 
(incorporated i n May, 1987 ) an d ha s applie d for 501(c)(3) statu s 
(August, 1987) . Th e N.H . Communit y Loa n Fun d act s a s a  sponso r 
for th e FACLT , ha s provide d approximatel y $2,00 0 in technica l 
asisistance, an d i s committed t o providin g continued support . 

The FACL T began i n recognition of a  sever e proble m i n th e 
Franklin are a aroun d affordable , adequate housin g fo r lower -
income c i t i z e n s . Th e rapidl y appreciatin g property value s see n 
in th e Bosto n an d Nashu a area s ha s sprea d nort h t o th e Frankli n 
area an d beyond ; a s a  result , home ownership ha s move d beyon d th e 
f i n a n c i a l a b i l i t y o f most low - an d moderate-incom e household s 
(defined a s belo w 50 % an d 80 % o f th e are a media n income , 
respe c t i v e l y ) , an d man y middle-income households , a s well . Man y 
renters hav e bee n displace d from thei r apartment s b y highe r rent s 
and cond o conversions , an d the y hav e eithe r bee n force d t o move 
out o f th e area , o r els e l i v e i n crowded, substandar d conditions . 

The FACL T i s controlle d b y are a resident s who wis h t o have 
more influenc e over l o c a l development , an d wis h t o preserv e an d 
create qualit y affordabl e housing. Sinc e th e foundin g meetin g i n 
March, th e FACL T ha s forme d thre e committie s consistin g o f Boar d 
members an d genera l members: th e Financ e Committee , th e Lega l 
Committee, an d th e Aquisition s Committee . A l l committees ar e 
act i v e l y meetin g onc e o r twic e a  month. 

The FACL T Boar d meet s monthly i n a foru m tha t i s open t o th e 
public an d members . Th e FACL T i s combining communit y organizing 
techniques an d community-controlle d economi c developmen t i n orde r 
to move toword meetin g th e goal s establishe d b y th e communit y 
members. Th e FACL T ha s targette d several neighborhoods i n th e 
Franklin are a tha t suffe r fro m neglec t b y landlord s and l o c a l 
o f f i c i a l s , an d ha s starte d doorknockin g thes e areas . Tw o renta l 
properties, containin g eleven apartmen t units , ar e i n the proces s 
of bein g acquire d (t o b e sol d t o tenant-owne d cooperatives) , and 
most o f th e curren t tenant s ar e lower-incom e households . Mor e 
recently, th e boar d vote d t o hol d a  tenant s rights/option s forum 
in th e F a l l , an d a  committee ha s bee n forme d t o organiz e tha t 
forum. Th e FACL T i s also developin g a  network o f volunteer s t o 
a s s i s t wit h co-o p developmen t an d sweat-equit y e f f o r t s . 

2. GOAL S 

The FACL T ha s i d e n t i f i e d thre e majo r goals : 1 ) t o provid e 
access t o qualit y affordabl e housing an d productiv e resources , 
through th e acquisition , r e h a b i l i t a t i o n , an d sal e o r leasin g o f 
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property t o lower-income and other disadvantage d peopl e (suc h as 
the elderly , disable d persons , singl e parent s and their children , 
ect.); 2 ) to conduct publi c discussions , forums , lectures , and 
other simila r programs designe d t o educate the public, members 
and potentia l members of the FACLT; educatio n e f f o r t s w i l l 
include th e economic and p o l i t i c a l advantage s of tenant-owned and 
community-controlled a c t i v i t i e s , tenant' s rights , s k i l l s in 
organizing, finance s an d p o l i t i c a l processes ; 3 ) to support the 
develpment o f a stable an d productive economi c bas e in and for 
l o c a l communities , targettin g the lower-income community . 

The FACL T has i d e n t i f i ed housin g as the number one need in 
the Frankli n area . Withou t decent-qualit y affordabl e housing , 
tenants in the community hav e no base fro m whic h to gain contro l 
of othe r aspect s of their l i v e s . The y in fact have no p o l i t i c a l 
influence i f they hav e not established a  permanent residence ; 
very fe w are registered t o vote. Th e FACLT wishes to provide the 
education and empowerment of tenants withi n th e community aroun d 
cooperative ownershi p and tenants rights . Longe r ter m goal s 
include: increase d communit y involvemen t in decision making , 
developing organizationa l s t a f f an d a full-time capacity , 
achieving communit y ownershi p of resources neede d for l o c al s e l f -
reliance, engagin g i n concurrent e f f o r t s to develop publi c 
infrastructure an d community services , providin g ongoin g 
training an d technical assistanc e t o community members to creat e 
varied community-controlle d i n s t i t u t i o n s , suc h as cooperative s 
and non-profi t service s (da y care, healt h care , etc.) . 

3. ACTIVITIE S 

The primar y a c t i v i t i e s o f the FACLT are outreach, education , 
and organizing . Mos t of i ts e f f o r ts involv e gettin g th e word out 
to thos e concerne d abou t affordabl e housing , communit y 
deterioration, an d lack o f responsivenesss by government, tha t 
there i s a way to bring abou t chang e by working together . Man y 
people, especiall y lower-income tenants , w i l l no t act unless the y 
f e e l hop e tha t chang e is possible, an d they w i l l hav e suppor t in 
working fo r needed changes . 

The FACL T provide s technica l assistanc e an d access to 
ca p i t a l t o area tenant s who decid e t o attempt t o bring abou t 
changes in their housing conditions . Th e FACLT purchase s the 
properties i n i t i a l l y , an d then the buildings ar e sold t o families 
and housin g cooperatives , p r i o r i t i z i n g low - and moderate-income 
households, and they are given a  long-term leas e o n the land, 
which contain s limited-equit y provision s an d r e s t r i c t s th e use to 
affordable housing . 

