Devens Economic Analysis Team ("DEAT")

Minutes of July 27, 2011 Meeting
7:00 pm — 9:00pm
Hildreth House, Dining Room

Orville Dodson, Clerk

Members Present: Victor Normand, Sandy Chapman, Paul Green, Orville Dodson, Steve Finnegan,
Steve Colwell, Maureen Babcock.

Victor Normand called the meeting to order at 7:00pm.

We first reviewed the minutes of the prior meeting (7/15/11). It was moved and seconded that we
accept and approve the minutes for 7/15/11 and the vote was unanimous to approve.

A large portion of the meeting was devoted to the presentation of reports by five members (Steve
Finnegan, Steve Colwell, Sandy, Paul, Victor) on research each did since our 7/15 meeting.

Steve Finnegan was the first to present his report. He had studied school-age children numbers. He
talked with the researchers at NESDEC who recommended knocking out the 1-BR units in a project
and looking only at the 2 and 3-BR units as contributors to school-age children. Taking four completed
Trinity projects and looking at the known number of school-age children in each and the number of 2
and 3-BR units in them, he got between 1.1 and 1.29 school-age children per 2 or 3BR unit. Vicksburg
Square has 122 2 and 3BR units so one gets the number of 134 to 157 school-age children from them.
Thus Trinity's estimated number of school-age children from Vicksburg seems to be a good number.
Victor asked Steve to write a paragraph for our preliminary Vicksburg report on education/children and
asked Maureen if she could look at the effect of Vicksburg's children upon Harvard Schools were
Harvard take back the land at Vicksburg.

Steve Colwell reported next. He had looked at Harvard town employee wages and how many would
qualify for affordable units at Vicksburg. He first listed the income limits for affordable units at
Vicksburg:

* Single person $15,703 — 38,580
*  Couple $15,703 — 44,100
* Family of Three $18,103 — 49,620
* Family of Four $18,103 — 55,080

He then presented members with three tables, one for Teachers, one for Police, and one for non-union
town employees. They are Figures 1-3 at the end of these minutes. Each table presents the range of
salaries for Teachers, Police, and non-union. On each Steve marked where in each table the earnings
level began to exceed each Vicksburg affordable unit limit (Single, Couple, Family of 3, and Family of
4). He was unable to get earnings data for DPW and Dispatch since union negotiations are currently
underway. Broadly speaking, it looks like a large majority of current Harvard Teachers would not
qualify for affordables. Steve will get the actual number of current Harvard Teachers in each cell of the
Teachers earnings matrix (Figure 1) to get the precise number of Teachers that could qualify. Victor



asked if Maureen could get the profile of a typical teacher new-hire including the starting salary of the
last 10 new teachers hired. At Police, no Singles would quality, nor any Sergeants. Of the 8 current
Police in Harvard, only 1 would qualify. In non-union, there is some opportunity for town employees
to qualify. Of the current 128 non-union employees, 27 would qualify. Victor asked Steve to get a
profile of the last 5-10 non-union new-hires.

Sandy Duncan next reported upon wage information for civilian, federal, and military jobs at Devens.
He was unable to get much information thusfar because of people on summer vacations. Victor
mentioned that Kathleen O'Connor at Mass Dev might have some wage information at Devens. Also
Mt. Wachusett Community College might have some knowledge of civilian workforce wages. The
Housing Officer at Hanscomb Air Base might be able to help on military wages and housing and
likewise the same at Devens if Devens has one. Sandy will pursue Hanscomb and Housing Officers for
information.

Paul then reported upon demographics and housing projects in our area. He used data from
masshousing.com. He took the 7 towns that border Harvard and those that border them to get 19
towns. He looked at all housing projects within those towns. Only half the towns had any. There were
22 projects in 11 town and they appear in Figure 4 at the end of these minutes. Paul observed that the
percent of elderly units at Vicksburg is in line with the average for the 22 observed projects. Vicksburg
is very large, only one of the 22 projects has more units (Riverside Village in Leominster). Paul
suggested several areas for further study at each of the 22 projects:

Are there veterans preferences?

What the rents are.

What percent are affordable, what percent market-rate.
What percent of median income qualifies as affordable?

Victor had some additional questions to study. Do any of the projects use “60% of median income”
affordability tax credits? A general consensus is that mixed housing is a good idea and that 25%
affordable is about the upper limit on affordables that will work and be successful. Which of the 22
projects are mixed housing and what is the affordable percentage in each. Vicksburg's affordable
percent is 80 which is quite high.

Finally, Victor reported on his investigation of tax revenues that Vicksburg might produce. He talked
with the current assessor at Devens and Trinity's estimate of $208,000 per year of tax revenue from
Vicksburg is a solid and good number — it is based on the “income” method of taxation. So Trinity's
plan of all rental and 80% affordable at Vicksburg will produce close to the estimated $208,000 per
year in tax revenue. Victor then looked 3 different options at Vicksburg: All Rental 25% affordable,
All Ownership (no rental) 25% affordable, and 25% Rental 25% Affordable. He got an estimated
annual tax revenue for each of these 3 options of $464,833, $1,122,083, and $1,071,019, respectively.
He also estimated Disposable Income for Trinity's plan and for the 3 options. He got (in $ millions) 12
(Trinity's plan), 17, 51, 47 (for options 1,2,3). Bottom line is that tax revenue and disposable income
rise as the amount of market-rate and the amount of Ownership increase. The purpose of Victor's
analysis is to present several other scenarios by which Vicksburg might be done.

This concluded the reports. Victor reported that Dan Drazen from Trinity would like to meet with the
DEAT, probably to go over Trinity's answers to some of our questions to them. The Board of
Selectmen wants to meet with us in late August. Since a preliminary report might be due by the end of



August, it was decided to add at least one additional DEAT meeting to our schedule. We will have an
additional meeting on Friday, August 5.

It was then moved and seconded that the meeting adjourn. The vote was unanimous to adjourn and we
did so at about 9pm.
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Scetion 1 Pylice Offices
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Figure 2: Town of Harvard Police Dept Salaries
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Figure 3: Town of Harvard Non-union Salaries
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Town
Berlin
Chermsfard
Chemsford
Clintan
Clintan
Gratan
Hudson
Hudson
Leominsier
Leominslor
Leominster
Leominstar
Littheton
Litth=ton
Littleron
Maynard
Maynard
Stow

Stow
Sudbury
Sudbury
Townsend
TOTALS
Total Units
Percents

Devens

Project Name
Horthbrook Vilage
Meadows at Brick Kiln

Frinceton Commans

Oxford House
Prescott Wil
Groton Commons

Littiebrook

Machada House

Litchfield Terrace

Riverside Village
Walerway Apts
Whitney Carriage Pk
Millpand Apts
Miruteman Housing
Pondside at Littheton
Old Mill Glen
Summer Hill Glen
Plot Growe Hill
Plantation Apts
Langfellaw Glen
Qrchard Hill
Townsend Elderhy

Hale
Enax

Street Address
135 Pleasant 5t
B2 frick Kiln Rd
1 Technology Dir

182 Church §t

24 Water 5t

74 Willowdale St

100 Tower 5t
11 Lake 5¢
42 Terrace Dr

1 5tate St

106 Water 5t
124 Water 5t

50 Mill Rd

500 Mewtown Rd

147 King 5t

438 Dawn Rd

:121 Summer Hill Glen
111 Warren Rd

1 Johnston Way

‘655 Bosion Post Rd

7hH1 Baston Post Rd
66 Dudley Rd

F igure 4: Projects in Néarby Towns
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