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EXECUTIVE SUMMARY 

The Garde n Street Initiativ e was formed b y John Ruth , Klaa s Nijhui s an d Lail a Swanber g for th e 
purpose of rebuilding the community on the east side of the Lawrence Common. Garde n Street was 
chosen becaus e th e nam e suggest s th e focu s o f th e redevelopmen t i n term s o f stree t 
scape/environment, as well as the identifiable origin for a movement that will spread house by house, 
block by block. 

The Initiativ e desires to be community based, working with the neighborhood's residents, businesse s 
and property owners of the neighborhood to address th e problems of disinvestment, abandonment , 
crime an d deterioratin g infrastructur e an d environment . A s such, i t with conduct neighborhood 
meetings, carry out activitie s to improve the area , assis t property owners in planning and financing 
improvements and working in partnership wit h the city . 

The Initiativ e ha s se t som e initia l goal s whic h includ e stabilizin g propert y values , providing 
employment opportunities, creating strong personal relationships, involve the community in defining 
its destiny and reducing crime. Thes e goals will be met by various community recommended projects . 
The firs t project , whic h shal l demonstrat e th e inten t o f th e Initiative , and whic h wil l serv e a s a 
catalyst involves the renovatio n of 14 properties, makin g them availabl e at affordabl e rents . Thi s 
project shall immediately improve property values, and because aggressive and watchful management 
will be part o f the program, intends to provide a noticeable reduction in crime. Wit h the dramati c 
changes anticipated by carrying out the project described in this package, we believe that the residents 
and cit y wil l tak e notic e o f th e possibilitie s in Lawrence . Th e project' s ultimat e objectiv e i s t o 
achieve success. 

The specifi c projec t describe d involve s acquisitio n o f 1 4 distresse d an d fo r th e mos t par t 
abandoned/vacant propertie s i n an area tha t has obvious possibilities of being turned around. Th e 
project contains 47 units of various types. Investmen t i n these properties should yield great return s 
in term s of quality of the neighborhood and stabilization of property values. 

Equity an d financin g wil l b e sough t fo r th e acquisition , design an d renovatio n o f th e 4 7 unit s 
encompassed by this project. Becaus e of the seriousness of the work required on the properties and 
within th e community , equity an d sof t financin g is sought fo r th e bul k of th e projec t costs . A t 
allowable rents, th e projec t wil l support conventiona l mortgages o f around $560,000. Tota l projec t 
costs ar e estimate d t o be i n the are a o f $1.7 million . Equit y from th e syndication of Lo w Incom e 
Housing Ta x Credit s should b e i n th e are a o f $580,000 . Th e ga p wil l nee d t o b e fille d b y a 
combination of HOME, loca l and State fund s i n the for m o f low interest, deferre d note s or grants . 

Operating costs to carry out the projec t shal l be paid in part b y developer fees fro m th e projec t a s 
well a s charitable contributions fro m individuals , businesse s an d foundation s wh o can foresee th e 
positive impact of this work. 

In orde r t o expedite the project , partnerships wit h established non-profit housing development and 
service provider s are sought . Th e Initiativ e proposes a  partnershi p wit h Lawrenc e Planning and 
Neighborhood Developmen t Corporatio n (LPNDC ) -  th e establishe d Communit y Development 
Corporation operatin g i n the area , tha t was recentl y awarded Communit y Housing Development 
Organization (CHDO) status. Additionally , the work training/employment opportunity and housing 



ownership component o f the pla n shal l be carrie d out i n partnership wit h th e Minorit y Business 
Council. 

This founders o f the Garden Street Initiative shall make a fervent effort t o have this project and the 
Initiative's other goal s incorporated in the Consolidate d Plan fo r the Cit y of Lawrence. Wit h thi s 
project we hope to spark the tur n around for Lawrence. 



PROJECT SUMMARY SHEET 
The Garde n Street Initiative 

Name and Descriptio n o f Community : Bac k Ba y community in th e Cit y o f Lawrence, 
Massachusetts. Cit y i s 23rd poores t i n the natio n and poores t i n the State , fo r citie s with 
populations over 50,000. Becaus e of economic turns, the cit y has seen muc h disinvestment 
and abandonmen t o f property. A  recent influ x o f generally poor hispanics has also changed 
the characte r o f th e neighborhoods , an d ha s place d tremendou s burden s o n th e huma n 
services agencies. Th e project are a ha s a  focus around Garden Street bu t extend s fro m th e 
Common t o Unio n Stree t an d fro m El m to Esse x Street . 

Program Goal: Th e projec t hope s t o rebuil d th e spiri t in the community , mend th e urba n 
fabric an d creat e a  safe r mor e decen t livin g environment . I t shal l specificall y targe t on e 
neighborhood, and create opportunities for employment and housing for the city' s poor and 
disadvantaged. I t wil l achiev e this in part throug h th e rehabilitatio n of 1 4 scattered sites . 

Problem Statement: I f nothing is done, th e city' s neighborhoods wil l continu e t o decline, 
crime and violence will increase , and the safety , securit y and comfort of the city' s more tha n 
70,000 residents wil l b e a t grea t risk . 

Project Purpose: The project shal l bring together variou s funding opportunities, site control 
and rea l estate developmen t possibilities , an d jobs trainin g programs i n a comprehensiv e 
strategy t o rebuild and improve the urba n fabric , while at the same tim e bettering the livin g 
conditions an d opportunitie s for th e city' s low-income residents. 

Expected Outputs: 

1. Partnershi p wit h a  non-profi t Communit y Developmen t Corporatio n t o ac t a s 
affordable housin g developer/owner/manager . 

2. Fundin g commitments fro m residents , businesses , foundation s an d government . 

3. Acquisitio n an d renovatio n o f a  numbe r o f residentia l propertie s wit h multipl e 
dwelling units . Renovation s to generate work for th e city' s residents. Propertie s t o 
be mad e availabl e to very low- and low-incom e households o r hom e ownership . 

4. Measurabl e improvemen t i n th e qualit y o f lif e i n th e targete d neighborhood . 
Indicators coul d includ e reduction in crime, un-employment, disinvestment, etc . 
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THE GARDE N STREET INITIATIV E 

The Garde n Stree t Initiativ e propose s b e a  partne r o f th e Lawrenc e Plannin g an d 
Neighborhood Developmen t Corporatio n (LPNDC) , a n establishe d Communit y 
Development Corporatio n (CDC ) and Communit y Housin g Developmen t Organizatio n 
(CHDO) i n th e Cit y o f Lawrence , Massachusetts. I t wil l hav e th e missio n of promoting 
housing, busines s an d job s opportunitie s withi n th e city , whil e als o improvin g the urba n 
fabric. I t wil l b e communit y based an d wil l accomplis h these goals b y providing the following : 

Neighborhood reinvestmen t i n buildings, businesses an d infrastructur e 
Business developmen t an d sponsorshi p 
Skills training 
Affordable housin g development an d ownershi p 
Home ownershi p assistanc e 
Property managemen t 
Events promotion 
Design an d plannin g services 
Public ope n spac e developmen t 
Community buildin g 
Support o f other entitie s (bot h for - and non-profit ) wit h lik e missions. 

The beneficiarie s o f it' s labor s shal l b e ver y low - an d low-incom e households , smal l 
businesses an d the communit y at large . Low-incom e households wil l benefi t b y being able 
to rent safe, livabl e renovated dwellin g units in well managed properties . Opportunitie s for 
home ownershi p wil l b e extended , an d jo b opportunitie s i n construction , renovation , 
maintenance an d managemen t wil l als o be created . Thes e benefit s wil l exten d ou t t o th e 
community a t larg e i n th e area s o f improve d buildin g stock , safety , an d reinvestmen t 
opportunities. I t i s hope d tha t th e developmen t wor k carrie d ou t b y th e C D C wil l hel p 
stabilize propert y values . 

The propose d Initiativ e wil l shar e wit h th e Cit y th e burde n o f carrying out neighborhoo d 
revitalization an d reinvestment . B y promoting events, gettin g neighbor s t o wor k together 
to improv e thei r environment , carryin g out plannin g and desig n services th e Initiativ e wil l 
strive to make th e various neighborhoods o f Lawrence better , desirable places to live . Th e 
Initiative could also make it' s rental units available to residents unde r th e care of the various 
public service agencies an d specialize d programs. 

The Initiativ e wil l b e organize d under Massachusett s la w as a  non-profi t corporation , an d 
shall see k 50 1 (c ) (3 ) IR S ta x status . Th e Initiativ e coul d benefi t fro m th e L P N D C ' s 
Community Housin g Development Organization (CHDO) statu s so a s t o receiv e se t asid e 
funds fo r housin g development . 

The Initiativ e shal l hav e a n ope n membership . A l l persons intereste d i n the goal s o f th e 
organization ar e invite d t o join. Th e organizatio n shall b e lea d by the L P N D C ' s boar d of 
directors. Th e genera l membershi p o f the Initiativ e shall also be member s o f the L P N D C 
and a s suc h wil l hav e a  vote i n electing the board . 



The organization shall seek funding for its operations, sit e control and development activitie s 
from foundations , U N A C , Th e Federa l Hom e Loa n Bank , H U D , cit y Communit y 
Development Bloc k Grants , Communit y Economi c Developmen t Assistanc e Program , 
Massachusetts Communit y Development Financ e Corporation, Massachusetts Governmen t 
Land Bank , Executiv e Offic e o f Communitie s an d Development , Massachusett s Housin g 
Partnership an d the Massachusett s Housin g Finance Agency. 203(k ) mortgages wil l be a key 
component o f the project' s funding . 

The work of the organization shall be carried out b y paid professional staff . A  team o f three 
persons wil l b e hire d and i t wil l carr y out wor k as directe d by the board . Thi s team wil l b e 
responsible fo r identifyin g areas o f opportunity , identifyin g resources, carryin g ou t publi c 
relations and networking and performin g other service s as directed by the organization' s by-
laws an d a s deeme d necessar y t o promot e th e goal s o f the organization . Expenditur e o f 
resources, however , wil l no t occu r unles s approve d b y the board . 

The staf f shal l initially b e comprise d o f th e thre e peopl e identified . A s th e organizatio n 
grows an d matures , additiona l staf f position s ma y develop . Specifi c function s an d jo b 
descriptions shal l be define d b y the boar d o f directors. Th e team, wit h L P N D C ' s approval , 
will hav e authorit y t o hir e an d fir e fo r thes e positions . 

The organizatio n wil l wor k closel y with th e Cit y t o desig n th e Housin g and Communit y 
Development strategies of the city , and shall be guided by those plans as adopted o r enacte d 
by th e City . Plan s includ e the Comprehensiv e Housin g Affordability Strategy , Enterpris e 
Community Plan , an d th e Consolidate d Plan . 

The Initiativ e shall also serve a s genera l partne r i n a limite d partnershi p equit y poo l to b e 
used t o acquire dilapidate d properties . I t shall acquire propert y i n targeted neighborhood s 
for demolitio n t o creat e ope n publi c space s o r redevelopmen t fo r smal l businesse s an d 
affordable housing . Redevelopmen t shal l be carrie d out b y residents o f the communit y a s 
part o f a  skill s trainin g program. Rehabbe d propertie s ma y be sol d (wit h a lan d lease ) t o 
owner occupants o r investors with a proviso that housing remains affordable , a s well as safe , 
sanitary an d decent . Propertie s ma y also remai n in the Initiative' s ownership t o b e offere d 
at affordabl e renta l rates . Thi s ownership shal l be i n the for m o f a lan d trust . 

The Initiative shall have a  for-profit corporation arm to carry out property managemen t an d 
maintenance service s wit h a n ey e t o maintainin g saf e an d decen t propertie s an d 
neighborhoods. Th e Initiative' s managemen t ar m shal l als o offe r it' s service s t o 
neighborhood property owners , s o as to increas e th e overal l likelihood o f success i n turning 
around neighborhoods . 

The Initiativ e has th e potentia l o f takin g back th e Cit y block-by-block . Th e firs t targete d 
neighborhood shal l be Th e "Bac k Bay" , and specificall y th e are a bounde d b y the Common, 
Union Street , Esse x Street an d Haverhil l Street . Th e firs t targete d propertie s shal l be o n 
Garden Street , henc e th e name . Th e name , however , als o describe s th e Initiative' s othe r 
mission goals of making neighborhood streets safe an d attractive an d to provide public open 
space (gardens) . 



The Initiativ e will  establis h a  storefron t offic e withi n thi s neighborhoo d t o provid e it' s 
services o n th e front-line . Fro m thi s office , th e office  will  maintai n contac t wit h 
neighborhood resident s an d busines s owner s a s well  a s Cit y officials . Housin g ownership 
counseling, rentals/property management , desig n and plannin g services wil l als o be carried 
out a t thi s address . Th e L P N D C boar d ma y also mee t a t th e office . 

By becomin g a n activ e presence , offerin g comprehensiv e services , an d investin g i n th e 
community th e organizatio n shal l become th e catalys t fo r positiv e change i n this declining 
city. 

Outputs: 

1. Communit y based organizationa l meeting: get residents t o buy into Initiative, develop 
ideas an d goals , volunteer fo r effor t -  in short -  to commit . 

2. Organiz e a board of directors and incorporate: create by-laws, mission statement, etc. 

3. Rea l estate acquisition for parks, office an d housing development: identify propertie s 
for acquisition , find owners , negotiat e purchas e an d sales , obtai n funding. 

4. Firs t even t planning : perhap s a  25t h Annua l Eart h Da y park-making workday. 

5. Coordinat e wit h othe r non-profits/servic e provider s fo r developin g huma n an d 
financial resource s t o carr y out housin g development/renovations . 

6. Carr y out reha b projects . 

Inputs: 

In genera l term s th e resource s tha t wil l b e require d fo r achievin g the project s goal s are : 

Leadership t o guid e th e project , marketin g talen t t o sel l th e projec t 
Meeting space for general public gatherings, committee meetings and board meeting s 
Equity fun d t o acquir e propertie s fo r reha b 
Operations fundin g 
Government, busines s an d non-profi t support , endorsemen t an d partnerin g 
Media suppor t t o disseminat e informatio n 
Identifiable developmen t projects . 