4. ORGANIZATIO N PROCEDURES 

The FACL T operate s as a democratically-controlled, non -
p r o f i t corporation . Th e Board of Directors s h a l l consis t o f nine 
(9) members : one thir d s h a l l b e user representative s electe d by 
user members, one thir d s h a l l b e elected fro m among the genera l 
members, and one thir d s h a l l b e public o f f i c i a l s an d technica l 
assistance providers , nominate d b y the current Boar d and approved 
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by th e membership. Th e curren t Boar d o f Director s i s composed o f 
the eigh t o r i g i n a l incorporator s servin g u n t i l th e f i r s t annua l 
meeting o f th e membership (t o be hel d nex t Spring) . 

The membershi p ar e kep t informe d o f a l l decisions made b y 
the Board , throug h mailing s of Boar d minute s an d newsletters , and 
also tak e a n activ e par t i n formulating those decisions . Member s 
are activ e i n the Committee s tha t hav e bee n establishe d t o 
recommend course s o f actio n t o th e Board . A l l decisions ar e made 
in a  publi c foru m afte r a n ope n discussion , wher e a  consensu s i s 
usually reached . A l l actions take n b y th e FACLT must b e approve d 
through thi s procedure . 

* Se e Developmen t Team Resume (attached ) for the Boar d o f 
Directors an d thei r backgrounds . 

5. TARGE T POPULATION 

The "Frankli n area " consist s o f th e town s o f Andover , 
Belmont, Danbury , Franklin , H i l l , Northfield , Salisbury , 
Sanbornton, an d T i l t o n , an d a l l residents o f thes e town s over th e 
age o f 1 6 year s ar e e l i g i b l e t o become votin g members ( t o t a l 
population i s approximately 25,000) . Currently , ther e are 2 1 
member familie s i n the FACLT, an d 1 8 ar e fro m thi s area . Ove r 
half o f th e member familie s ar e tenants . Ther e ar e abou t 1 5 
active individual s s o f a r. 

To becom e a member o f th e FACLT, someone fro m th e househol d 
must f i l l ou t th e Membership Application , atten d at leas t on e 
meeting, an d pa y due s o f $l/mont h (o r request a  waiver o f th e 
dues, whic h i s automatically granted). 

The targe t populatio n for FACLT a c t i v i t i e s ar e low - an d 
moderate-income tenant s i n the Frankli n area . Specia l e f f o r t s 
are bein g made to provid e qualit y affordabl e housin g fo r elderl y 
people an d singl e parents , especiall y thos e i n need o f more 
space (bedrooms) . 

6. CURREN T AND FUTUR E PROJECTS 

The FACL T i s working o n i t s f i r st tw o acquisitions , on e 
scheduled t o clos e o n Octobe r 1 , th e othe r o n November 15 . Thes e 
rental propertie s w i l l b e converte d t o tenant-owned cooperatives, 
as e a r l i e r stated . Th e tenant s i n both project s hav e vote d t o 
form co-ops , an d the y ar e no w bein g organize d an d educate d o n 
cooperatives. Thes e project s w i l l reha b an d preserv e eleven 
units o f housing , mostl y two - an d three-bedrooms , wit h a n averag e 
monthly cos t t o households o f $400 (includin g heat) . 

As mentione d e a r l i e r , th e FACLT w i l l b e sponsorin g a tenant s 
rights/options foru m thi s F a l l , an d w i l l includ e speaker s fro m 
N.H. Lega l Assistanc e and th e l o c a l towns . Thi s foru m i s 
intended t o empower tenant s t o tak e lega l actio n t o forc e slu m 
landlords t o reha b thei r properties , o r pressur e thos e landlord s 
to s e l l th e propertie s t o th e tenant s throug h th e FACLT. Th e 
f i r s t tw o project s shoul d inspir e many tenant s t o work t o improv e 
their ow n housing , onc e the y se e other s doin g so . 

2 



The FACL T plan s t o work wit h tenant s t o acquire at least one 
property pe r month for conversion t o cooperative housing . Thi s 
i s th e p r i o r i ty fo r the f i r st yea r o f the FACLT's existance . 

In the future (Sprin g - Summer of 1988), the FACLT plan s to 
expand i t s work wit h communit y peopl e t o meet othe r communit y 
needs, by id e n t i f y i ng availabl e resources , and then pressurin g 
town o f f i c i a l s , banks , and State and Federal agencie s and 
Representatives t o cooperative in meeting l o c a l needs . 

7. AMOUN T OF REQUEST 

The FACL T is requesting a $3,000 start-u p gran t i n order to 
ass i s t i n meeting expense s suc h a s appraisal and inspection fees, 
tenant outreac h an d organizing, and i n i t i a l o f f i c e expenses . 

8. BUDGE T INFORMATION 

So far , the FACLT has raised $224.0 0 fro m due s and 
donations, an d have incurre d expenses of $1,660.66, most of which 
has bee n for inspections and appraisals of properties. Ove r the 
next 1 2 months, the FACLT expect s incom e of $35,000 ($20,000 fro m 
technical assistanc e fees pai d out of the closing disbursements , 
$14,000 fro m grants , $1,00 0 fro m due s and donations). Th e 
projected expense s are $34,000 ($4,000 ren t and u t i l i t i e s , 
$25,000 fo r wages for 1 1/2 s t a f f , $1,00 0 for training and 
education materials , and $4,000 for inspection s and appraisals) . 

9. MEASURE S OF EFFECTIVENESS 

The FACL T w i l l measur e i t s effectiveness through (a) 
membership growth , wit h a  goal of 100 member familie s b y the end 
of 1988; and (b) housing unit s rehabbed and preserved, wit h a 
goal of 50 units by the end of 1988. Th e FACLT als o hopes to 
contribute t o a stronger climat e of concern i n the area aroun d 
affordable housin g an d community contro l o f l o c al development . 

