Review of 107 Main Street

Orleans Affordable Housing Trust
and Invited Guests
August 25, 2020
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Meeting goal:

Explain project and hear comments from
neighbors and abutters



Presenter
Presentation Notes
The purpose of this meeting is to explain the work we’ve done to date and seek your input.  


'S
Who we are

Affordable Housing Trust Fund Board

« Created by May 2019 Town Meeting
« 7 members, 1 Selectboard member
« All Orleans residents

 Charged to create and preserve housing
for low & moderate income households

* Annual funding through TM



Presenter
Presentation Notes
Let’s start with who is the group you are talking to.  
The Aff Housing Trust was created by the TM in 2019 to create and preserve aff housing.  There are presently 7 members, including Selectboard member Andrea Reed.  
The Trust has received funding from TM through the Community Preservation Committee and a direct TM article. 

Before proceeding further, I’d like to have the Trust members identify themselves, and then ask those in attendance to let us know who they are, and perhaps how long you have lived at your present address.  




Presenter
Presentation Notes
Here’s the property today on the tax maps.  The building is situated well back from the street, unlike most other homes on Main Street.  It has access from Main Street, and also has 2 driveways that use Quail Hill Road, a private way.  


Features of Site

« 54,404 s.f. lot - 1.25 acres

- 7,500 sq ft two story building (1971)
NLA 3,552 s.f.
food service 150 seats
Needs to be fully restored

« Current architecture out of synch with
historic character of the street



Presenter
Presentation Notes
Here are the basic statistics for the property.
It is 1.25 acres in size
There is 7500 s.f. of floor space between the 2 floor levels and the portico.
The property was licensed for commercial food service with 150 seats, and retains a septic flow of that size.
The building, while structurally sound, needs to be fully renovated.
It is obvious to most people that the building detracts from the historic character of Main Street in this part of town.




Presenter
Presentation Notes
Here is the building from the street




Presenter
Presentation Notes
Another look at the 1971 architecture.
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Presenter
Presentation Notes
In our research o the property, we discovered that there was once a large farmhouse on the site.  The building became the Southward Inn and was later moved, and is now gone, but it demonstrates the kind of handsome building that once graced the location.


Features of Site

« Zoning: Residential District
- 25 ft setback, 30 ft height limit

« Septic system approved for 2250
gpd, up to 20 bdrms (to be replaced)

 Nonconforming Use

“"With Zoning Appeals Board approval, a pre-existing non-

conforming use permit may be transferred to a different non-
conforming use if the new use is ‘not more detrimental’ than the
previous use.”



Presenter
Presentation Notes
The building is a nonconforming use in a Residence District.  
The district requires 25 ft setbacks from all property lines, and has a building height limit of 30 feet.  There is the aforementioned large septic system on-site.
The Zoning Bylaw allows a nonconforming use to be altered or changed to another use, IF it is found that the new use is “not more detrimental” than the previous use.  
In this case, the property will probably be developed under the so called Chapter 40B law, that allows local zoning waivers for projects that produce affordable housing.  


History

- Lodge ownership 1923
Lodge building 1971

« Cape Abilities 2018
* Housing Trust 2020



Presenter
Presentation Notes
A quick slide on the history.
Masonic Lodge has owned the site since 1923,
They sold the property to Cape Abilities in 2018.
The Orleans Housing Trust acquired the property early this year for affordable housing.


Studies

 Initial design study by SV Design

« Financial planning by Mass Housing
Partnership

« Ted Malone, Community Resources
* Follow-up with SV Design



Presenter
Presentation Notes
Before buying the property, we did several studies, which I’d like to quickly go through.
They include initial work by SV Design, advice from Community Resources, Inc, and a follow up with SV based on Ted Malone’s work.
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Presenter
Presentation Notes
The Trust asked SV Design to evaluate the ability to convert the existing building to residential use.  They determined that structure is sound and could be converted and meet all building and fire codes.  They determined there could be a project of up to 9 apartments in the existing structure. 
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Presenter
Presentation Notes
The basic concept was to partition both the upper and lower levels in a way that all the units had at least 2 exposed walls for light & ventilation, and all would have separate entrances.
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Presenter
Presentation Notes
Next, we had Ted Malone look at options for the site based on his real-world experience in developing affordable housing.
He started by looking at the surrounding area to see what would work best on the site and enhance the neighborhood.
This is the house at 113 Main, built in 1850.




Presenter
Presentation Notes
2 doors down is a farmhouse at 119 Main Street built in 1880.  We are aware of the historic homes across Main Street.  Overall, Main Street in this area has some valuable historic charm – except for the Universal Lodge.
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Presenter
Presentation Notes
Ted Malone also looked at other places around New England.  �This is an example of a farmhouse with attached accessory building and barn.
Ted called this concept “Big House, Little House, Back House, Barn”, a traditional New England design concept that has been well documented and has a book by the same name.


Ted Malone Design Concept

- Replace existing building
 Build toward street with barn in rear

- Update Title V system with de-
nitrification backup

« Create two-story, 1 BR, vertical units
(town-house style) in barn



Presenter
Presentation Notes
Malone’s concept was to:
Replace the existing building, possibly using the foundation.
Building a Main house closer to the street, like other properties.
Replace the septic system and add nitrogen removal.
In a new barn create 2-story, townhouse style units.


Pro-Formas

Assumes purchase $540,000, construction
@%$175/sq ft, use of current foundation

11 units
(9 1BR, 2 2BR)

11 units
(9 1BR, 2 2BR)

14 units
(9 1BR, 5 2BR)

3<60%, 4<80%, $122,000
4<110%
5<80%, 6<110% $114,000
5<60%, 5<80%, $47,000
4<110%



Presenter
Presentation Notes
Malone put together a financial analysis that assumed we would rent the apartments to households of varying incomes.  State subsidies require that certain income levels are served in order to obtain approval.  We envision that this project would likely include at least 4-6 units rented to people at 100% of Area Median Income.

This slide is merely an example of what could be done on the site.
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Presenter
Presentation Notes
We took Malone’s work and went back to SV Design to see how the concept would translate onto the site.
Here is a basic site plan.
It retains the trees out front.
You can see the “big house, little house, back house, barn from front to back, moving from right to left.
The new building in this concept is moved nearer to Quail Hill Road, so that the parking is consolidated to one side.  


4 at 2 br
10at 1 br
total 14 units

13

Townhouse Units are 770 s.f, +/-



Presenter
Presentation Notes
Here’s the basic unit layout.  There would be 4 units in the Main House,
2 units in the connecting buildings, and 8 townhouse units in the “barn”.


VAN ST YIEW



Presenter
Presentation Notes
Here’s an elevation of what the building could look like.  We hope that this property will become an enhancement to the East Orleans Main Street historic charm.


Development Process

v AHT purchases site

- Issue an RFP for a developer/manager
(sets conditions for proposals but does
not determine design)

« Agreement with developer (donate land
or 99-year lease)

 Developer obtains permits and financing
« Construction and tenancy



Presenter
Presentation Notes
So here’s the last slide, about the process moving forward.  
We’ve purchased the property for housing development.
The Trust will issue a RFP seeking a developer, and will rank the proposals based on preset criteria.  Design quality, architectural features, and  site design are among the criteria that would be used.
After getting to an agreement, the developer would be responsible for permitting and financing.  �	There would be a Site Plan Review, Architectural Review, and ZBA hearing, or if the developer uses Ch 40B, a single review by the ZBA.
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Presenter
Presentation Notes
Here’s a bird’s eye view of the concept developed by SV Design.
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