In cooperatio n with the L P N D C , th e leadership to kick off the projec t shal l include principal 
and staf f o f Newhous e Architects , a loca l developer , an d ou r non-profi t partner . Thi s 
founding grou p shal l become a  presence i n the neighborhoo d and shal l organize the public 
forums t o pla n the wor k of the initiativ e and t o secur e th e equit y to realiz e the project . I t 
shall muste r suppor t withi n the communit y and b e diligen t in bringing information into th e 
community. A t the sam e tim e i t wil l work to develo p relationship s with th e Cit y Planning 
and Communit y Development office , loca l businesse s an d ke y non-profit s includin g th e 



Minority Busines s Counci l an d th e Lawrenc e Partnershi p fo r Neighborhoo d Communit y 
Development. Loca l radi o stations , includin g thos e associate d wit h school s o f highe r 
learning, and th e Lawrenc e Eagle Tribune wil l b e informe d o f the Initiative' s goals with th e 
hope tha t thes e medi a resource s wil l becom e excite d abou t th e effor t an d thereb y sprea d 
the enthusiasm . 

Financial resource s require d includ e operatin g monie s t o pa y fo r founders ' tim e an d 
reimbursable a s wel l a s acquisitio n equity (developmen t fund) . Th e firs t year' s operatin g 
budget wil l probabl y b e i n the neighborhoo d o f $190,000. A  developmen t fun d shoul d b e 
established an d should maintain a  minimum balance o f around $50,000 so that developmen t 
opportunities ma y b e acte d upon , whe n the y exist . Monie s paid ou t o f th e developmen t 
fund shoul d b e replace d a t th e earlies t opportun e time . 
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THE PROJEC T 

Description 

The Garde n Street Initiativ e proposes t o carry out th e followin g a s it's first development project : 

Acquisition of 1 4 scattered properties , renovation and rehabilitation of 47 dwellin g units and 
rental of property a t HU D establishe d rental rates for very low- and low-income residents. 
Smaller properties ( 1 to 4 families) will be made available for Owner-Occupant purchase. 

Project financing shall come from a variety of sources including 203(k) mortgages, grants, soft 
seconds and municipally administered H O ME monies . 

The propertie s identifie d for this first project include: 

171 Garden Street 1 and 3 Family 1 Tenant 
173 Garden Street 3 Family Vacant 
174 Garden Street 3 Family Vacant 
181 Garden Street 2 Famil y Vacant 
45-47 Haverhill Stree t 2 Famil y Conversion Vacant 
63 Haverhill Stree t 3 Family Vacant 
31 Summer Street 4 Family Partially Tenanted 
91-95 Newbury Street 6 Family , 2 Comm'l Partially Tenanted 
14 Mechanic Stree t 3 Family Vacant 
103-107 Union Stree t 5 Family, 1  Comm'l Vacant 
133-135 Union Stree t 3 Family Partially Tenanted 
70 Haverhill Stree t Single Family Vacant 
55-57 Haverhill Stree t Single, 1  Comm'l Vacant 
1-3 El m Stree t 6 Family Partially Tenanted. 

These propertie s ar e described on the followin g pages . Specifi c developmen t proforma s fo r each 
property follo w th e propert y description sheets. 

The tota l developmen t cos t fo r th e projec t i s approximately $1.7 million . Acquisitio n cost s ar e 
expected t o b e $240,000 , with renovatio n costs o f $1.1 millio n an d developmen t cost s o f around 
$365,000. Th e project wil l support mortgage s o f $561,000. Equit y in the for m of Low Incom e Tax 
Credits wil l amount t o $578,000. Governmen t subsidies will be sought t o fil l th e gap. Th e section 
on Source s and Uses of Funding defines where project fundin g will come from . 

Renovated, the propertie s ar e expected t o pay taxes of $21,150 per year. 

The Initiativ e will loo k t o th e City' s Departmen t o f Inspectional Services to enforce housin g and 
building codes, so as to improve the quality of the neighborhood s an d to improve overall property 
values. 



Implementation Plan 

The followin g implementation pla n identifie s mileston e dates , tasks and resources required . 

Target 
Completion 
Date 

February 3, 199 5 

March 15 , 199 5 

March 15 , 1995 

March 15 , 199 5 

March 21, 1995 

March 31, 1995 

April 21 , 199 5 

May 15 , 1995 

May 15 , 1995 

May 1 , 1995 

May 15 , 1995 

June 1 , 199 5 

August 1 , 1995 

December 1 , 199 5 

Task Description 
Required Resources 

Meetings with LPNDC an d Minorit y Business Counci l 
Presentable plan , founders' tim e 

Garden Street Initiative in place in concept 
Legal assistance, filin g fees , founders ' tim e 

Loan/Grant applications for operating cost s in to funder s 
Pounders' tim e 

Get city to give us a piece of land for park developmen t 
Founders' time , legal assistanc e 

Community organizing meeting, plan for Earth Day 
Meeting space, speakers , presentatio n material s 

Committee Meetings: Earth Day 
Meeting space, organizer , public notice 

Earth Day project kick-of f 
Landscaping material s donated , tool s an d equipmen t rental , traine d 
equipment operators , projec t superintendent , publicit y 

Loan/Grant Applications in for Equity/Project Fund 
Founders' tim e 

Earth Day Park dedication 
Speaker, delegation, sound system, food, entertainment, fund s 

Community General Public Forum 
Meeting place, speaker, presentatio n material s 

Identify firs t project , Ge t site control and do proforma 
Founders' time , computer, developmen t fund s 

First Developmen t Projec t presente d t o funder s 
Founders' time , presentation material s 

Organize resources fo r construction trainin g componen t 
Founders' time , other non-profits , schoo l and gov't 

First Development Projec t closed 
Founders' time , legal assistance, projec t funds . 



Background 

This project wil l attempt to initially coalesce the resident s o f one neighborhood - The Back Bay - in 
Lawrence, Massachusetts . Thi s neighborhood consist s o f a  mix of long-time residents an d veste d 
property owner s mixed with newly arrived immigrants. A s a result o f a down-turn in the economy, 
compounded by unsound real estate speculation, the area has suffered fro m recent disinvestment and 
property neglec t whic h ha s resulte d i n th e los s o f value o f th e veste d interest s o f th e ol d tim e 
property owners. Thi s disinvestment has also led to increased opportunities for arson, violent crimes 
and crimes against property , a s well  as drug trafficking . 

By bringing together the neighborhood' s residents , thi s project hope s t o improve the community. 

Community Descriptio n 

Lawrence is a city in transition, and, in many ways, a city in trouble. Despit e the job losses already 
cited, the city continues to see immigration from various nations. Th e recent influ x is predominantly 
Hispanic. Furthermore , th e cit y ha s suffere d fro m a  ne t disinvestmen t i n housin g stoc k an d 
commercial/industrial properties. Crim e and arson have also contributed to the city's problems. 

Lawrence was one o f the firs t planned industria l cities i n America. I t was founde d i n 1847 , and 
focused on the textile and shoe industries, which were housed in the many million square feet of brick 
mill buildings. Thes e industries brought many immigrants, making Lawrence Massachusettŝ  gateway 
for immigran t and migrant populations . Th e city achieved its peak i n the lat e 19t h and early 20th 
centuries wit h a population high of over 94,000 in 1920. 

Changes in manufacturing and the availability of non-unionized labor elsewhere in the nation resulted 
in th e declin e of the industrie s i n the cities . Som e shift t o hig h technology was evidenced in th e 
latter par t of this century, but th e dramatic changes i n the compute r an d defens e industries , along 
with the recessio n at the end of the las t decade accelerated th e decline of the city . 

The official 199 0 census population for Lawrence was 70,207. Th e Miser State Data Center predicts 
this population number wil l remai n stable t o 1995 . A  net los s of some 7,000 jobs was seen i n the 
period from 1980 to 1990. Dramatic decreases were seen in the construction industry, which although 
only abou t l/8t h o f th e tota l work forc e i n th e mi d eighties. Othe r reduction s reachin g almos t 
representing a  40-50 % los s o f job s wa s see n i n th e manufacturing , transportatio n an d 
finance/insurance/real estate sectors. Clearl y manufacturing represented mos t of the job opportunities 
in th e mid eighties. Th e remaining manufacturing jobs now equal the number of jobs in the service 
sector, which witnessed a 13 percent decline in the past seven years. With the decline in primary jobs, 
those individuals who made a living in retail and wholesale trade noticed their jobs being eliminated 
chiefly i n the las t 3 years, with a reduction of 23%. 

The average wag e in Lawrence was $23,808 according to the 199 0 census. Th e median household 
income wa s $22,180 , whic h i s abou t 60 % o f th e state' s average . I n th e las t quarte r o f 1993 , 
unemployment stoo d a t abou t 13. 5 percent. Th e state's average a t th e same time was just ove r 7 
percent. I n th e las t decade , th e povert y rat e grew fro m 19.3 % to 27.5% . I n some o f th e city' s 
neighborhoods, poverty rates approached 50% . O f note is the fact that the surrounding communities 
did no t see thi s increase i n poverty levels. 

There is a net out migration of whites (which represented 56 % of the population in the officia l 199 0 



census figures), with a net in migration of Hispanics and other minorities. Immigratio n is chiefly from 
the Dominican Republic and Puerto Rico. Vietnames e and Chinese are the predominant immigrants 
from Asia . Additionally , Irish, Italian and Turkish immigrants continue to arrive in Lawrence. Birt h 
rates ar e almos t 70 % highe r i n Lawrenc e than average , representin g a n increas e i n th e youn g 
dependent population . 

There is a high rate of female headed households . Povert y levels are serious in these families. Th e 
most frightening statistic is that of Hispanic female headed households, 98% currentl y live at or below 
poverty levels. 

Another depressing fact i s that of all th e cities of 50,000 people or greater, Lawrence is the poores t 
in Massachusett s an d the 23rd poorest i n the nation according to 199 0 census data . 

The cit y i s divide d int o eigh t districts . Th e souther n district s represen t th e industria l area, th e 
northern district s represen t th e residentia l neighborhoods . Th e nort h centra l distric t o f Nort h 
Common ha s th e highes t povert y rate (ove r 40%) , with th e area s known as Bac k Bay , Colonial 
Heights, Sout h Lawrenc e Wes t an d Sout h Lawrenc e Eas t havin g povert y rate s fro m 25-40% . 
Prospect Hil l t o th e northeast , an d Tower Hil l an d Mt . Vernon t o th e wes t represen t th e lowes t 
poverty rates i n Lawrence (under 17%) . Hispanic s are concentrated i n the Bac k Ba y and Nort h 
Common districts. 

The majorit y of the housing stock in the cit y dates from th e mid 1800's to before 1980 . Ther e ar e 
about 27,000 units, may of which are in three deckers. Cit y estimates indicat e that between 15,000 
and 20,000 of the units have lead paint contamination. Th e majority of this housing is found in the 
poorest neighborhoods . Sixt y eigh t percen t o f th e occupie d units ar e renta l units . Thi s rat e is 
significantly highe r than the state average of 40%. Th e recent dow n turns i n the economy have hit 
investors hard. Man y have not been able to afford upkeep of their units, others hav e lost them to 
the banks , an d other s hav e chose n no t t o continu e t o fee d thei r investment . Mor e tha n thre e 
hundred buildings, representing about 1,000 units, stand abandoned. Thes e abandoned buildings have 
been hit by arson, have become the unsafe homes for the homeless and have provided the venue for 
drug trafficking an d other crime. 

Twenty one percent , o r 5,028 units, of the housin g stock is subsidized or assisted housing . O f this 
number, 1,420 units have their rent paid by voucher or certificate. Th e Lawrence Housing Authority 
manages 1,58 2 units of public housing. 

Anywhere fro m 1,50 0 t o 3,000 people ar e estimate d t o b e on waiting lists for housin g assistance , 
virtually non e o f which i s for elderly . I n comparison, 1,400 unit s o f housing are estimate d t o b e 
vacant. I t is from these statistics, and from the recommendations of the Lawrence Housing Authority 
to increase job training and job opportunities that my project gets its impetus. 



Project Goals and Expected Outcomes 

The project will  involv e creating home ownership and work opportunities i n a city that has suffere d 
disinvestment an d much job toss resulting in a high rate of unemployment an d high poverty rates. 

1. Allianc e wit h CD C to ac t a s affordabl e housin g develope r with  a  veste d interes t i n th e 
neighborhood. Th e CD C shal l serve a s a builder of the community. 

2. Obtai n funding commitments from residents, businesses, foundations and government to carry 
on the operations an d development project s o f the CDC . 

3. Acquisitio n and renovation of a number of residential properties with multiple dwelling units. 
Renovations to generate work for the city's residents. Propertie s to be made available to very 
low- and low-income households. Othe r project s coul d include creating public open space , 
cleaning up vacant lot s and storefront improvements . 

4. Measurabl e improvement in the quality of life in the targeted neighborhood. Indicator s could 
include reduction in crime, unemployment, disinvestment , etc . 