10. DEALIN G WITH OPPRESSION 

The FACL T believe s that i t s work to make lower-income peopl e 
s e l f - r e l i a n t i n their housin g w i l l decreas e th e oppression of 
these peopl e b y slum landlords , condo developers , an d the housing 
market in general. Singl e women with childre n ar e especially 
victimized, becaus e of their desperatio n for housing. Retiree s 
and disable d people als o need to f e el secur e i n their housing . 

Most lower-incom e tenant s i n the area are treated as 
"second-class c i t i z e n s " b y landlords and town o f f i c i a l s . The y 
pay s i g n i f i c a n t rent s for very substandar d apartments , and the 
towns in the area hav e no l o c a l housin g codes , an d do not enforce 
State codes . B y empowering tenant s wit h educatio n o n thei r 
rights an d options, many w i l l becom e registere d t o vote, and w i l l 
demand tha t thei r l o c a l o f f i c i a l s tak e actio n on these problems . 

F i n a l l y , man y tenant s w i l l hav e a higher self-estee m onc e 
they ar e in a cooperative ownershi p si t u a t i o n . The y w i l l f e e l 
l i k e a  permanent member of the community, the y w i l l b e occupyin g 

4 



decent qualit y housing , an d the y w i l l hav e contro l ove r thei r 
housing. Th e FACL T provide s a n aren a fo r tenants t o explor e 
their an d others ' understanding o f th e s o c i a l an d economi c 
conditions tha t a f f e c t them , an d w i l l hel p the m gai n th e s k i l l s 
and confidenc e needed t o overcome oppressio n b y other s an d b y 
i n s t i t u t i o n s i n the community . 

The FACL T does no t discriminat e fo r reasons o f race , sex , 
age, culture , r e l i g i o n , nationa l o r i g i n , marita l status , sexua l 
preference, o r physica l c a p a b i l i t y . 

11. ACHIEVIN G SOCIAL AN D ECONOMI C JUSTICE 

The FACL T believe s tha t many inj u s t i c e s existin g i n thi s 
small are a o f Ne w Hampshir e ar e th e resul t o f th e problem s o f 
society a s a  whole. Ther e i s no rea l democrati c contro l ove r 
decisions bein g made tha t affec t th e peopl e i n the Frankli n area . 
This lac k o f contro l i s both p o l i t i c a l an d economi c -  thei r town , 
state, an d federa l representative s are no t workin g t o meet l o c a l 
human needs, thei r ta x monie s ar e no t bein g use d fo r thes e 
purposes, an d mos t o f thei r consume r dollar s ar e no t c i r c u l a t i n g 
with-in th e community , instea d leakin g ou t t o absente e owners , 
national an d multi-nationa l corporations . Ther e i s n o 
accountability. 

The l o c a l communitie s nee d t o have more contro l ove r l o c a l 
resources. Th e healt h and growt h o f a n econom y depend s o n 
continuing reinvestmen t o f th e earning s generated , i n areas suc h 
as researc h and development , modernizatio n o f plan t an d 
equipment, contingenc y reserves , and people . Currently , there is 
very l i t t l e reinvestmen t o f thi s kind , and thos e fe w wit h larg e 
amounts o f resource s no t onl y have contro l ove r th e earning s 
generated b y th e l o c a l workforce , bu t ar e als o abl e t o influenc e 
public o f f i c i a l s i n the expenditure s o f publi c dollar s fo r thei r 
own s e l f i s h i n t e r e s t s . 

The ownershi p o f th e lan d an d productiv e resources i s the 
key t o controllin g developmen t decisions , an d th e communit y lan d 
trust approac h i s a model o f lan d tenur e tha t allow s fo r s o c i a l 
ownership an d stewardship . Propert y owned b y th e FACLT w i l l 
always b e use d fo r human needs a s determine d b y th e community . 

This mode l shoul d empowe r peopl e t o f e e l a s i f they ca n hav e 
influence ove r decision s tha t w i l l affec t the m b y gettin g 
involved, an d thei r experienc e throug h th e FACLT w i l l hel p the m 
to mak e other connections . Peopl e w i l l loo k int o wha t thei r ta x 
money i s being use d for , where CDBG funds ar e flowin g (an d t o 
who's benefit) , an d wha t action s thei r electe d representatives 
are takin g and coul d tak e t o brin g abou t changes . 
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Development: Team Resume 

The developmen t tea m consist s o f fou r technica l assistanc e 
components: 

1. Th e Boar d o f Director s an d Membershi p o f th e Frankli n Are a 
Community Lan d Trust , Inc. ; 

2. Th e Boar d an d Staf f o f th e N.H . Communit y Loa n Fund, a  non -
p r o f i t charitabl e corporatio n tha t ha s bee n assistin g mobil e home 
park tenan t cooperatives , non-profi t housin g agencies , an d othe r 
community developmen t group s fo r almos t fou r year s (se e attache d 
brochures). Th e Communit y Loa n Fun d ha s neve r ha d a  default , o r 
even a  lat e payment , b y an y o f i t s projects; 

3. Th e suppor t o f l o c a l Communit y Actio n Progra m personel , a s 
well a s severa l Belknap/Merrimac k CA P o f f i c i a l s (thi s doe s no t 
represent a  forma l endorsemen t b y th e CA P corporations , however) ; 

4. Th e Boar d an d S t a f f o f th e Institut e for Community Economic s 
(I.C.E.), a  f i f t e e n yea r ol d non-profi t corporatio n headquartere d 
i n Greenfield , Mass . I.C.E . provide s technica l an d f i n a n c i a l 
assistance t o communit y lan d trust s an d communit y loa n fund s 
around th e Country . 

Board Members o f th e FACL T 

Randy Kidwell y Chairperso n -  Randy ha s eigh t year s o f experienc e 
i n th e constructio n an d developmen t o f ne w homes . H e i s one o f 
the larges t ( i f not th e largest ) FmHA Program builders . H e i s 
currently th e Presiden t o f th e Lake s Region Home Builder s 
Association, an d Directo r o f th e N.H . Hom e Builders Association . 

Peter White , Secretary/Treasure r -  Pete r ha s nin e year s o f 
experience i n community organizing , fundraising , an d f i n a n c i a l 
management. H e ha s a n Accountin g Degre e (UMASS 1977) , an d i s 
currently workin g o n hi s Master s Degre e i n Community Economi c 
Development a t N.H . Colleg e (thi s F a l l w i l l b e th e fourt h an d 
f i n a l quarter) . H e ha s bee n employe d b y th e Communit y Loa n Fund 
since Decembe r o f 1985 , an d ha s assiste d i n organizin g an d 
arranging th e financin g fo r f i v e mobil e home park cooperatives . 

Kenneth Nielsen , Attorne y -  Ke n ha s worke d a s a  housin g 
consultant fo r th e HU D Sectio n 202/ 8 program fo r fiv e years , 
providing low-incom e housin g fo r th e elderl y and handicapped . H e 
has bee n employe d b y th e Ne w Englan d Non-Profi t Housin g 
Development Corporatio n sinc e 1981 , an d ha s concentrate d i n rea l 
estate financ e an d developmen t fo r th e las t fou r years . H e ha s 
been i n privat e practic e sinc e Decembe r 1 , 1986 . 

Janice DeAngeli s -  Janic e i s a  Facility.-Administrato r at th e 
Laconia Stat e Schoo l an d Trainin g Center . Sh e ha s worke d wit h 
disabled peopl e fo r thirtee n years . Sh e ha s a  Master s o f Scienc e 
Degree i n Community Economi c Developmen t (M.H . College , 1987) . 
She ha s worke d o n organizin g a  Community Developmen t Credi t 
Union, an d ha s helpe d t o organiz e mobl e home park tenants . 



(FACLT Board Members continued) 

Paul Lacasse - Paul is the Weatherization Director for 
Belknap/Merrimack CAP, and also works with the Rural Home Repair 
Program (low-income members of housing cooperatives qualify for 
this Program). 

Dianne Pesso - Dianne is a property owner and active community 
member in the City of Franklin. Sh e has worked to develop 
community projects that include people of diverse incomes and 
ages. Sh e is als o an internationally renowned expert in psycho-
therapy. 

Rita Goumillout - Rita has thirteen years of experience with 
housing and community development efforts . Sh e is a senior 
Weatherization Technician for Franklin CAP. 

Tammy Montembeault - Tammy is a research assistant for Applied 
Economic Research (Laconia) . She has helped in the development 
of information systems covering residential and commercial sales 
in the Lakes Region, and this information has been used in market 
studies and appraisals. Sh e is currently a tenant in the Red 
Wing Mobile Home Park. 
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BUSINESS PLAN 

Prepared o n October 18 , 1987 



I. SUMMAR Y STATEMENT -  TYPE O F BUSINES S 

The Frankli n Are a Communit y Lan d Trus t (FACLT ) is attemptin g 
to develo p a  non-profit , charitabl e development corporatio n s o 
that i t can a s s i s t low - an d moderate-incom e peopl e t o attai n home 
ownership an d t o preserv e an d r e h a b i l i t a t e affordable housing . 
The Frankli n are a (populatio n estimate d a t 25,000 ) includes th e 
Towns o f Franklin , Andover, Belmont , Danbury, H i l l , Northfield , 
Salisbury, Sanbornton , an d T i l t o n . 

The FACL T w i l l acquir e housin g properties , rehabilitat e them 
where necessary , an d the n s e l l o r leas e th e propertie s t o low -
and moderate-incom e people , housin g cooperatives , communit y 
groups, an d non-profi t organization s providin g service s t o lower -
income an d disadvantage d people . Thes e propertie s w i l l b e 
affordable fo r th e followin g reasons : (a ) th e FACL T w i l l no t 
require down-payment s o r othe r larg e i n i t i a l cas h payment s fro m 
those wh o ar e assisted ; (b ) th e FACL T w i l l amortiz e mortgag e 
payments ove r 3 0 year s t o lowe r th e monthl y costs ; (c ) th e FACL T 
w i l l wor k t o secur e favorabl e interes t rates fro m lenders ; (d ) 
the FACL T w i l l organize d housin g cooperative s an d othe r type s o f 
s e l f - r e l i a n t leaseholders , thereb y reducin g managemen t an d 
overhead costs ; an d (e ) th e FACL T w i l l us e variou s acquisitio n 
strategies t o kee p th e i n i t i a l purchas e pric e down. 

The Frankli n Are a Communit y Lan d Trus t w i l l tak e a  proactiv e 
approach t o th e l o c a l housin g c r i s i s . Th e FACL T w i l l acquir e 
properties tha t ca n b e purchased , rehabilitate d and sol d o r 
leased a t a n affordabl e price . Th e FACL T w i l l hol d t i t l e t o th e 
land perpetually , takin g i t off th e speculativ e market , an d w i l l 
lease th e lan d t o th e buildin g occupants . I n thi s manner , th e 
leaseholders' equit y ca n b e limite d t o kee p cost s dow n fo r futur e 
generations, an d th e FACL T ca n als o i n s i s t tha t low - an d 
moderate-income peopl e b e th e futur e buyers . Therefore , ther e 
w i l l alway s b e qualit y affordabl e housin g i n th e are a fo r thos e 
in need , tha t w i l l onl y gro w ove r time . 