L E G E N D 

A 171 Garden Street 1 and 3 Family 
B 173 Garden Street 3 Family 
C 174 Garden Street 3 Family 
D 181 Garden Street 2 Family 
E 45-47 Haverhill Street 2 Family Conversion 
F 63 Haverhil l Street 3 Family 
G 31 Summer Street 4 Family 
H 91-95 Newbur y Street 6 Family, 2 Comm'l 
1 14 Mechanic Street 3 Family 
J 103-107 Union Street 5 Family, 1 Comm'l 
K 133-135 Union Street 3 Family 
L 70 Haverhil l Street Single Family 
M 55-57 Haverhil l Street Single, 1 Comm'l 
N 1-3 El m Street 6 Family 

SITE PLAN 



Garden Stree t Initiative 
Consolidated Projec t Maste r Financia l Proform a 
Property Units Asking Pric e Liens Offering Pric e Rehab Costs Dev Costs Total Costs Taxes 

171 Garde n Street 4 45,000 0 30,000 98,858 30,748 159,606 1,800 
173 Garden Street 3 ? 0 22,500 58,748 24,050 105,298 1,350 
174 Garden Street 3 ? 0 15,000 74.813 24,917 114,730 1,350 
181 Garde n Street 2 30,000 15,000 10,000 50,768 20,423 81,191 900 

45 Haverhil l Street 2 25,000 0 5,000 61,478 21,986 88,464 900 
55 Haverhil l Street 2 ? 0 5,000 61,478 21,986 88,464 900 
63 Haverhil l Street 3 11,200 10,000 7,500 90,878 27,831 126,209 1,350 
70 Haverhill Street 1 ? ? 2,500 32,078 16,687 51,265 450 
14 Mechanic Stree t 3 9,900 0 7,500 90,878 26,222 124,600 1,350 

103 Union Street 5 ? ? 15,000 122,903 30,732 168,635 2,250 
133 Union Street 3 ? 0 15,000 58,748 22,508 96,256 1,350 

1 Elm Street 6 80,000 0 30,000 114,818 34,865 179,683 2,700 

31 Summer Stree t 4 80,000 0 30,000 77,438 27,198 134,636 1,800 
91 Newbur y Stree t 6 59,900 0 45,000 114,818 35,705 195,523 2700 

47 240,000 1,108,702 365,858 1,714,560 21,150 



THE GARDE N STREE T INITIATIV E 
P R O J E C T B U D G E T 

47 Unit s 

DESCRIPTION AMOUN T %  OF TOTAL 

PROJECT EXPENSES : 

Development Costs 

Acquisition 
Building 201,875 11.77% 
Land 35,625 2.08% 
Title and Recording Fees 1,050 0.06% 
Pro-Rated Taxes and Utilities 23,175 1.35% 
Legal Acquisition 7,700 0.45% 

Total Acquisition 269,425 15.71% 

Construction Cost s 
Environmental Clean-up 117,500 6.85% 
Permits 18,400 1.07% 
Site Work 35,000 2.04% 
Building Construction 885,000 51.62% 
Contingency (5%) 52,795 3.08% 

Total Construction Cost s 1,108,695 64.66% 

Project Development Costs 
Before Appraisals 0 0.00% 
After Appraisals 4,975 0.29% 
Title Insurance 3,516 0.21% 
Property Survey 2,100 0.12% 
Environmental Survey 21,000 1.22% 
Architecture and Engineering 47,000 2.74% 
Clerk of the Works 0 0.00% 
Tenant Relocatio n 0 0.00% 
Project Manager 0 0.00% 
Project Administration 11,090 0.65% 
Operating Cost s 0 0.00% 

Utilities 7,200 0.42% 
Taxes 5,910 0.34% 
Insurance 3,620 0.21% 
Security 7,000 0.41% 

Legal Fees 70,000 4.08% 
Developer Fe e 81,020 4.73% 
Development Contingency (5%) 13,210 0.77% 

Total Project Development Costs 277,641 16.19% 

Finance Cost s 
Construction Loan Fees 0 0.00% 
Construction Loan Interest 15,920 0.93% 
Permanent Loa n Fees 26,658 1.55% 

Total Finance Cost s 42,578 2.48% 

Start-Up Costs 
Marketing Reserve 4,700 0.27% 
Rent Up Reserve (5% Gross Ann Ren t 11,538 0.67% 

Total Start-Up Cost s 16,238 0.95% 

Total Project Cost 1,714,577 100.00% 



THE GARDE N STREE T INITIATIV E 
PROJECT BUDGE T 

47 Unit s 

DESCRIPTION AMOUNT % O F TOTA L 
PROJECT FUNDIN G 

203(k) Mortgage 577,896 33.70% 
LIHTC Syndication 575,456 33.56% 
Soft Second -  Cit y (HOME ) 150,000 8.75% 
Soft Second -  Stat e 386,225 22.53% 
Limited Partnership Investment 25,000 1.46% 

Total Project Funding 1,714,577 100.00% 

PROJECT REVENUES : Amount % of 1st Y r Rent 
One Time : 
Developer Fees 81,020 36.69% 
Project Administration 11,090 5.02% 
Total One Time Revenue s 92,110 41.71% 

Annual: 
Management Fees 25,380 11.49% 
Positive Cash Flow 8,494 3.85% 

(Less Soft 2nd Debt Svc) (4,247) -1.92% 
29,627 13.41% 

First Year Operations: 
First Year Rent 220,853 100.00% 

(Total Operating Expenses ) (155,730) -70.51% 
NOi 65,123 29.49% 

Development Fund : 

PROJECT DEVELOPMEN T FUND 20,000 
(This fund will be used t o secure propertie s 
before permanan t financing and equities are 
identified. Fun d will be replenishe d upo n 
project funding.) 

This fund will be seeded by a grant. 
Developer Fees shall be use d t o bring 
to $20,000. 



The Garden Stree t Initiativ e 
Targeted for Acquisition 

A d d r e s s : 17 1 Garden Street Ma p Lot No: 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
One Single Famil y (Tenanted) 
One Three Family (Vacant) 

Current Owner: Sa m DiAngelo 1-508-681-770 5 

Project Cost : $159,20 6 Offerin g Pric e (Acquisition) : $30,000 

Est imated Cos t of Renova t ions: $98,85 8 
P r o p o s e d Funding : LIHTC , Mass Housing Finance, HOME , 203(k) 

Rehab for Owner Occupant 

Property T a x / L i e n Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

171 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AI A Architect 

4 Units Pe r Unit Remark s 

Acquisition 
25,500 6,375 Building 25,500 6,375 

Land 4,500 1,125 
Title and Recording Fees 75 19 
Pro-Rated Taxes and Utilities 1,800 450 
Legal Acquisition 550 138 

Total Acquisition 32,425 8,106 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 10,000 2,500 
Permits 1,650 413 
Site Work 2,500 625 
Building Construction 80,000 20,000 
Contingency (5%) 4,708 1,177 

Total Construction Costs 98,858 24,714 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 83,858 20,964 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 425 106 
Titte insurance 327 82 
Property Survey 150 38 
Environmental Survey 1,500 375 
Architecture and Engineering 4,000 1,000 
Clerk of the Works See Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 990 248 
Operating Costs 

Utilities 450 113 
Taxes 450 113 
insurance 280 70 
Security 500 125 

Legal Fee s 5,000 1,250 
Developer Fee 7,550 1,888 
Development Contingency (5%) 1,080 270 

Total Project Development Costs 22,702 5,676 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 21,712 5,428 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan interest 1,250 313 
Permanent Loan Fee s 2,934 733 

Total Finance Costs 4,184 1,046 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,250 313 

Start-Up Costs 
Marketing Reserve 400 100 
Rent Up Reserve (5 % Gross Ann Rent ) 1,038 260 

Total Start-Up Costs 1,438 360 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,438 360 

Total Project Cost 159,606 39,902 
Total Project Cost for 4% UHTC P 0 
Total Project Cost for 9% UHTC 108,250 27,064 

1% of Construction costs 

$1,000 per tenant 

1% of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275tunM/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee an d dev contingency 

203(k) has construction point s in permanent 
@ 11 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

$100!unit 

Assumptions:  
Offering Price : Acquisition (per unit) 7,50 0 
Per Unit Rehab Cost 20,00 0 
Construction Period (months) 3 



GARDEN STREET INITIATlVE 
DEVELOPMENT PROFORMA 

171 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Incom e 

Net Income 

Operating Costs 

Total Operating Expense s 

Net Operating Incom e 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

20,760 
(1,661) 

728 

Management Fe e 2,160 
Acctg/Legal 1,000 
Admin Supplies 100 
Maintenance Payrol l 2,500 
Maintenance Supplies 1,000 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 1,100 
Taxes 1,800 
Common Utilities 800 
HOME Debt Service 0 
Replacement Reserv e 1,200 

19,827 

12,660 

7,167 

1.15 

6,232 

935 

61,763 

159,606 

97,843 

1 * 3 BR @ 680/mo Section 8, 3* 2 BR @ 350/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

45,595 
52,248 
61,763 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

159,606 

Run Date: 
Run Time: 

11,399 
13,679 

01/03/95 
04:36 P M 

8.25% UHT C for dev, 130% census tract boost; whoiesaie 

30% of other equity 



The Garden Stree t Initiative 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 17 3 Garden Street M a p Lot No: 107-6 8 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Three Family (Vacant) 

Current Owner : Joh n and Cheryl van Dyke 
Mortgage with Andover Savings 

Project Cost : $105,29 8 Offerin g Pric e (Acquisition) : $22,500 

Est imated Cos t of Renovat ions: $58,74 8 

P r o p o s e d Funding : 
UHTC, Mas s Housing Finance, HOME , 203(k) 
Rehab for Owner Occupant 

Property T a x / L i en Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

173 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AI A Architect 

3 Units Pe r Unit Remark s 

Acquisition 
Building 19,125 6,375 
Land 3,375 1,125 
Title and Recording Fees 75 25 
Pro-Rated Taxes and Utilities 1,575 525 
Legal Acquisition 550 183 

Total Acquisition 24,700 8,233 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 7,500 2,500 
Permits 950 317 
Site Work 2,500 833 
Building Construction 45,000 15,000 
Contingency (5%) 2,798 933 

Total Construction Costs 58,748 19,583 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 43,748 14,583 

Project Deve!opment Cost s 
Before Appraisals 0 0 
After Appraisals 350 117 
Title insurance 216 72 
Property Survey 150 50 
Environmental Survey 1,500 500 
Architecture and Engineering 3,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 590 197 
Operating Costs 

Utilities 450 150 
Taxes 340 113 
Insurance 210 70 
Security 500 167 

Legal Fees 5,000 1,667 
Developer Fee 4,970 1,657 
Development Contingency (5%) 860 287 

Total Project Development Costs 18,136 6,045 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 17,546 5,849 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan interest 740 247 
Permanent Loan Fee s 1,865 622 

Total Finance Costs 2,605 868 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 740 247 

Start-Up Costs 
Marketing Reserve 300 100 
Rent Up Reserve (5 % Gross Ann Rent ) 810 270 

Total Start-Up Costs 1,110 370 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,110 370 

Total Project Cost 105,298 35,099 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 63,143 21,048 

1 % of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project va!ue iess developer fee and dev contingency 

203(k) has construction point s in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

Assumptions:  
Offering Price : Acquisition (pe r unit) 7,50 0 
Per Unit Rehab Cost 15,00 0 
Construction Period (months) 3 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

173 Garde n Street , Lawrence, M A 

Prepared by Klaa s Nijhuis, A!A Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other income 

Net income 

Operating Costs 

Total Operating Expense s 

Net Operating income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flo w 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

16,200 
(1,296) 

546 

Management Fe e 1,620 
Acctg/Legal 1,000 
Admin Supplies 100 
Maintenance Payroll 2,500 
Maintenance Supplies 1,000 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 825 
Taxes 1,350 
Common Utilities 600 
HOME Debt Service 0 
Replacement Reserv e 900 

15,450 

10,895 

4,555 

1.15 

3,961 

594 

39,256 

105,298 

66,042 

3*2BR@450/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

35,568 
30,474 
39,256 360 9.50% 

Tota! 

Per Unit Other Equity Required: 
Matching CDBG Request 

105,298 

11,856 
10,670 

Run Date: 01/03/9 5 
Run Time: 04:4 2 P M 

8.25% UHTC for dev, 130% census tract boost; who!esa!e 

30% of other equity 



The Garden Stree t Initiativ e 

Targeted for Acquisition 

Property Descr ip t io n 

A d d r e s s : 17 4 Garden Street Ma p Lot No: 106-8 5 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Three Famliy (Vacant) 

Current Owner : Mario n Jackso n 
Mortgage with Andover Savings 

Project Cost : $114,73 0 Offerin g Pric e (Acquisition) : $15,000 

Est imated Cos t of Renovat ions: $74,81 3 

P r o p o s e d Funding : 
LIHTC, Mass Housing Finance, HOME , 203(k) 
Rehab for Owner Occupant 

Property T a x / L i e n Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

174 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis , AIA Architect 

3 Units Pe r Unit Remark s 

Acquisition 
Building 12,750 4,250 
Land 2,250 750 
Title and Recording Fees 75 25 
Pro-Rated Taxes and Utilities 1,575 525 
Legal Acquisition 550 183 

Totd Acquisition 17,200 5,733 
Total Aquisition for 4% LIHTC 0 0 
Total Aquisition for 9% LIHTC 0 0 

Construction Costs 
Environmental Clean-up 7,500 2,500 
Permits 1,250 417 
Site Work 2,500 833 
Building Construction 60,000 20,000 
Contingency (5%) 3,563 1,188 

Total Construction Costs 74,813 24,938 
Totd Construction Costs for 4% LIHTC 0 0 
Total Construction Costs for 9% LIHTC 59,813 19,938 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 117 
Title Insurance 233 78 
Property Survey 150 50 
Environmental Survey 1,500 500 
Architecture and Engineering 3,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 750 250 
Operating Costs 

Utilities 450 150 
Taxes 340 113 
Insurance 210 70 
Security 500 167 

Legal Fee s 5,000 1,667 
Developer Fee 5,420 1,807 
Development Contingency (5%) 900 300 

Total Project Development Costs 18,803 6,268 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 18,053 6,018 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 940 313 
Permanent Loa n Fee s 1,865 622 

Total Finance Costs 2,805 935 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 940 313 

Start-Up Costs 
Marketing Reserve 300 100 
Rent Up Reserve (5 % Gross Ann Rent ) 810 270 

Total Start-Up Costs 1,11,0 370 
Total Start-Up Costs for 4% UHTC 'o 0 
Total Start-Up Costs for 9% UHTC 1,110 370 

Total Project Cost 114,730 38,243 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 79,916 26,639 

1 % of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unIt/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project va!ue !ess developer fee and dev contingency 

203(k) has construction point s in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

Assumptions:  
Offering Price : Acquisition (per unit) 5,00 0 
Per Unit Rehab Cost 20,00 0 
Construction Period (months) 3 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

174 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis, A1A Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Income 

Net income 

Operating Costs 

Tota! Operating Expenses 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Fio w 

Maximum Mortgage 

Tota! Deveiopment Costs 

Gap 

Financing 

16,200 
(1,296) 

546 

Management Fe e 1,620 
Acctg/Legal 1,000 
Admin Supplies 100 
Maintenance Payroll 2,500 
Maintenance Supplies 1,000 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 825 
Taxes 1,350 
Common Utilities 600 
HOME Debt Service 0 
Replacement Reserve 900 