The goal s o f th e FACL T i s t o creat e long-ter m qualit y 
affordable housin g fo r low - an d moderate-incom e peopl e i n th e 
Franklin area , bot h i n home ownership an d i n renta l housing. Th e 
FACLT hopes t o b e a  model fo r community-controlle d housin g 
solutions elsewher e aroun d th e Stat e an d Country . 

I I . OPERATIN G PLAN 

A. Start-u p 

The FACL T organizin g e f f o r t wa s starte d i n January o f 1987 , 
when a  serie s o f meetings , sponsore d b y th e N.H . Communit y Loa n 
Fund, were hel d wit h l o c a l Tow n O f f i c i a l s an d peopl e concerne d 
about affordabl e housing . Fro m thes e meeting s came th e "foundin g 
meeting" o f th e FACLT , hel d o n Marc h 17 , wit h abou t tw o doze n 
people i n attendance . 

After tw o mor e meetings, th e voluntee r grou p vote d t o 
incorporate, an d electe d eigh t people , fiv e l o c a l resident s an d 
three technica l assistanc e providers , t o b e th e interi m Boar d o f 
Directors, u n t i l th e F i r s t Annua l Meetin g o f th e Member s i s held . 



tenants an d ne w leaseholder s t o organiz e co-op s an d residen t 
associations, pla n an d monito r cas h flo w budgets , provid e 
parliamentary an d c o n f l i c t resolutio n training , an d overse e 
r e h a b i l i t a t i o n wor k o n th e propertie s involved . 

The primar y consultan t w i l l b e th e FACL T attorney , wh o w i l l 
provide knowledg e o n r e a l estat e transaction s an d law s relatin g 
to non-profi t developmen t corporations . 

Other source s o f consultin g need s w i l l b e th e N.H . Communit y 
Loan Fund , Community Acio n Progra m (CAP ) personel , N.H . College , 
and th e Institut e fo r Community Economic s (ICE) . 

C. Acqusitio n an d Reha b Strategie s 

To kee p th e propertie s affordable , severa l strategie s w i l l 
be employed : 

(1) Bargai n Sale s an d Propert y Donation s -  eve n wit h th e recen t 
change i n th e federa l ta x laws , ther e w i l l s t i l l b e opportunitie s 
to acquir e propertie s a t unde r thei r appraise d value s tha t w i l l 
be conveye d t o th e FACL T fo r ta x deductions ; 

(2) Developmen t Project s -  ther e ar e alread y severa l known 
rental propertie s availabl e tha t includ e larg e parcel s o f 
undeveloped land . 

(3) Reha b -  ther e ar e severa l source s o f reha b suppor t tha t w i l l 
be u t i l i z e d : l o c a l CAPs , Stat e an d Federa l programs , CDBG an d 
other grants , Habita t fo r Humanity, an d th e swea t equit y e f f o r t s 
of th e tenant/owner s themselves , among others . 

The FACL T w i l l includ e limited-equit y formula s an d 
p r i o r i t i z a t i o n o f low - an d moderate-incom e household s i n ever y 
lease agreement , keepin g thes e propertie s availabl e an d 
affordable t o thos e i n nee d forever . 

D. Leaseholde r Developmen t 

The FACL T w i l l provid e readings , workshops , Board trainin g 
sessions, f i n a n c i a l informatio n an d training , an d othe r type s o f 
technical assistanc e t o develo p th e leaseholders ' a b i l i t i e s t o 
self-manage thei r housin g an d t o participat e in th e FACLT . I n 
addition, th e FACL T w i l l researc h an d coordinat e othe r 
opportunities fo r learnin g experience s fo r th e leaseholders . 

The FACL T w i l l als o a s s i s t th e leaseholder s i n establishing 
training program s withi n thei r housin g project s (wher e 
applicable) t o educat e an d t r a i n ne w residents . 

The FACL T w i l l provid e ongoin g monitorin g o f an d assistanc e 
with budge t matters , especiall y cas h flo w information . 



I I I . MARKE T INFORMATION 

A. Descriptio n o f the Market 

The souther n hal f of New Hampshire, includin g the Franklin 
area, ha s been affecte d b y the escalating appreciatio n o f propert y 
values bein g experience d i n the Greater Bosto n area . A s a r e s u l t, 
home price s and rent l e v e l s have increase d dramatically . Combine d 
with Stat e an d Federal cutbacks , qualit y housin g unit s are either 
too costl y or not available to low- and moderate-income people . 
Much of the affordable housin g stoc k i s owned by absentee 
landlords an d corporations wh o have allowe d thei r propertie s to 
deteriorate. 

The Frankli n are a has ranked i n the bottom 25% of the State 
in media n famil y incom e sinc e befor e 1970, and the increase in 
housing cost s combine d wit h recen t plan t closing s in the area is 
making qualit y affordabl e housin g unaccessabl e fo r low- and 
moderate-income households . Ther e are currently no agencies or 
organizations tha t ar e able t o provide long-ter m solution s to 
this housin g c r i s i s . Man y peopl e are stuck in substandard 
housing, payin g hig h rents , wit h no hope of improving thei r l o t. 
This i s the "segment" of the market tha t th e FACLT wishes to 
address. 

The shrinkin g a v a i l a b i l i t y o f quality affordabl e housin g is 
shown by several sources : 

(a) Th e Franklin Housin g Authorit y state s tha t th e vacancy rat e 
for affordabl e apartment s is 0%. The y als o hav e documented abou t 
30 apartmen t building s an d duplexes, housin g ove r 100 units, tha t 
are i n decay, and are concerned abou t the water and septic 
systems in several mobil e home parks in the area. 

(b) Th e area Welfar e Department s hav e severa l doze n familie s and 
individuals wh o are on waiting l i s t s fo r affordabl e housing . 

(c) Th e N.H. Socia l Welfar e Counci l di d a study tha t show s tha t 
between 1970 and 1985, median rent s hav e increase d b y 450%, while 
median incom e has only increase d b y 150%. A  female-heaned 
household no w spends abou t 43% of the household incom e on 
housing, compare d t o about 22% in 1970. 