15,450 

10,895 

4,555 

1.15 

3,961 

594 

39,256 

114,730 

75,474 

3*2BR@450/mo 

3.50/unit/week for laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

36,905 
38,569 
39,256 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

114,730 

12,302 
11,072 

Run Date: 01/03/9 5 
Run Time: 04:4 4 P M 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Street Initiative 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 18 1 Garden Street M a p Lo t No: 107-6 6 

N u m b e r o f Dwel l ing U n i t s / R o o m s/ B e d r o o m s: 
Two Family (Vacant) 
Was Doctor's Offic e 

Current Owner : Ma p Reality Trust 
Ignatius Cataldo 1-617-334-4177 

Project Cost : $81,19 1 Offerin g Price (Acquisition): $10,00 0 

Est imated C o s t of Renovat ions: $50,768 

P r o p o s e d Funding : 
UHTC, Mas s Housing Finance, HOME , 203(k) 
Rehab for Owner Occupant 

Property T a x / L i e n Status : $60,000 IRS Lien Over 4 Properties 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

181 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis, A!A Architect 

Development Costs 2 Units Per Unit Remarks 

Acquisition 
Building 8,500 4,250 
Land 1,500 750 
Title and Recording Fees 75 38 
Pro-Rated Taxes and Utilities 1,350 675 
Legal Acquisition 550 275 

Total Acquisition 11,975 5,988 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 5,000 2,500 
Permits 850 425 1 % of Construction costs 
Site Work 2,500 1,250 
Building Construction 40,000 20,000 
Contingency (5%) 2,418 1,209 

Total Construction Costs 50,768 25,384 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 35,768 17,884 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 175 
Title Insurance 166 83 
Property Survey 150 75 
Environmental Survey 1,500 750 
Architecture and Engineering 2,000 1,000 
Clerk of the Works See Proj Mgmt 0 
Tenant Relocation 0 0 $1,000 per tenant 
Project Manager 0 0 

$1,000 per tenant 

Project Administration 510 255 1% of Construction Costs 
Operating Costs 

Utilities 450 225 $150/mo, temp power 
Taxes 230 115 $450/unit/annum 
Insurance 140 70 $275/unit/annum 
Security 500 250 

Legal Fee s 5,000 2,500 Tax credi t syndication prorata share 
Developer Fee 3,830 1,915 5% of project value !ess deve!ope r fee and dev contingency 
Development Contingency (5%) 740 370 

Tota! Project Development Costs 15,566 7,783 
Tota! Project Development Costs for 4% UHTC 0 0 
Tota! Project Development Costs for 9% UHTC 15,056 7,528 

Finance Costs 
Construction Loan Fee s 0 0 203(k) has construction point s in permanent 
Construction Loan Interest 640 320 @ 1/ 2 construction costs @ 9.5%, 360 mos. 
Permanent Loan Fee s 1,383 691 4.75 points on supportable deb t 

Total Finance Costs 2,023 1,011 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 640 320 

Start-Up Costs 
Marketing Reserve 200 100 $100/unit 
Rent Up Reserve (5% Gross Ann Rent ) 660 330 

Total Start-Up Costs 860 430 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 860 430 

Total Project Cost 61,191 40,596 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 52,324 26,162 

Assumptions:  
Offering Price : Acquisition (per unit) 5,00 0 
Per Unit Rehab Cost 20,00 0 
Construction Period (months) 3 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

181 Garde n Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Incom e 

Net Income 

Operating Costs 

Total Operating Expense s 

Net Operating Incom e 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

13,200 
(1,056) 

364 

Management Fe e 1,080 
Acctg/Legal 1,000 
Admin Supplies 100 
Maintenance Payroll 2,500 
Maintenance Supplies 1,000 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 550 
Taxes 900 
Common Utilities 400 
HOME Debt Service 0 
Replacement Reserv e 600 

12,508 

9,130 

3,378 

1.15 

2,937 

441 

29,107 

81,191 

52,084 

550/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

26,831 
25,253 
29,107 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

81,191 

Run Date: 
Run Time: 

13,416 
8,049 

01/03/95 
04:47 P M 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Stree t Initiativ e 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 45-4 7 Haverhill Street M a p Lot No: 88-91/9 2 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Convert Commercial to Two Family (Vacant) 

Current Owner: Josephin e Ventur a 1 -508-688-4915 

Project Cost : $88,46 4 Offerin g Pr ice (Acquisition) : $5,000 

Est imated C o s t of Renovat ions: $61,47 8 
P r o p o s e d Funding : LIHTC , Mass Housing Finance, HOME , 203(k) 

Rehab for Owner Occupant 

Property T a x / L i e n Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

45—47 Haverhill Street , Lawrence, M A 

Prepared by Klaas Nijhuis, A1A Architect 

Development Costs 2 Units Per Unit Remarks 

Acquisition 
Building 4,250 2,125 
Land 750 375 
Title and Recording Fees 75 38 
Pro-Rated Taxes and Utilities 1,350 675 
Legal Acquisition 550 275 

Total Acquisition 6,975 3,488 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental C!ean-up 5,000 2,500 
Permits 1,050 525 1 % of Construction costs 
Site Work 2,500 1,250 
Bui!ding Construction 50,000 25,000 
Contingency (5%) 2,928 1,464 

Total Construction Costs 61,478 30,739 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 46,478 23,239 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 175 
Tlt!e Insurance 180 90 
Property Survey 150 75 
Environmental Survey 1,500 750 
Architecture and Engineering 2,000 1,000 
Clerk of the Works See Pro j Mgmt 0 
Tenant Re!ocation 0 0 $1,000 per tenant 
Project Manager 0 0 

$1,000 per tenant 

Project Administration 610 305 1% of Construction Costs 
Operating Costs 

Utilities 600 300 $150/mo, temp power 
Taxes 300 150 $450/unit/annum 
Insurance 180 90 $275/unit/annum 
Security 500 250 

Legal Fees 5,000 2,500 Tax credi t syndication prorata share 
Developer Fee 4,180 2,090 5% of project value less developer fee an d dev contingency 
Development Contingency (5%) 780 390 

Total Project Deve!opment Cost s 16,330 8,165 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 15,720 7,860 

Finance Costs 
Construction Loan Fee s 0 0 203(k) has construction points in permanent 
Construction Loan Interest 1,030 515 @ 1/ 2 construction costs @ 9.5%, 360 mos. 
Permanent Loan Fee s 1,852 926 4.75 points on supportable deb t 

Total Finance Costs 2,882 1,441 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,030 515 

Start-Up Costs 
Marketing Reserve 200 100 $100/unit 
Rent Up Reserve (5% Gross Ann Rent ) 600 300 

Total Start-Up Costs 800 400 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 800 400 

Total Project Cost 88,464 44,232 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 64,027 32,014 10,671 

Assumptions:  
Offering Price : Acquisition (per unit) 2,50 0 
Per Unit Rehab Cost 25,00 0 
Construction Period (months) 4 



GARDEN STREE T INITIATIVE 
DEVELOPMENT PROFORMA 

45—47 Haverhill Street , Lawrence, M A 

Prepared by Klaas Nijhuis, A1A Architect 

Operating Budget 

Income 
Gross Rents 12,000 
Vacancy Losses (8%) (960) 
Other Incom e 364 

Net Income 11,404 

Operating Costs 
Management Fe e 1,080 
Acctg/Legal 500 
Admin Supplies 100 
Maintenance Payrol l 1,250 
Maintenance Supplies 500 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 550 
Taxes 900 
Common Utilities 400 
HOME Debt Service 0 
Replacement Reserv e 600 

Total Operating Expense s 

Net Operating Incom e 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Fio w 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

6,880 

4,524 

1.15 

3,934 

590 

38,988 

88,464 

49,476 

3* 2 BR @ 500/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 
Total 

18,575 
30,901 
38,988 
88,464 

8.25% UHT C for dev, 130% census tract boost; wholesal e 
360 9.50% 

Per Unit Other Equity Required: 9,28 8 
Matching CDBG Request 5,57 3 30 % of other equity 

Run Date: 01/03/9 5 
Run Time: 04:5 2 P M 



The Garden Street Initiative 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 6 3 Haverhill Street M a p Lot No: 88-1 3 

N u m b e r of Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Three Family (Vacant) 

Current Owner : Estat e of Milton Levine 
Atty. Michael Rosen 1-617-848-9610 

Project Cost : $126,20 9 Offerin g Price (Acquisition): $7,500 

Est imated Cos t of Renovat ions: $90,878 
P r o p o s e d Funding : LIHTC , Mass Housing Finance, HOME , 203(k) 

Rehab for Owner Occupant 

Property T a x / L i e n Status : $10,000 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

63 Haverhil l Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

3 Units Pe r Unit Remark s 

Acquisition 
Building 6,375 2,125 
Land 1,125 375 
Title and Recording Fees 75 25 
Pro-Rated Taxes and Utilities 1,575 525 
Legal Acquisition 550 183 

Total Acquisition 9,700 3,233 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHT C 0 0 

Construction Costs 
Environmental! Clean—up 7,500 2,500 
Permits 1,550 517 
Site Work 2,500 833 
Building Construction 75,000 25,000 
Contingency (5%) 4,328 1,443 

Total Construction Costs 90,878 30,293 
Total Construction Costs for 4% UHTC 0 0 
Total! Construction Costs for 9% UHTC 75,878 25,293 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 117 
Title Insurance 248 83 
Property Survey 150 50 
Environmental Survey 1,500 500 
Architecture and Engineering 3,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 910 303 
Operating Costs 

Utilities 600 200 
Taxes 450 150 
insurance 280 93 
Security 500 167 

Legal Fees 5,000 1,667 
Deve!oper Fee 5,960 1,987 
Development Contingency (5%) 950 317 

Total Project Development Costs 19,898 6,633 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 18,988 6,329 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 1,530 510 
Permanent Loan Fee s 3,003 1,001 

Total Finance Costs 4,533 1,511 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,530 510 

Start-Up Costs 
Marketing Reserve 300 100 
Rent Up Reserve (5% Gross Ann Rent ) 900 300 

Tota! Start-Up Costs 1,200 400 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,200 400 

total Project Cost 126,209 42,070 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 97,596 32,532 

1 % of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee and dev contingency 

203(k) has construction point s in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

Assumptions:  
Offering Price : Acquisition (per unit) 2,50 0 
Per Unit Rehab Cost 25,00 0 
Construction Period (months) 4 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

63 Haverhil l Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Income 

Net Income 

Operating Costs 

Total Operating Expenses 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

18,000 
(1,440) 

546 

Management Fe e 1,620 
Acctg/Lega; 750 
Admin Supplies 100 
Maintenance Payroll 1,875 
Maintenance Supplies 750 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 825 
Taxes 1,350 
Common Utilities 600 
HOME Debt Service 0 
Replacement Reserve 900 

17,106 

9,770 

7,336 

1.15 

6,379 

957 

63,219 

126,209 

62,990 

3* 2 BR @ 500/mo 

3.50/unit/week for laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
LIHTC Synd. 
Mortgage 
Total 

15,888 
47,102 
63,219 

126,209 

8.25% UHTC for dev, 130% census tract boost; who!esal e 
360 9.50% 

Per Unit Other Equity Required: 5,29 6 
Matching CDBG Request 4,76 6 30 % of other equity 

Run Date: 01/03/9 5 
RunTime: 05:1 7 P M 



The Garden Stree t Initiative 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 3 1 Summer Street Map-Lo t No: 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Four Family (Partially Tenanted ) 

Current Owner: Michae l Capeless 

Project Cost : $134,63 6 Offerin g Pric e (Acquisition) : $30,000 

Est imated Cos t of Renova t ions: $50,76 8 

P r o p o s e d Funding : 
UHTC, Mass Housing Finance, HOME , 203(k) 
Rehab for Owner Occupant 

Property T a x / L i en Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

31 Summe r Street, Lawrence, M A 

Prepared by Klaas Nijhuis, A!A Architect 

4 Units Pe r Unit Remarks 

Acquisition 
Building 25,500 6,375 
Land 4,500 1,125 
Title and Recording Fees 75 19 
Pro-Rated Taxes and Utilities 1,800 450 
Legal Acquisition 550 138 

Total Acquisition 32,425 8,106 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental C!ean-up 10,000 2,500 
Permits 1,250 313 
Site Work 2,500 625 
Building Construction 60,000 15,000 
Contingency (5%) 3,688 922 

Total Construction Costs 77,438 19,359 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 62,438 15,609 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 88 
Title Insuranc e 291 73 
Property Survey 150 38 
Environmental Survey 1,500 375 
Architecture and Engineering 4,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 770 193 
Operating Costs 

Utilities 450 113 
Taxes 450 113 
Insurance 280 70 
Security 500 125 

Legal Fee s 5,000 1,250 
Developer Fee 6,360 1,590 
Development Contingency (5%) 1,010 253 

Total Project Development Costs 21,111 5,278 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 20,341 5,085 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan interes t 980 245 
Permanent Loa n Fee s 1,442 361 

Total Finance Costs 2,422 606 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 980 245 

Start-Up Costs 
Marketing Reserve 400 100 
Rent Up Reserve (5 % Gross Ann Rent ) 840 210 

Total Start-Up Costs 1,240 310 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,240 310 

Total Project Cost 134,636 33,659 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 84,998 21,250 

1% of Construction cost s 

$1,000 per tenant 

1% of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee an d dev contingency 

203(k) has construction points in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

$100/unit 

Assumptions:  
Offering Price : Acquisition (per unit) 7,50 0 
Per Unit Rehab Cost 15,00 0 
Construction Period (months) 3 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

31 Summe r Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Incom e 

Net Income 

Operating Costs 

Total Operating Expense s 

Net Operating Incom e 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flo w 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

16,800 
(1.344) 

728 

Management Fe e 2,160 
Acctg/Legal 1,000 
Admin Supplies 100 
Maintenance Payrol l 2,500 
Maintenance Supplies 1,000 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 1,100 
Taxes 1,800 
Common Utilities 800 
HOME Debt Service 0 
Replacement Reserv e 1,200 

16,184 

12,660 

3,524 

1.15 

3,064 

460 

30,366 

134,636 

104,270 

350/unit/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

63,248 
41,022 
30,366 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Reques t 

134,636 

Run Date: 
Run Time: 

15,812 
18,974 

01/03/95 
05:59 P M 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Stree t Initiative 
Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 91-9 5 Newbury Street M a p Lot No: 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Six Family (Partially Tenanted ) 
Plus 2 Commercial Units 

Current Owner: Andove r Savings 

Project Cost : $195,52 3 Offerin g Pric e (Acquisition) : $45,000 

Est imated Cos t of Renovat ions: $114,81 8 
P r o p o s e d Funding : LIHTC , Mass Housing Finance, 

Conventional Mortgage . 

Property T a x / L i en Status : None 



Development Costs 

GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

91 —95 Newbur y Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

6 Units Pe r Unit Remark s 

Acquisition 
Building 38,250 6,375 
Land 6,750 1,125 
Title and Recording Fees 75 13 
Pro-Rated Taxes and Utilities 2,250 375 
Legal Acquisition 550 92 

Total Acquisition 47,875 7,979 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 15,000 2,500 
Permits 1,850 308 
Site Work 2,500 417 
Building Construction 90,000 15,000 
Contingency (5%) 5,468 911 

Total Construction Costs 114,818 19,136 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 99,818 16,636 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 58 
Title Insurance 401 67 
Property Survey 150 25 
Environmental Survey 1,500 250 
Architecture and Engineering 6,000 1,000 
Clerk of the Works Se e Pro j Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 1,150 192 
Operating Costs 

Utilities 450 75 
Taxes 680 113 
Insurance 410 68 
Security 500 83 

Legal Fee s 5,000 833 
Developer Fee 9,250 1,542 
Development Contingency (5%) 1,290 215 

Total Project Development Costs 27,131 4,522 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 25,981 4,330 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 1,450 242 
Permanent Loan Fee s 2,389 398 

Total Finance Costs 3,839 640 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,450 242 

Start-Up Costs 
Marketing Reserve 600 100 
Rent Up Reserve (5 % Gross Ann Rent ) 1,260 210 

Total Start-Up Costs 1,860 310 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,860 310 

Total Project Cost 195,523 32,587 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 129,109 21,518 

1 % of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee and dev contingency 

203(k) has construction point s in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

$100/unit 

Assumptions:  
Offering Price : Acquisition (per unit) 7,50 0 
Per Unit Rehab Cost 15,00 0 
Construction Period (months) 3 



GARDEN STREE T INITIATIVE 
DEVELOPMENT PROFORMA 

91 —95 Newbury Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Incom e 

Net Income 

Operating Costs 

Total Operating Expense s 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

25,200 
(2,016) 
1,092 

Management Fe e 3,240 
Acctg/Legal 1,500 
Admin Supplies 100 
Maintenance Payroll 3,750 
Maintenance Supplies 1,500 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 1,650 
Taxes 2,700 
Common Utilities 1,200 
HOME Debt Service 0 
Replacement Reserv e 1,800 

24,276 

18,440 

5,836 

1.15 

5,075 

761 

50,296 

195,523 

145,227 

350/unit/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

82,916 
62,311 
50,296 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Reques t 

195,523 

13,819 
24,875 

Run Date: 01/03/9 5 
Run Time: 05:5 8 P M 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Street Initiative 

Targeted for Acquisition 

A d d r e s s : 1 4 Mechanic Street Ma p Lot No: 88-12 A 

N u m b e r of Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Three Units (Vacant) 

Current Owner: Ban k Owned 
Howe Real Estate 
Frank McDermitt 1-508-689-9700 

Project Cost : $124,60 0 Offerin g Price (Acquisition): $7,500 

Est imated Cos t of Renova t ions: $90,878 
P r o p o s e d Funding : LIHTC , Mass Housing Finance, HOME 

203(k), Rehab for Owner Occupant. 

Property T a x / L i en Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

14 Mechani c Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Development Costs 3 Units Per Unit 

Acquisition 
Building 6,375 2,125 
Land 1,125 375 
Title and Recording Fees 75 25 
Pro—Rated Taxes and Utilities 1,575 525 
Legal Acquisition 550 183 

Total Acquisition 9,700 3,233 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHT C 0 0 

Construction Costs 
Environmental Clean-up 7,500 2,500 
Permits 1,550 517 
Site Work 2,500 833 
Building Construction 75,000 25,000 
Contingency (5%) 4,328 1,443 

Total Construction Costs 90,878 30,293 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 75,878 25,293 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 117 
Title Insurance 256 85 
Property Survey 150 50 
Environmental Survey 1,500 500 
Architecture and Engineering 3,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 910 303 
Operating Costs 

Utilities 600 200 
Taxes 450 150 
Insurance 280 93 
Security 500 167 

Legal Fee s 5,000 1,667 
Developer Fee 5,890 1,963 
Development Contingency (5%) 940 313 

Total Project Development Costs 19,826 6,609 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 18,916 6,305 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 1,530 510 
Permanent Loa n Fee s 1,647 549 

Total Finance Costs 3,177 1,059 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,530 510 

Start-Up Costs 
Marketing Reserve 300 100 
Rent Up Reserve (5% Gross Ann Rent ) 720 240 

Total Start-Up Costs 1,020 340 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,020 340 

Total Project Cost 124,600 41,533 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 97,343 32,448 

Remarks 

1% of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee and dev contingency 

203(k) has construction points in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

Assumptions:  
Offering Price : Acquisition (per unit) 2,50 0 
Per Unit Rehab Cost 25,00 0 
Construction Period (months) 4 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

14 Mechani c Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 14,400 
Vacancy Losses (8%) (1,152) 
Other Incom e 546 

Net Income 13,794 

Operating Costs 
Management Fe e 1,620 
Acctg/Lega! 750 
Admin Supplies 100 
Maintenance Payrol l 1,875 
Maintenance Supplies 750 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 825 
Taxes 1,350 
Common Utilities 600 
HOME Debt Service 0 
Replacement Reserv e 900 

Total Operating Expense s 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing  

9,770 

4,024 

1.15 

3,499 

525 

34,677 

124,600 

89,923 

400/unit/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

42,943 
46,980 
34,677 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

124,600 

14,314 
12,883 

Run Date: 0110319 5 
Run Time: 05:3 1 PM 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Stree t initiative 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 103-10 7 Union Street M a p Lot No: 88-8 8 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Five Apartments, One Commercial (Vacant) 

Current Owner : Enterpris e Bank 
Bob Gilman 1-508-459-9000 

Project Cost : $168,63 5 Offerin g Pric e (Acquisition) : $12,500 

Est imated C o s t of Renovat ions: $122,90 3 
P r o p o s e d Funding : UHTC , Mass Housing Finance, HOME 

Property T a x / L i e n Status : None 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

103-107 Union Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

5 Units Pe r Unit Remark s 

Acquisition 
Building 10,625 2,125 
Land 1,875 375 
Title and Recording Fees 75 15 
Pro-Rated Taxes and Utilities 2,025 405 
Legal Acquisition 550 110 

Total Acquisition 15,150 3,030 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 12,500 2,500 
Permits 2,050 410 
Site Work 2,500 500 
Building Construction 100,000 20,000 
Contingency (5%) 5,853 1,171 

Total Construction Costs 122,903 24,581 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 107,903 21,581 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 70 
Title Insurance 346 69 
Property Survey 150 30 
Environmental Survey 1,500 300 
Architecture and Engineering 5,000 1,000 
Clerk of the Works  Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 1,230 246 
Operating Costs 

Utilities 600 120 
Taxes 750 150 
Insurance 460 92 
Security 500 100 

Legal Fee s 5,000 1,000 
Developer Fee 7,970 1,594 
Development Contingency (5%) 1,190 238 

Total Project Development Costs 25,046 5,009 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 23,816 4,763 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 2,070 414 
Permanent Loan Fee s 1,916 383 

Total Finance Costs 3,986 797 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 2,070 414 

Start-Up Costs 
Marketing Reserve 500 100 
Rent Up Reserve (5% Gross Ann Rent ) 1,050 210 

Total Start-Up Costs 1,550 310 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,550 310 

Total Project Cost 168,635 33,727 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 135,339 27,068 

1 % of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450!unit/annum 
$275!unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee and dev contingency 

203(k) has construction point s in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

$100/unit 

Assumptions:  
Offering Price : Acquisition (per unit) 2,50 0 
Per Unit Rehab Cost 20,00 0 
Construction Period (months) 4 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

103—107 Union Street, Lawrence, MA 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Income 

Net Income 

Operating Costs 

Total Operating Expenses 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flo w 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

21,000 
(1.680) 

910 
20,230 

Management Fe e 2,700 
Acctg/Legal 1,250 
Admin Supplies 100 
Maintenance Payroll 3,125 
Maintenance Supplies 1,250 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 1,375 
Taxes 2,250 
Common Utilities 1,000 
HOME Debt Service 0 
Replacement Reserve 1,500 

15,550 

4,680 

1.15 

4,070 

610 

40,336 

168,635 

128,299 

350/unit/mo 

3.50/unit/week for laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

62,981 
65,318 
40,336 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

168,635 

Run Date: 
Run Time: 

12,596 
18,894 

01/03/95 
05:33 PM 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Stree t Initiative 

Targeted for Acquisition 

Property Descr ip t io n 

A d d r e s s : 133-13 5 Union Street M a p Lot No: 87 -

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Three Family (1 Vacant) 

Current Owner: Andove r Savings Bank 

Project Cost : $96,25 6 Offerin g Pric e (Acquisition) : $15,000 

Est imated C o s t of Renovat ions: $58,74 8 
P r o p o s e d Funding : Home , LIHTC, Mass Housing Finance, 203(k), 

Rehab for Owner Occupant. 

Property T a x / L i en Status : None 



Development Costs 

GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORM A 

133-135 Union Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

3 Units Pe r Unit Remark s 

Acquisition 
Building 12,750 4,250 
Land 2,250 750 
Title and Recording Fees 75 25 
Pro-Rated Taxes and Utilities 1,575 525 
Legal Acquisition 550 183 

Total Acquisition 17,200 5,733 
Total Aquisition for 4% LIHTC 0 0 
Total Aquisition for 9% LIHTC 0 0 

Construction Costs 
Environmental Clean-up 7,500 2,500 
Permits 950 317 
Site Work 2,500 833 
Building Construction 45,000 15,000 
Contingency (5%) 2,798 933 

Total Construction Costs 58,748 19,583 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 43,748 14,583 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 117 
Title Insurance 200 67 
Property Survey 150 50 
Environmental Survey 1,500 500 
Architecture and Engineering 3,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 590 197 
Operating Costs 

Utilities 450 150 
Taxes 340 113 
Insurance 210 70 
Security 500 167 

Legal Fee s 5,000 1,667 
Developer Fee 4,540 1,513 
Development Contingency (5%) 840 280 

Total Project Development Costs 17,670 5,890 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 17,080 5,693 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 740 247 
Permanent Loan Fee s 969 323 

Total Finance Costs 1,709 570 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 740 247 

Start-Up Costs 
Marketing Reserve 300 100 
Rent Up Reserve (5 % Gross Ann Rent ) 630 210 

Total Start-Up Costs 930 310 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 930 310 

T otal Project Cost 96,256 32,086 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 62,497 20,832 

1% of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee and dev contingency 

203(k) has construction points in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

Assumptions:  
Offering Price : Acquisition (pe r unit) 5,00 0 
Per Unit Rehab Cost 15,00 0 
Construction Period (months) 3 



GARDEN STREE T INITIATIVE 
DEVELOPMENT PROFORMA 

133-135 Union Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 

Total Operating Expenses 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flo w 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

12,600 
Vacancy Losses (8%) (1,008) 
Other Income 546 

Net Income 

Operating Costs 
1,620 Management Fe e 1,620 

Acctg/Legal 750 
Admin Supplies 100 
Maintenance Payroll 1,875 
Maintenance Supplies 750 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 825 
Taxes 1,350 
Common Utilities 600 
HOME Debt Sen/ice 0 
Replacement Reserve 900 

12,138 

9,770 

2,368 

1.15 

2,059 

309 

20,406 

96,256 

75,850 

350/unit/mo 

3.50/unit/week for laundry 

$45iunit/mo. 

$300iunit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

45,687 
30,163 
20,406 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

96,256 

Run Date: 
Run Time: 

15,229 
13,706 

01/03/95 
05:53 PM 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 



The Garden Stree t Initiative 

Targeted for Acquisition 

Property Descr ip t io n 

A d d r e s s : 7 0 Haverhill Street M a p Lot No: 88-8 8 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Single Famil y (Vacant) 

Current Owner : Owne r Unknown 
Shawmut Ban k ? 

Project Cost : $51,26 5 Offerin g Pric e (Acquisition) : $5,00 0 

Est imated Cos t of Renovat ions: $32,07 8 
P r o p o s e d Funding : UHTC , Mass Housing Finance, HOME 

Rehab for Owner Occupant. 
Remove for Open Space 

Property T a x / L i e n Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

70 Haverhil l Street , Lawrence , M A 

Prepared by Klaas Nijhuis, AIA Architect 

Development Costs 1 Units Per Unit Remarks 

Acquisition 
Building 2,125 2,125 
Land 375 375 
Title and Recording Fees 75 75 
Pro-Rated Taxes and Utilities 1,125 1,125 
Legal Acquisition 550 550 

Total Acquisition 4,250 4,250 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 2,500 2,500 
Permits 550 550 1 % of Construction costs 
Site Work 2,500 2,500 
Building Construction 25,000 25,000 
Contingency (5%) 1,528 1,528 

Total Construction Costs 32,078 32,078 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 17,078 17,078 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 350 
Title Insurance 104 104 
Property Survey 150 150 
Environmental Survey 1,500 1,500 
Architecture and Engineering 1,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 $1,000 per tenant 
Project Manager 0 0 

$1,000 per tenant 

Project Administration 320 320 1% of Construction Costs 
Operating Costs 

Utilities 600 600 $150/mo, temp power 
Taxes 150 150 $450/unit/annum 
Insurance 90 90 $275/unit/annum 
Security 500 500 

Legal Fee s 5,000 5,000 Tax credi t syndication prorata share 
Developer Fee 2,410 2,410 5% of project value less developer fee and dev contingency 
Development Contingency (5%) 610 610 

Total Project Development Costs 12,784 12,784 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 12,464 12,464 

Finance Costs 
Construction Loan Fee s 0 0 203(k) has construction points in permanent 
Construction Loan Interest 540 540 @ 1/ 2 construction costs @ 9.5%, 360 mos. 
Permanent Loan Fee s 1,153 1,153 4.75 points on supportable deb t 

Total Finance Costs 1,693 1,693 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 540 540 

Start-Up Costs 
Marketing Reserve 100 100 $100/unit 
Rent Up Reserve (5 % Gross Ann Rent ) 360 360 

Total Start-Up Costs 460 460 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 460 460 

Total Project Cost 51,265 51,265 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 30,542 30,542 5,090 

Assumptions:  
Offering Price : Acquisition (per unit) 2,50 0 
Per Unit Rehab Cost 25,00 0 
Construction Period (months) 4 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

70 Haverhil l Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 7,200 
Vacancy Losses (8%) (576) 
Other Incom e 182 

Net Income 6,806 

Operating Costs 
Management Fe e 540 
Acctg/Legal 250 
Admin Supplies 100 
Maintenance Payrol l 625 
Maintenance Supplies 250 
Contracts 1,000 
SecurityiFire Protection 0 
Insurance 275 
Taxes 450 
Common Utilities 200 
HOME Debt Service 0 
Replacement Reserv e 300 

Total Operating Expense s 

Net Operating Income 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

3,990 

2,816 

1.15 

2,449 

367 

24,271 

51,265 

26,994 

600/mo 

3.50!unit/week fo r laundry 

$45iunit/mo. 