B. I d e n t i f i c a t i o n of the Competition 

The FACL T has no direct competitio n i n the services it 
provides, bu t there ar e several "produc t substitution " 
competitors tha t mus t be considered: (1 ) landlords o f rental 
properties; (2 ) developers of new housing; (3) realtors; and 
(4) publi c housin g a u t h o r i t i e s . 

Developers of new housing and realtors may be disregarded , 
as thei r product s are currently to o costly fo r the market segmen t 
that th e FACLT is working t o s a t i s f y. Thi s tren d i s not expected 
to end in the forseeable future . 



and voluntee r c i v i c group s a l l hav e information an d resource s 
that ca n be helpfu l t o the FACLT. The y hav e waiting l i s t s and 
studies tha t w i l l hel p t o i d e n t i fy potentia l leaseholders ; the y 
know what programs exist an d who ca n use them. 

2. Communit y Outreac h 

The communit y at large als o need s to be reached ou t to, as 
many people , eve n thoug h not in need o f housing themselves , w i l l 
be w i l l i n g t o help wit h donations , lead s t o properties fo r sale, 
"sweat equity " endeavers , an d word of mouth advertising . Th e 
active involvemen t o f the community w i l l hel p t o overcome 
prejudices tha t exis t toward s tenants , an d people w i l l b e bette r 
informed an d more supportiv e o f FACLT e f f o r t s . 

3. Outreac h t o Tenants 

The low - and moderate-income tenant s i n the community need 
to b e informe d o f the FACLT and i t s resources . The y are the best 
ones t o i n i t i a t e th e purchase o f thei r renta l properties , and 
know what th e problems are. The y w i l l b e informed o f the FACLT 
and th e housing opportunitie s tha t exis t throug h newspaper ads 
and a r t i c l e s , agenc y contact s (CAPs , Housin g Authorities , etc.) , 
door-to-door canvassing , communit y forums , and word-of-mouth. 

IV. FINANCIA L PLAN 

A. Fiv e Yea r Budge t Projection s 

REVENUES: 
Grants 
Service Fees/Consuitin g 
Donations an d Dues 

Total Revenues 

EXPENSES: 
Salaries/Benefits 
Rent, U t i l i t i e s , an d Misc . 
Legal/Professional 
Reserves 

Total Expense s and Reserve s 

1987 1988 1989 1990 1991 

-0-
3,000 
2,000 

50,000 
10,000 
5,000 

35,000 
30,000 
10,000 

25,000 
40,000 
15,000 

15,000 
50,000 
25,000 

5,000 65,000 75,000 80,000 90,000 

-0-
1,000 
3,000 
1,000 

40,000 
10,000 
10,000 
5,000 

50,000 
12,000 
10,000 
3,000 

55,000 
12,000 
10,000 
3,000 

60,000 
15,000 
10,000 
5,000 

5,000 65,000 75,000 80,000 90,000 

1. Source s o f Funds - Grants w i l l b e applie d fo r from variou s 
Foundations, th e r e l i g i o us community , and government programs. 
These source s includ e th e N.H. Charitabl e Fund , the Haymarket 
Foundation, th e United Way , th e l o c al churches , Catholi c 
Charities Foundation , Communit y Developmen t Block Grants , etc. 
Donations an d dues w i l l als o b e generated fro m thes e sources , as 
well a s l o c a l residents . 

Service Fee s and Consultin g revenue s w i l l b e generate d 
through work on FACLT project s (1 % service fee ) and consultin g 
provided t o other communit y e f f o r t s i n the Franklin area . 



TO Chris Page , Instructo r 

FR Peter White , Busines s Developmen t -  F a l l '8 7 

RE Operating Pla n an d Managemen t Analysi s 

FRANKLIN AREA COMMUNITY LAND TRUST, INC . 

I. Operatin g Pla n 

A. Busines s Locatio n -  Th e o f f i c e o f th e FACL T wil] b e 

located i n th e Frankli n area , eithe r i n th e Cit y o f Frankli n o r 

else th e Tow n o f T i l t o n , a s thes e area s ar e i n th e cente r o f th e 

"Franklin area" , ar e mos t accessabl e b y majo r t r a f f i c a r t e r i e s , 

and ar e wher e most o f th e FACLT' s "custome r base " l i v e . 

B. Leve l o f Operation , F a c i l i t y -  Th e FACL T plan s t o expan d 

from tw o staffpeopl e (on e f u l l - t i m e , one part-time ) i n 198 8 t o u p 

to fou r staffpeopl e b y 1992 . Eac h perso n need s a  desk , chair , 

and f i l i n g space . A  minimum o f 60 0 squar e fee t woul d b e 

C. Require d Capita l Improvement s -  Th e FACL T w i l l requir e 

telephones, desks , an d chair s fo r eac h staffperson , a t leas t on e 

word processor/computo r wit h printer , an d severa l f i l i n g 

cabinets. Estimate d cos t o f c a p i t a l improvements i s $3,000. 

D. Deliverin g Product s an d Service s -  Th e FACL T w i l l 

d eliver i t s services t o co-op s o n locatio n (a t thei r buildings) , 

and ha s acces s t o th e Communit y Room a t th e l o c a l Communit y 

Action Progra m o f f i c e i f more spac e i s needed. 

E. Employe e Requirement s -  Minimum requirement s o f 

employees ar e (I ) basi c bookkeepin g s k i l l s ; (2 ) basi c speakin g 

s k i l l s ; an d (3 ) a  basi c understandin g o f communit y organizin g an d 

cooperatives. Typin g an d writin g s k i l l s ar e als o helpful . 