$300!unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

12,254 
14,740 
24,271 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Reques t 

51,265 

Run Date: 
Run Time: 

12,254 
3,676 

01103/95 
05:27 P M 

8.25% UHTC for dev. 130% census tract boost; wholesale 

30% of other equity 



The Garden Stree t Initiativ e 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 55-5 7 Haverhill Street M a p Lot No: 88-1 5 

N u m b e r o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
One Commercia l Unit 
One Apartment (Vacant) 

Current Owner : Sewadw-Pinett e 
Andover Bank Mortgage 
Foreclosure process begun. 

Project Cost : $88,46 4 Offerin g Pric e (Acquisition) : $5,00 0 

Est imated Cos t of Renovat ions: $61,47 8 
P r o p o s e d Funding : LIHTC , Mass Housing Finance, HOME 

Andover Savings Bank 

Property T a x / L i e n Status : Non e 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

55—57 Haverhil l Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Development Costs 2 Units Per Unit Remarks 

Acquisition 
Building 4,250 2,125 
Land 750 375 
Title and Recording Fees 75 38 
Pro-Rated Taxes and Utilities 1,350 675 
Legal Acquisition 550 275 

Total Acquisition 6,975 3,488 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHTC 0 0 

Construction Costs 
Environmental Clean-up 5,000 2,500 
Permits 1,050 525 1% of Construction costs 
Site Work 2,500 1,250 
Building Construction 50,000 25,000 
Contingency (5%) 2,928 1,464 

Total Construction Costs 61,478 30,739 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 46,478 23,239 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 175 
Title Insurance 180 90 
Property Survey 150 75 
Environmental Survey 1,500 750 
Architecture and Engineering 2,000 1,000 
Clerk of the Works See Proj Mgmt 0 
Tenant Relocation 0 0 $1,000 per tenant 
Project Manager 0 0 

$1,000 per tenant 

Project Administration 610 305 1 % of Construction Costs 
Operating Costs 

Utilities 600 300 $150/mo, temp power 
Taxes 300 150 $450iunit/annum 
Insurance 180 90 $275iunit/annum 
Security 500 250 

Legal Fee s 5,000 2,500 Tax credi t syndication prorata share 
Developer Fee 4,180 2,090 5% of project value less developer fee an d dev contingency 
Development Contingency (5%) 780 390 

Total Project Development Costs 16,330 8,165 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 15,720 7,860 

Finance Costs 
Construction Loan Fee s 0 0 203(k) has construction point s in permanent 
Construction Loan Interest 1,030 515 @ 11 2 construction costs @ 9.5%, 360 mos. 
Permanent Loan Fee s 1,852 926 4.75 points on supportable deb t 

Total Finance Costs 2,882 1,441 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,030 515 

Start-Up Costs 
Marketing Reserve 200 100 $100iunit 
Rent Up Reserve (5% Gross Ann Rent ) 600 300 

Total Start-Up Costs 800 400 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 800 400 

Total Project Cost 68,464 44,232 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 64,028 32,014 10,671 

Assumptions:  
Offering Price : Acquisition (per unit) 2,50 0 
Per Unit Rehab Cost 25,00 0 
Construction Period (months) 4 



GARDEN STREE T INITIATIVE 
DEVELOPMENT PROFORMA 

55-57 Haverhil l Street , Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Incom e 

Net Income 

Operating Costs 

Total Operating Expense s 

Net Operating Incom e 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

12,000 
(960) 
364 

Management Fe e 1,080 
Acctg/Legal 500 
Admin Supplies 100 
Maintenance Payrol l 1,250 
Maintenance Supplies 500 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 550 
Taxes 900 
Common Utilities 400 
HOME Debt Service 0 
Replacement Reserv e 600 

11,404 

6,880 

4,524 

1.15 

3,934 

590 

3^,988 

88,464 

49,476 

3*2BR@500/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

18,575 
30,901 
38,988 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Reques t 

88,464 

Run Date: 
Run Time: 

9,288 
5,573 

01/03/95 
04:54 P M 

8.25% UHTC for dev, 130% census tract boost; wholesal e 

30% of other equity 



The Garden Stree t Initiative 

Targeted for Acquisition 

Proper ty Descr ip t io n 

A d d r e s s : 1 -3 Elm Street M a p Lot No: 88 -48 

Number o f Dwel l ing U n i t s / R o o m s / B e d r o o m s : 
Six Family (1 Vacant) 

Current Owner: Michae l Capeless 
Mortgage with Andover Savings 

Project Cost : $179,68 3 Offerin g Pric e (Acquisition) : $30,000 

Est imated C o s t of Renovat ions: $114,81 8 
P r o p o s e d Funding : Home , LIHTC, Mass Housing Finance. 

Property T a x / L i en Status : Non e 



Funding Sources and Uses 

The Garden 
Street Initiative 

Lawrence Pianning and Neighborhood Development Corporatio n 



SOURCES AND USE S O F FUNDIN G 

The followin g spreadsheet s illustrat e th e propose d firs t yea r operatin g budge t an d th e 
funding structur e fo r th e firs t project . I n summary the Garde n Street Initiativ e is working 
to obtai n fundin g i n th e amoun t o f approximatel y $190,00 0 fo r firs t yea r an d start-u p 
operating costs . Membership s fro m th e community , private an d foundatio n grants , an d 
City/State grant s an d low interes t deferre d ban s shal l pa y the cost s o f staff , rent , utilities , 
equipment an d publi c relations/communit y building. A s the portfoli o of owned/manage d 
properties increases , on e tim e an d annua l fee s an d surplu s cas h flo w shal l suppor t thes e 
costs. Th e Initiativ e hopes t o b e sel f sustainin g by Year Three . 

In additio n to th e suppor t o f th e operations , th e Initiativ e shal l see k a  see d gran t fo r a 
property developmen t fund . Thes e monie s woul d b e use d t o secur e propertie s prio r t o 
having permanen t financin g in place . Th e fun d wil l b e replenishe d a s project s ge t thei r 
financing. 

The firs t project i s expected to cost around $1.7 million. Subsidie s for about a  third o f that 
amount wil l b e required . Othe r equit y wil l b e raise d b y the syndicatio n of Lo w Income 
Housing Tax Credits. Leader s in the communit y will b e approache d fo r donations fo r par t 
of th e equity . W e believe this is crucial to creating a sense of ownership by the community. 

Part o f the incom e generated b y the development , leasin g or dispositio n of properties wil l 
be share d b y th e Initiative' s non-profi t partner . Th e majorit y o f th e revenue s shal l b e 
applied t o th e cost s o f providin g service s an d takin g on furthe r ventures . Th e propose d 
partnership term s ar e boun d elsewher e i n this package . 



THE G A R D E N STREE T INITIATIV E 
OPERATING BUDGET 

YEAR 1 

DESCRIPTION ANNUA L $ %  OF INC. 
OPERATING EXPENSES : 

STAFF EXPENSES : 
Wages and Salarie s 105,000 55.01% 
Payroll Taxes 8,400 4.40% 
Health Insurance 17,100 8.96% 
TRAINING: 0.00% 
Staff Training 4,500 2.36% 
Board/Member Training 500 0.26% 

OPERATING EXPENSES : 
Office Ren t 4,800 2.51% 
Utilities - Electricity/Hea t 600 0.31% 
Telephone 3,000 1.57% 
Office Supplie s 1,000 0.52% 
Postage 1,000 0.52% 
Printing/Copying 2,500 1.31% 
Equipment Service 500 0.26% 
Travel 1,500 0.79% 
Dues, Memberships and Fee s 500 0.26% 
IncorporationlRegistration Fee s 500 0.26% 
Bank Charges -  Operatin g Account 100 0.05% 
Insurance, Genera l 750 0.39% 
Insurance, Director s Liabilit y 500 0.26% 
Accounting/Audit 3,500 1.83% 
Legal —  Operating 2,500 1.31% 
Miscellaneous 500 0.26% 
Equipment 10,000 5.24% 
Total Operating Expense s 169,250 88.67% 

FUNDRAISING/OUTREACH: 
Public Education/Meetings 2,000 1.05% 

FUNDS/RESERVES: 
Operating Reserves (10% ) 17,125 8.97% 

TOTAL OPERATING EXPENSE : 188,375 98.69% 

OPERATING REVENUE S AND SUPPORT : 

Contributions 3,500 1.83% 
Contribution -  i n kind 1,500 0.79% 
Memberships 250 0.13% 
Grants — Foundation/Fund s 75,000 39.29% 
Grants -  Corporation s 20,000 10.48% 
Grants -  Religiou s 5,000 2.62% 
Grants -  Municipal/Publi c Admin . 75,000 39.29% 
Grants — Sponsorshi p 5,000 2.62% 
Campaigns 5,000 2.62% 
Interest Income -  Operatin g Account 125 0.07% 
Fees, Property -  Developer' s Fee 0 0.00% 
Fees, Property — Administration Fee 0 0.00% 
Miscellaneous 500 0.26% 

TOTAL OPER REVENUE S AND SUPPORT : 190,875 100.00% 

NET OPERATING SURPLUS/(DEFlCl"Q : 2,50 0 1.3 1 % 

In addition to the Operating Account: 

PROJECT DEVELOPMEN T FUND 20,00 0 
(This fund wil l be used to secure propertie s 
before permanan t financing an d equities ar e 
identified. Fun d will be replenished upo n 
project funding. ) 

This fund wil l be seeded by a grant. 
Developer Fees shal l be used to bring 
to $20,000. 



Garden Stree t Initiativ e Ru n Date 17 Jan  9 5 

Project Fundin g RunTime : 0 7 :17:43P M 

Property Net Incom e LIHTC Other Equity Mortgage Mo Pmt 
171 Garde n Street 19,827 52,248 45,595 61,763 519 
173 Garden Street 15,450 30,474 35,568 39,256 330 
174 Garden Street 15,450 38,569 36,905 39,256 330 
181 Garden Street 12,508 25,253 26,831 29,107 245 

45 Haverhill Street 11,404 30,901 18375 38,988 328 
55 Haverhill Street 11,404 30,901 18,575 38,988 328 
63 Haverhill Street 17,106 47,102 15,888 63,219 532 
70 Haverhill Street 6,806 14740 12,254 24,271 204 
14 Mechanic Stree t 13,794 46,980 42,943 3,677 292 

103 Union Street 20,230 65,318 62,981 40,336 339 
133 Union Street 12,138 30,163 45,687 20,406 172 

1 Etm Street 24,276 61,906 67,481 50,296 423 

31 Summe r Stree t 16,184 41,022 63,248 30366 255 
91 Newbur y Stree t 24,276 62,311 82,916 50,296 423 

220,853 577,888 575,447 561,225 4,719 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

1—3 El m Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

6 Units Pe r Unit Remark s 

Acquisition 
Building 25,500 4,250 
Land 4,500 750 
Title and Recording Fees 75 13 
Pro-Rated Taxes and Utilities 2,250 375 
Legal Acquisition 550 92 

Total Acquisition 32,875 5,479 
Total Aquisition for 4% UHTC 0 0 
Total Aquisition for 9% UHT C 0 0 

Construction Costs 
Environmental Clean-up 15,000 2,500 
Permits 1,850 308 
Site Work 2,500 417 
Building Construction 90,000 15,000 
Contingency (5%) 5,468 911 

Total Construction Costs 114,818 19,136 
Total Construction Costs for 4% UHTC 0 0 
Total Construction Costs for 9% UHTC 99,818 16,636 

Project Development Costs 
Before Appraisals 0 0 
After Appraisals 350 58 
Title Insurance 351 59 
Property Survey 150 25 
Environmental Survey 1,500 250 
Architecture and Engineering 6,000 1,000 
Clerk of the Works Se e Proj Mgmt 0 
Tenant Relocation 0 0 
Project Manager 0 0 
Project Administration 1,150 192 
Operating Costs 

Utilities 450 75 
Taxes 680 113 
Insurance 410 68 
Security 500 83 

Legal Fee s 5,000 833 
Developer Fee 8,500 1,417 
Development Contingency (5%) 1,250 208 

Total Project Development Costs 26,291 4,382 
Total Project Development Costs for 4% UHTC 0 0 
Total Project Development Costs for 9% UHTC 25,141 4,190 

Finance Costs 
Construction Loan Fee s 0 0 
Construction Loan Interest 1,450 242 
Permanent Loan Fee s 2,389 398 

Total Finance Costs 3,839 640 
Total Finance Costs for 4% UHTC 0 0 
Total Finance Costs for 9% UHTC 1,450 242 

Start-Up Costs 
Marketing Reserve 600 100 
Rent Up Reserve (5% Gross Ann Rent ) 1,260 210 

Total Start-Up Costs 1,860 310 
Total Start-Up Costs for 4% UHTC 0 0 
Total Start-Up Costs for 9% UHTC 1,860 310 

Total Project Cost 179,683 29,947 
Total Project Cost for 4% UHTC 0 0 
Total Project Cost for 9% UHTC 128,269 21,378 

1 % of Construction costs 

$1,000 per tenant 

1 % of Construction Costs 

$150/mo, temp power 
$450/unit/annum 
$275/unit/annum 

Tax credi t syndication prorata share 
5% of project value less developer fee and dev contingency 

203(k) has construction point s in permanent 
@ 1/ 2 construction costs @ 9.5%, 360 mos. 
4.75 points on supportable deb t 

Assumptions:  
Offering Price : Acquisition (per unit) 5,00 0 
Per Unit Rehab Cost 15,00 0 
Construction Period (months) 3 



GARDEN STREET INITIATIVE 
DEVELOPMENT PROFORMA 

1 —3 Bm Street, Lawrence, M A 

Prepared by Klaas Nijhuis, AIA Architect 

Operating Budget 

Income 
Gross Rents 
Vacancy Losses (8%) 
Other Income 

Net Income 

Operating Costs 

Total Operating Expense s 

Net Operating Incom e 

Debt Service Coverage Ratio 

Available for Debt Service 

Cash Flow 

Maximum Mortgage 

Total Development Costs 

Gap 

Financing 

25,200 
(2,016) 
1,092 

Management Fe e 3,240 
Acctg/Legal 1,500 
Admin Supplies 100 
Maintenance Payrol l 3,750 
Maintenance Supplies 1,500 
Contracts 1,000 
Security/Fire Protection 0 
Insurance 1,650 
Taxes 2,700 
Common Utilities 1,200 
HOME Debt Service 0 
Replacement Reserv e 1,800 

24,276 

18,440 

5,836 

1.15 

5,075 

761 

50,296 

179,683 

129,387 

350/unit/mo 

3.50/unit/week fo r laundry 

$45/unit/mo. 

$300/unit 

Source Amount Term Rate Comments 
Other Equity 
UHTC Synd. 
Mortgage 

67,481 
61,906 
50,296 360 9.50% 

Total 

Per Unit Other Equity Required: 
Matching CDBG Request 

179,683 

Run Date: 
Run Time: 

11,247 
20,244 

01/03/95 
05:55 P M 

8.25% UHTC for dev, 130% census tract boost; wholesale 

30% of other equity 
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CONCEPT OUTLINE FOR PROPOSED JOINT VENTURE 
BETWEEN TH E GARDE N STREE T INITIATIVE AND 

LAWRENCE PLANNING AND NEIGHBORHOOD DEVELOPMEN T CORPORATION. 

Genera): The purpose o f this outline is to provide the basis for further discussio n and delineation 
of role s and responsibilities . This outline i s based o n th e assumptio n tha t the for m o f the joint 
form o f the joint venture wil l b e a typical limited-liability syndication for the sal e of depreciation 
values, lo w income housin g ta x credits , an d reha b ta x credits , wit h bot h Th e Garde n Stree t 
Initiative and Lawrenc e Planning and Neighborhoo d Development Corporation as partners. 

Partnership: Th e Garde n Stree t Initiative , (hereafte r "GSI" ) o r on e o f it s affiliates , an d th e 
Lawrence Plannin g and Neighborhoo d Developmen t Corporatio n (hereafte r LPNDC) , o r a n 
affiliate, agre e to form one o r more partnerships . 

GSI an d LPND C wil l be co-genera l partners in the limite d partnership and , a s such eac h 
will furnis h t o eac h othe r informatio n pertainin g t o th e project . GS I will b e managin g 
general partner . GSI will remai n a s managing genera l partne r for as long as they remai n 
a general partner . 

The partnership agreemen t will b e structured t o allocate minimum liability to LPNDC . 

Purpose of Partnership: To acquire and rehabilitat e residentia l property located within HOM E 
target areas in the Cit y of Lawrence. Acquisitions will generally be multi-family rental properties , 
affiliated parkin g and par k parcels , and i f appropriate, singl e family dwellings. 

Intent of Partnership: To create high quality housing that is permanently affordabl e t o very low- , 
low-, an d moderate-income households . Housin g must meet City of Lawrence (HOME ) ren t and 
income requirements, IR S Safe Harbor Guideline for Low Incom e Housing, and LPNDC long-ter m 
affordability policies. 

Affordable Rents : Rent ranges will be established t o be as close as possible to no more tha n 
thirty percent (30%) o f total household income spent on housing costs (rent and utilities) 
to the tenants . 

HOME Incom e Requirements : Al l units assiste d unde r HOM E mus t b e occupie d b y 
households havin g incomes a t o r below eighty percent (80% ) o f local median incom e a s 
adjusted fo r family size. In addition, ninety percent (90%) o f assisted units in each projec t 
must b e occupie d b y households wit h incomes unde r sixt y percent (60% ) o f th e loca l 
median an d a  minimum of twenty percen t (20% ) mus t b e occupie d by households with 
incomes under fift y percen t (50% ) o f local median income . 

IRS Saf e Harbor Guideline for Lo w Incom e Housing : "At leas t seventy-five percent (75% ) 
of th e unit s for a given project wil l be made available for households earnin g sixty percent 
(60%) o r les s of the area' s median income , as adjusted fo r famil y size . Concerning th e 
remaining twenty-fiv e percen t (25% ) o f th e units , i f any , th e genera l polic y o f th e 
Corporation wil l b e t o mak e suc h unit s availabl e t o person s o n th e lowe r en d o f th e 
economic spectrum, ye t who may not necessaril y be members o f a charitable class. " 

LPNDC Long-ter m Affordabilit y Policy : LPND C wil l generall y targe t ren t level s t o b e 



affordable to , and will make units available to, households with tota! income at fifty percent 
(50%) o f the loca l median income as adjusted fo r family size. Maximum ren t level will b e 
affordable t o household s a t eighty percent (80% ) o f median income . Rents includin g all 
utilities will  be thirty percent (30% ) o f total household income , if certain utilitie s are no t 
included i n the rent , the HU D Sectio n 8 allowance for such utility will be deducted fro m 
the thirt y percent (30% ) o f income amount charge d t o the tenant . Project financing and 
operating budget s wil l b e structure d s o a s t o ensur e th e targete d ren t level s fo r th e 
maximum perio d as possible. Sinking funds ma y be established fo r thi s purpose . 

Income Leve l Definitions : Using HU D definitions , Very Low-Income means income at o r 
lower tha n fift y percen t (50% ) o f the loca l media n incom e a s published b y HUD . Low-
income means incomes greater than fifty percen t (50% ) bu t no t more than eighty percent 
(80%), an d Moderate-incom e mean s income greater than eight y percent (80% ) bu t no t 
more tha n th e media n income. 

Title t o Property : GS I to hav e titl e t o partnershi p lan d an d wil l conve y right s t o suc h lan d 
through groun d lease . Partnership t o own buildings and improvements . 

Resale o f Property : An y resale o f partnership-owne d propert y wil l Compl y wit h Article s o f 
Incorporation o f the LPND C an d it s Bylaws. 

Pre Acquisition: GS I to locate , P&S , option o r otherwis e secur e properties . LPND C t o hav e 
approval/disapproval of properties t o be developed an d propose d use s of such properties . 

Acquisition an d Development : GS I as developer t o acquire propert y o n behalf of partnership . 
Land t o b e conveyed to LPNDC . Building s and improvement s t o be hel d by partnership. GS I to 
manage projec t developmen t an d wil l b e reimburse d fo r approve d disbursement s a t take-out . 
LPNDC als o to be reimburse d fo r approved outlays . 

Design: GSI to do design and architectural work. GSI and LPND C t o participate i n developmen t 
of desig n an d t o hav e approval/disapprova l right . 

Scope o f Work and Specifications : For all renovation don e b y the partnership , th e scop e o f 
work, level and qualit y of the renovations , an d administratio n of the projec t wil l comply with the 
Specifications develope d an d currentl y used b y Newhouse Architects. 

Budgets an d Proforma : GS I and LPND C t o jointly develop al l project an d first-yea r operatin g 
budgets and proforma . Bot h t o have approval/disapproval rights . Budgets wil l b e subjec t t o Cit y 
of Lawrenc e (HOME ) eligibilit y criteria. Management t o develop subsequent operating budget s 
and presen t for approval by co-general partners . 

Project Financing : GSI and LPND C wil l jointly pursue and obtain the debt and equity financing 
necessary for the project, includin g construction loans, permanent financing, and equity financing. 
Partners wil l jointly meet wit h lender s an d agencie s a s required . GS I will prepar e an d submi t 
financing applications . 

City o f Lawrenc e (HOME ) Submission : LPNDC , a s CHDO , t o submi t applicatio n fo r 
HOME financin g an d othe r fund s availabl e t o nonprofi t organizations . Th e genera l 
partners wil l provide guarantees and reserve s as may be require d b y financing sources . 



Tax Credits : GSI wiH have primar y responsibilit y to obtai n th e necessar y lo w income 
housing ta x credit s (unde r Sectio n 42 o f th e Interna l Revenu e Cod e o f 1986 ) fo r th e 
project an d the partnership, an d would oversee th e activities of the management agen t in 
the initia l rent-u p o f the projec t i n order t o obtain compliance with the requirement s of 
said Section 42. LPNDC wil l cooperat e an d assis t as may be appropriate . 

Construction: Subjec t t o Cit y o f Lawrenc e (HOME ) policies , GS I shal l b e genera l 
contractor/construction manager . LPND C t o ac t a s Cler k o f th e Work s an d a s suc h hav e 
approval/disapproval authority for the work completed and for construction requisitions. 

Property Management : Managemen t compan y wil l operat e th e partnershi p propert y i n 
accordance with the requirements and the standards o f the Mortgagees and any other government 
authority having jurisdiction with respec t t o operating the property . 

Management company will prepare annua l operating budgets for the projec t for approval 
by th e genera l partners . Bot h genera l partner s wil l approv e initia l ren t structur e an d 
subsequent ren t increase s i f any. Such approval will no t be unreasonably withheld. 

Management company will structure participatio n with LPND C t o perform services to b e 
determined an d wit h th e goa l o f enhancin g residen t stabilit y and developmen t o f a 
Residents Committee. LPNDC woul d assis t in providing other tenan t service programs a s 
may b e available to the project . 

GSI's affiliate d managemen t shal l provid e propert y managemen t a s wel l a s ta x credi t 
compliance monitoring provided such arrangement meet s the requirements of Section 42, 
IRC. Th e renewable property management contrac t wil l be for a two (2 ) year period and 
will contai n a  non-performance claus e invocabl e by LPNDC. I f GS I an d LPND C d o no t 
agree to renew this contract with GSI' s affiliated management , th e partner s wil l choose a 
new professional management compan y by mutual agreement . 

Residency: Current tenants, i f any, wil l b e offere d renovate d unit s unless the y fai l t o mee t th e 
initial written eligibility standards t o be developed by the partners . Partner s wil l comply with th e 
Uniform Relocatio n Assistance and Rea l Property Acquisition Act , 4 9 GFR 24 . Management shall 
have the right , at its discretion, to give tenants statutory warning under Massachusett s la w at th e 
time of initial occupancy. 

GSI an d LPND C wil l jointly establish eligibilit y and qualifyin g standard s an d criteri a governing 
admission, leas e renewal , evictions , maintenance , an d othe r managemen t policie s of genera l 
applicability. 

Project Turnover: Project will be turned over to LPND C a s soon as feasible and allowable under 
section 42 of the Interna l Revenue Code of 1986. 

Buy-out o f Limite d Partners : Th e Partnership wil l negotiat e a  buyout option to purchas e th e 
limited partners interes t i n the Partnership . The intent wil l be that the option will be exercisable 
after th e fifteen (15 ) year tax credit compliance period and compliance audit termination date, 
for th e amoun t equa l to the limite d partner s ta x obligation as a result of the purchase . 

Buy-out of GSI : GS I wil l negotiate , i n good faith, an exclusive option agreement fo r LPND C t o 
purchase GSI' s General Partnership interes t i n the complete d Project. 



Compensation: GS I and LPND C wi H receiv e fees for service s provide d to th e Projec t an d th e 
Partnership, provide d such fees are norma! , eligible, and reasonable . GS I and LPND C will  share 
in the Developers Fee on a 75%/25% basis. City of Lawrence (HOME ) eligibilit y criteria will apply 
to projec t developmen t an d construction relate d fees for services. GSI may further benefi t fro m 
Tax Credit s relate d t o thi s project , bu t targete d ren t levels , lon g ter m stability , and projec t 
economic viability shall take precedence . 
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QUALIFICATIONS 

The foundin g members of the Garden Street Initiative have over 33 years combined experience 
in real estate acquisition, development, planning, construction and management. Th e team has 
specific skills in: 

Real Estate Valuation 
Financial Analysis 
Project Planning 
Affordable Housing Design 
Property Management 
Housing Development 
Non-profit leadership 
Community Economic Development 
Renovations and Construction. 

John Rut h ha s been active i n rea l estate since 1983 , wit h a proven track record in housing 
development an d renovation in the neighborin g city of Haverhill . H e has experience a s an 
appraiser, a property owner and a  property manager. John is a licensed general contractor in the 
Commonwealth of Massachusetts. H e has extensive academic experience in real estate valuation. 

Laila Swanberg is a key designer in the Firm of Newhouse Architects where she is responsible for 
the desig n o f smal l affordabl e housin g communities . He r sensitivities ar e i n th e are a of 
community building. Lail a is a Director of the Manchester Area Housing Trust, where her roles 
focus on grass roots level fundraising and publi c relations. Lail a holds an undergraduate degree 
in Architectural Technology and has owned several successful businesses. 

Klaas Nijhuis is th e Principa l o f Newhous e Architects and has both practica l and academic 
experience in Affordable Housing Development. H e has participated in the Harvard University 
Graduate Schoo l o f Desig n Affordabl e Housing Institute, ha s hi s undergraduat e degree in 
Environmental Design with emphasis on Participatory Design and Community Development. Hi s 
graduate work is in Community Economic Development, in which he hopes to earn his PhD . 
Additional academic experience include s computer simulation and construction management. 
His practical experience includes heading a prominent regional property management firm, and 
currently heading a thriving consulting practice. H e is the President of the Manchester Area 
Housing Trust. 