F. Th e Existin g Labo r Marke t -  Th e l o c a l labo r marke t 

consists o f servic e workers , whit e col l a r commutors , s k i l l e d an d 

necessary t o accomodat e fou r staffpeople . 
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unskilled laborers , an d unemploye d factor y workers . Th e marke t 

contains sli m picking s fo r workers wit h aptitude s fo r communit y 

organizing, bu t th e wage s tha t th e FACL T w i l l offe r ar e 

competitive wit h wage s fo r th e area . Th e source s o f employee s 

for th e FACL T w i l l b e (1 ) tenant s wh o develo p th e s k i l l s t o 

provide technica l assistanc e t o other s (tw o p o s s i b i l i t i e s s o 

f a r ) ; an d (2 ) graduate s fro m N.H . College' s Communit y Economi c 

Development Progra m (tw o p o s s i b i l i t i e s there , also) . Thes e 

sources shoul d b e adequate . 

G. Relationshi p t o Union s -  None, an d ther e ar e non e aroun d 

to relat e to ! 

H. Impac t o f Cooperativ e Structur e -  Th e FACL T staf f w i l l 

work cooperatively , but , a s th e FACL T i s a  non-profi t community -

controlled charitabl e corporation , ther e w i l l b e l i t t l e impac t b y 

this structure . Th e s t a f f w i l l a l l be accountabl e t o th e Boar d 

of Directors , wh o ar e electe d b y th e membership . Staf f ma y vot e 

i f the y l i v e i n th e Frankli n area , bu t canno t b e electe d t o th e 

Board an d remai n a s pai d s t a f f , pe r th e FACL T Bylaws. 

I. Propose d Wage an d Benefi t Structur e -  Wages w i l l rang e 

from $12,00 0 -  20,000/yea r t o s t a r t , dependin g o n experience . 

There w i l l b e a n Executiv e Director , wh o w i l l star t a t th e 

$20,000 l e v e l . A l l staf f w i l l receiv e medica l an d denta l 

benefits, twelv e pai d holidays , thre e pai d personal/sic k days , 

and te n pai d vacatio n days/year . Educatio n benefit s w i l l b e 

negotiable. 

J . Plan s fo r Achievin g an d Maintainin g Desirabl e Productio n 

Levels -  Th e Executiv e Directo r i s responsibl e fo r interviewin g 

and recommendin g t o th e Boar d jo b applicants , an d the n i s 

responsible fo r trainin g and a s s i s t i n g staff i n thei r work . A 
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"co-op conversio n chec k l i s t " ha s bee n develope d fo r us e b y s t a f f , 

and th e Executiv e Directo r w i l l revie w thi s checklis t fo r 

progress an d errors . On-sit e v i s i t s , discussion s with co-o p 

members, an d revie w o f othe r material s w i l l ensur e tha t good -

quality wor k i s done. Staf f w i l l als o atten d forum s an d 

conferences o n housin g co-op s t o enhanc e thei r kn^ledge . 

K. Cos t o f Goods Sold , an d A b i l i t y t o Contro l -  Th e natur e 

of th e wor k makes i t d i f f i c u l t t o brea k down cost s accurately . A 

"standard conversion " woul d involv e 12 0 hour s o f staf f time , 

about 50 0 page s o f printe d material, and som e phone an d mileag e 

expenses; estimate d cos t =  $1,500 ($1,200 wages and benefits , $5 0 

materials, balanc e fo r misc.). Technica l assistanc e needed afte r 

the closin g depend s o n th e project , and ma y rang e fro m 3  t o 1 0 

hours pe r week . Control s w i l l b e th e observe d qualit y an d 

quantity o f th e co-op s b y th e Boar d an d membershi p o f th e FACLT . 

L. P r i n c i p a l Supplier s an d Relationship s - There ar e thre e 

key suppliers : (1) landlord s an d speculator s w i l l suppl y 

buildings fo r conversion ; (2 ) f i n a n c i a l i n s t i t u t i o n s w i l l suppl y 

the primar y financing ; and (3 ) alternativ e organization s w i l l 

supply th e down-paymen t an d improvement s loan s an d grants , a s 

well a s grant s fo r FACLT operations . Th e relationshi p betwee n 

the FACL T an d a l l three o f thes e supplier s is strong, an d shoul d 

remain so . Landlord s an d speculator s nee d propert y buyers , an d 

the FACL T i s a read y buyer ; th e f i n a n c i a l i n s t i t u t i o n s ar e unde r 

pressure t o len d fo r affordabl e housing, an d th e FACLT is 

appealing t o severa l o f them ; an d alternativ e organization s ar e 

very supportiv e o f th e FACLT , especiall y th e N.H . Communit y Loa n 

Fund an d I.C.E . 

M. Inventory , etc . -  No t Applicable . 
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I I . Managemen t Analysis 

A. Organizationa l Chart -  Th e FACL T i s a membership-

controlled organization , and membershi p involvemen t i n th e 

decision-making proces s i s i n t r i c a t e t o th e management o f th e 

FACLT. Therefore , th e management styl e i s cooperative an d 

democratic (se e Char t attached) . 

B. Resume s o f Ke y Manager s -  se e Developmen t Team Resume 

(attached). 

C. Managers ' Applicabl e Expertise and Experienc e -  se e 

Development Team Resume. 

D. Managemen t Philosoph y -  Th e FACL T believe s in 

grassroots contro l an d involvement , an d thi s syste m ha s bee n 

established. Whe n st a f f ar e hired , the y w i l l wor k in unison wit h 

the membershi p t o achiev e th e goal s o f th e organization . Staf f 

w i l l b e accountabl e d i r e c t l y t o th e Boar d o f Directors , wit h th e 

Executive Directo r supervisin g them an d assistin g the m i n thei r 

day-to-day work , no t a s a  "boss" , bu t more as a  "coach" . 