JOHN RUT H 111 
Real Estat e Appraiser/Builde r 

Haverhill, MA 

BACKGROUND: Ove r ten year s experience i n residential an d commercia l rea l estate appraisal , 
residential property management , real estate acquisition, development an d construction. Relevan t 
ownership and management experience i n a similar neighborhood know n as the Acr e in Haverhill, 
Massachusetts Thi s are a suffere d fro m drugs/crim e an d disinvestment , includin g abandone d 
properties Worke d with neighbors and Community Police to gradually clean up the area . Severa l 
buildings wer e subsequentl y acquire d b y Neighbo r Works -  a  non-profi t agenc y involve d i n 
renovating fo r hom e ownership . 

EXPERIENCE 

9/93 -  Presen t Garde n Stree t Initiativ e 
Lawrence, Massachusett s 
Founding Member 

Affordable housin g acquisition, development an d rehabilitation planning Bridg e building with citys 
planning office , resident s and rea l estate professionals . Deed s researc h an d ban k contacts . 

1/83 -  Presen t Jac k Rut h Appraisa l Services 
Haverhill, Massachusett s 
Real Estat e Appraise r 

Completion o f rea l estat e appraisal s fo r residential , commercia l an d industria l purposes . Wor k 
performed fo r banks , attorneys and privat e individuals. 

4/90 -  Presen t Nicor , Inc . 
Haverhill, Massachusett s 
General Contracto r 

Licensed genera l contracto r fo r builde r o f singl e famil y home s Workin g i n al l facet s o f 
construction including securing permits, overseeing construction, supervision of sub-contractors, an d 
working wit h building officials. Constructe d fort y homes . 

10/90 -  6/92 Monro e Managemen t 
Haverhill, Massachusett s 
Principal 

Full propert y managemen t o f 5 4 unit s o f predominantl y lo w incom e propert y i n Haverhill . 
Worked i n al l area s includin g maintenance , tenan t repair s an d improvements , renovations , 
coordination o f vendors, ren t collection, tenant selection , evictions Worke d with State agencie s 
concerning subsidize d tenants. Deal t with tenant problem s suc h a s drug activity , vandalism an d 
other crimes . 



EXPERIENCE (Continued) 

4/87 -  10/90 Onc e Righ t Remodeling 
Haverhill, Massachusett s 
Principal 

Co-owner of remodeling business specializing in apartment renovations, roofing, kitchens and baths, 
decks an d commercia l renovation s Prepare d bids , worke d wit h customer s an d handle d 
accounting. 

6/84 -  3/87 Joh n Ruth 
Haverhill, Massachusett s 
Owner 

Owned an d manage d 3 6 unit s of residentia l income property i n Haverhill. Purchased , renovate d 
and sold for profi t in mainly low income residential areas. Sel f manage d an d renovated Handle d 
purchasing, financing and liquidation 

EDUCATION 

Northern Esse x Community Colleg e 
Haverhill, Massachusett s 
Engineering 

Dartmouth College , Hanover , New Hampshire 
Real Estat e Course s 

University o f Massachusetts , Boston , Massachusetts 
Real Estat e Appraisa l Courses 

Baylor University , Baylor , Texas 
Real Estat e Course s 

Framingham Stat e College 
Framingham, Massachusett s 
Real Estat e Course s 



LAILA SWANBER C 
Klaas Nijhuis , A1A Architect 

Merrimack, N H 
Designer 

BACKGROUND: Ove r eight years experience i n architectural desig n and drafting , interio r design 
and architectural rendering . Accomplishe d artist and owner of successful commercia l arts business 
in Florida . Project s hav e include d Manchester Distric t Court programming, a Portland, ME school 
auditorium, estate s i n Argentina , Dougla s Stree t HOM E projec t an d interior s fo r speculativ e 
builders mode l homes . 

EXPERIENCE 

1994- Presen t Garde n Stree t Initiativ e 
Lawrence, Massachusett s 
Founding Member 

Affordable housin g acquisition, development an d rehabilitatio n planning. 

1994 -  Presen t Klaa s Nijhuis, A1 A Architec t 
Merrimack, Ne w Hampshir e 
Designer 

Affordable Housin g Communit y Design . Constructio n documentatio n fo r commercia l an d 
residential projects . 

1993 Tennant/Wallac e Architects , A1A 
Manchester, Ne w Hampshir e 
Drafter 

Design documentation fo r courthous e 

1993 Davi d Lopatic h Architects, P A 
Nashua, Ne w Hampshir e 
Drafter 

Design documentation fo r schoo l and church . Mode l makin g and renderings . 

1990-1992 Ultimat e Interior s 
Miami, Florid a 
Design Consultan t 

Interior desig n fo r internationa l projects . 

1986-1990 LaDe n 
Broward County , Florida 
Partner/Designer 

Fabric and textil e design. Managemen t o f company deliverin g ready-to-wear t o majo r retailers . 



EXPERIENCE (Continued) 

1985 Sunlif e Builders 
Coral Springs , Florida 
Renderer 

Renderings an d marketin g tool s for custo m hom e builder . 

1982-1984 Ar t Waves/Debue , Inc . 
Davie, Florida 
Commercial Artist 

Fabric design an d production . 

EDUCATION 

Boston Architectura l Center, Boston , Massachusett s 
Bachelor o f Architectur e Degre e Progra m 

Broward Communit y College , Broward County, Florida 
Associates i n Arts , Architectur e 

ASSOCIATIONS 

Manchester Are a Housing Trust, Boar d member, Fundraisin g and event s committee . 



KLAAS NIJHUIS , AIA 
Newhouse/Klaas Nijhuis, A1 A Architect 

Manchester, NH 
Principal 

BACKGROUND: Ove r fiftee n year s experienc e i n residential , institutional , governmental , 
commercial an d industria l projects . Responsibilitie s have include d rea l estate managemen t an d 
consulting, desig n projec t management , busines s development , proposa l an d repor t writing , 
architectural and HVAC/plumbin g design , feasibility studies, conceptual desig n and programming, 
facilities layou t planning , cost estimating , sit e masterplanning , constructio n documentatio n an d 
specifications, energ y conservatio n analysi s and design , computer modeling/simulation , computer 
programming, systems analysi s and implementation , database and system s management . Majo r 
projects hav e include d offices, laboratories, nuclea r waste processin g and animal breeding facilities 
for Harvar d Medica l School , th e Nationa l Laboratorie s a t Livermor e and Lo s Alamos, Hanfor d 
Reservation and Idaho National Engineering Laboratory; cogeneration plan t conceptual designs for 
Lawrence Livermore and for a  Massachusetts offic e park ; facilities layout planning for the Trident 
Submarine Refi t Facilit y i n Kings Bay, CA; larg e scal e computer simulation s for th e Universit y o f 
California; mil l rehab s fo r th e Hoosa c Institut e fo r Environmenta l Arts , Nort h Adams , MA , 
Manchester City Hall Annex, Manchester, NH, and College Green, Fitchburg, MA; shopping centers 
in Townsend , M A and Lebanon , NH ; multi-tenant building s in Norto n an d Marlborough , MA ; 
build-outsfor th e America n Automobile Association; warehouses an d industrial facilities for Cabot, 
Cabot &  Forbes , Teledyn e Laars , Sterilit e Plastics , H . T . Berr y Pape r an d Decatur-Hopkins ; 
corporate headquarter s for Burnd y Corporation i n Manchester , NH , an d Cabletro n System s in 
Rochester, NH ; masterplan fo r 1 3 acre Polysa r plastic s manufacturin g campus ; an d conceptua l 
design for 80,00 0 squar e foot healt h and fitness center , 13 0 suite hote l and 63 acre commercial 
center. Consultin g services and real estate management o f multi-family, retail , office and industrial 
buildings for th e FD1C , RTC , and majo r Ne w England banks. 

EXPERIENCE 

8/94 -  Presen t Th e Garde n Stree t Initiativ e 
Lawrence, Massachusett s 
Founding Member 

Feasibility analysis , cost estimating , package preparation , an d developmen t o f relationship s within 
the Cit y o f Lawrence. 

6/92 -  Present Mancheste r Are a Housin g Trust 
Manchester, Ne w Hampshire 
President 

Non-profit housin g developer/owner Responsibl e for board leadership, corporate finances , projec t 
financing, policy . 



EXPERIENCE (Continued ) 

8/93 -  Presen t Klaa s Nijhuis, A1 A Architec t 
Manchester, Ne w Hampshire 
Principal 

Development consultin g o n affordabl e housin g an d othe r project s Energ y usag e modeling , 
architectural programming , sit e an d maste r planning , facilities layout planning , architecture an d 
interior design for residential , office, commercia l and industria l project s 

9/90 -  8/93 Finla y Rea l Estat e Services , Inc. 
Manchester, Ne w Hampshire 
Senior Vic e Presiden t 

Design/build consulting for companies and financial institutions. Asse t and property managemen t 
of distresse d propertie s fo r FD1C , RTC, banks an d privat e investor s Divisio n hea d fo r asse t 
management wit h a  portfolio of hal f millio n square feet o f commercial space an d 30 0 unit s of 
housing ove r 8 0 site s Sit e planning , constructio n documents , build-out , cos t estimates , 
construction managemen t an d cost to complete/renovate studie s and code violations . Affordabl e 
housing development planning . 
12/85 -  9/90 Seppal a & Aho Construction Co., Inc 

New Ipswich , New Hampshire 
Systems Manager 
Business Development Manage r - Design 
Design Projec t Manage r 

Systems management o f VAX based McDonnel l Douglas CDS CAD D system for architectural, civil, 
structural, electrica l and mechanica l design . Busines s development i n privat e an d governmen t 
sectors. Desig n projec t managemen t o f residential , retail , commercial an d industria l facilities . 
Managed o n average on e quarte r millio n squar e feet o f design i n various levels of development , 
representing betwee n tw o and four contracted project s an d five t o te n pre-job s a t any one time . 

3/85 -  12/85 Nijhui s Associates , Inc. 
Merrimack, Ne w Hampshire 
President an d Projec t Manage r 

Preparation of large scale energy usag e model of the entir e campus of the Universit y of Californi a 
at Sa n Dieg o includin g Scripps Institutio n o f Oceanograph y an d Medica l Schoo l Develope d 
computer progra m fo r modelin g fossil fire d powe r plan t performance . 

3/80 -  3/85 Kaise r Engineer s 
Advanced Technology Division 
Nuclear and Advance d Energy Department an d 
Defense an d Industria l Engineerin g Departmen t 
Oakland, Californi a 
Assistant Architect/Engineer 

Facilities desig n fo r numerou s Departmen t o f Defens e an d Departmen t o f Energ y projects . 
Database management , energ y conservatio n studies , compute r simulation s for th e Universit y o f 
California, Bonnevill e Power and th e U.S . Navy . 



EXPERIENCE (Continued) 

1/77 - 11/78 Nijhui s Associates , Inc 
Burlington, Massachusett s 
Designer 

Design fo r $3 0 millio n cogeneration/distric t heatin g facility , medica l laboratorie s an d anima l 
breeding facilities . 

EDUCATION 

Antioch University , Yellow Springs , Ohio 
Bachelor o f Arts, Environmental Desig n 

Harvard Universit y CSD , Cambridge , Massachusett s 
Institute for Affordabl e Housin g 

Boston Architectura l Center , Boston , Massachusetts 
Architecture 

New Hampshir e College , Manchester, Ne w Hampshire 
Masters o f Science i n Community Economi c Developmen t Progra m 

University of New Hampshire , Nashua , Ne w Hampshir e 
Construction Projec t Managemen t Certificat e Progra m 

New Hampshir e Technica l College , Manchester, Ne w Hampshire 
AutoCAD Releas e 12 

Boston University , Boston, Massachusetts 
Majored i n Philosophy an d Biology (Premedicine ) 

Chabot College , Hayward, California 
Industrial Engineerin g an d Computer Scienc e Course s 

Daniel Webste r College , Nashua, Ne w Hampshire 
Computer Scienc e Course s 

AWARDS 

Bertram C . Buffey Awar d for Design Excellence , 1979 
Boston Architectura l Cente r 

Dream House s 1994 
Court Appointe d Specia l Advocate s o f New Hampshire 



PATENT 

Chair Desig n Paten t No . 269830 Ju! y 26.198 3 

PROFESSIONAL ASSOCIATION S AN D LICENSE S 

Member, America n institut e o f Architect s 

Member, Nationa l Fir e Protectio n Associatio n 

Licensed Architec t N H 2118 VT 1910 P A RA-013445-B 

HUD 203(k ) Fe e Consultan t #KN-0 7 



Representative Projects 
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Project Description 

48 Ledge Street, 2-14 McLaren Avenue 
Nashua, New Hampshire 

An eight unit HOM E and Low Income Housing Tax Credit funded constructio n project involvin g 
the demolitio n of 4 unit apartment building and renovation s o f two existing buildings. O n site 
parking an d complianc e wit h zonin g on consolidatio n of three smal l cit y lots . Projec t cos t i s 
approximately $600,000. Projec t i s being developed b y a private for-profi t developer , wit h Cit y 
Community Development Department oversight . 

Team participants did acquisition analysis, proformas, proposal in response to city RFP, application 
for LIHTC' s an d HOM E monie s as well as architectural/engineering services . Projec t currently 
under construction . Newhous e Architect s prepare d detaile d Constructio n Managemen t 
Specifications fo r 1 9 separate subcontracts . 



































Project Description 

143, 144 and 15 9 Douglas Street 
Manchester, New Hampshire 

A seven unit HOM E an d Lo w Income Housin g Tax Credit funded constructio n project involvin g 
the demolitio n of two large apartment buildings and replacing with two three unit buildings and 
a single family residence . O n site parking and compliance with zoning on small city lots. Projec t 
cost is approximately $500,000. Projec t is being developed by a private for-profit developer, with 
City Housing Authority oversight. 

Team participants did acquisition analysis, proformas, proposal in response to city RFP, application 
for LIHTG' s and HOM E monie s as well a s architectural/engineering services . Projec t currently 
under construction . Newhous e Architect s prepare d detaile d Constructio n Managemen t 
Specifications for 20 separate subcontracts . 
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The material contained herein is the intellectua l 
property of Newhouse/Klaas Nijhuis, AIA Architect. 
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50 Main Street 
Manchester, NH 03102 
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