E. Management' s Innovativ e an d Creativ e Actions -  Th e 

approach o f th e FACL T a s a  community-controlle d democrati c 

organization i s the ke y componen t i n FACLT's creativ e approach , 

allowing members t o develo p an d implemen t strategie s fo r 

acquisitions, reha b work , securin g financing , an d buildin g 

support. Cooperatio n a s th e emphasi s encourage s peopl e t o spea k 

their minds , which expand s th e arra y o f approaches an d options . 

F. Managemen t Weaknesses an d Correctiv e Actions - Th e 

primary weaknes s o f th e management philosoph y o f th e FACLT is 

that i t may lea d t o many peopl e workin g i n a disunite d manne r o n 

the sam e tasks . Th e Boar d o f Director s and th e Committee s 

established t o a s s i s t th e Boar d ar e th e coordinatin g e n t i t i es fo r 



the organization . A  membership trainin g progra m i s being 

developed t o educate activ e members on the structure o f the FACLT 

and th e operating procedures . Anothe r weakness at present is the 

lack o f a paid s t a f f , an d thi s w i l l b e corrected whe n the FACLT 

has s u f f i c i e n t c a p i t a l i z a t i o n t o do so (February - Marchl988). 

G. Compensatio n an d Benefit s fo r Management -  see 

"Proposed Wage and Benefi t Structure " (1 . I ) . 

H. Boar d Involvemen t -  See I I. A - D, F. 

I. Propose d Managemen t Contract s - None. 





Development Team Resume 

The developmen t tea m consist s o f fou r technica l assistanc e 
components: 

1. Th e Boar d o f Director s an d Membershi p o f th e Frankli n Are a 
Community Lan d Trust , Inc. ; 

2 . Th e Boar d an d S t a f f o f th e W.H . Communit y Loa n Fund, a  non -
p r o f i t charitabl e corporatio n tha t ha s bee n assistin g mobil e home 
park tenan t cooperatives , non-profi t housin g agencies , an d othe r 
community developmen t group s fo r almos t fou r year s (se e attache d 
brochures). Th e Communit y Loa n Fund ha s neve r ha d a  default , o r 
even a  l a t e payment , b y an y o f i t s projects; 

3. Th e suppor t o f l o c a l Communit y Actio n Progra m personel , a s 
well a s severa l Belknap/Merrimac k CA P o f f i c i a l s (thi s doe s no t 
represent a  forma l endorsemen t b y th e CA P corporations , however) ; 

4. Th e Boar d an d S t a f f o f th e Institut e for Community Economic s 
(I.C.E.), a  f i f t e e n yea r ol d non-profi t corporatio n headquartere d 
i n Greenfield , Mass . I.C.E . provide s technica l an d financia l 
assistance t o communit y lan d trust s an d communit y loa n fund s 
around th e Country . 

Board Members o f th e FACL T 

Randy Kidwell , Chairperso n -  Rand y ha s eigh t year s o f experienc e 
i n th e constructio n an d developmen t o f ne w homes . H e i s one o f 
the larges t ( i f not th e largest ) FmHA Program builders . H e i s 
currently th e Presiden t o f th e Lake s Region Home Builder s 
Association, an d Directo r o f th e N.H . Hom e Builders Association . 

Peter White , Secretary/Treasure r -  Pete r ha s nin e year s o f 
experience i n community organizing , fundraising , an d financia l 
management. H e ha s a n Accountin g Degre e (UMASS 1977) , an d i s 
currently workin g o n hi s Master s Degree i n Community Economic 
Development a t N.H . Colleg e (thi s F a l l w i l l b e th e fourt h an d 
f i n a l quarter) . H e ha s bee n employe d b y th e Communit y Loan Fun d 
since Decembe r o f 1985 , an d ha s assiste d i n organizin g an d 
arranging th e financin g fo r f i v e mobil e home park cooperatives ^ 

Kenneth Nielsen , Attorne y -  Ke n ha s worke d a s a  housin g 
consultant fo r th e HU D Sectio n 202/ 8 program fo r fiv e years , 
providing low-incom e housin g fo r th e elderl y an d handicapped . H e 
has bee n employe d b y th e Ne w Englan d Non-Profi t Housin g 
Development Corporatio n sinc e 1981 , an d ha s concentrate d i n r e a l 
estate financ e an d developmen t fo r th e las t fou r years . H e ha s 
been i n privat e practic e sinc e Decembe r 1 , 1986 . 

Janice DeAngeli s -  Janic e i s a  Facility.-Administrato r at th e 
Laconia Stat e Schoo l an d Trainin g Center . Sh e ha s worke d wit h 
disabled peopl e fo r thirtee n years . Sh e ha s a  Masters o f Scienc e 
Degree i n Community Economi c Developmen t (M.H . College , 1987) . 
She ha s worke d o n organizin g a  Community Developmen t Credi t 
Union, an d ha s helpe d t o organiz e mobl e home park tenants . 



(FACLT Board Members continued ) 

Paul Lacasse - Paul is the Veatherizatioa Director for 
Belknap/Merrimack CAP, and also works with the Rural Home Repair 
Program (low-income members of housing cooperative s qualify for 
this Program). 

Dianne Pesso - Dianne is a property owner and active community 
member in the City of Franklin. She has worked to develop 
community projects that include people of diverse incomes and 
ages. Sh e is also an internationally renowned expert in psycho-
therapy. 

Rita Goumillout - Rita has thirteen years of experience wit h 
housing and community development efforts . Sh e is a senior 
Weatherization Technicia n for Franklin CAP. 

Tammy Montembeault - Tammy is a research assistant for Applied 
Economic Research (Laconia) . Sh e has helped in the development 
of information systems covering residentia l and commercial sales 
in the Lakes Region, and this information has been used in market 
studies and appraisals. She is currently a tenant in the Red 
Wing Mobile Home Park. 


