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Applicant Information
Name of Municipality:
City of Peabody
Contact Person for the Municipality:
Karen Sawyer Conard
Department of Community Development and Planning
City of Peabody
24 Lowell Street
Peabody, MA 01960
Phone: (978) 538-5770
Email: karen.sawyer@peabody-ma.gov
Application Prepared By:
Stacey Slack Bernson
Department of Community Development and Planning
City of Peabody
24 Lowell Street
Peabody, MA 01960
Phone: (978) 538-5771
Email: stacey.bernson@peabody-ma.gov
Contact Information for the municipal board, agency or authorized officer
designated to execute HD Tax Increment Financing Exemption Agreements,
including name address, telephone number and email address:
Mayor Edward A. Bettencourt, Jr.
City of Peabody
24 Lowell Street
Peabody, MA 01960
Phone: (978) 538-5702
Email: edward.bettencourt@peabody-ma.gov
Attorney Michael Smerczynski, City Solicitor
24 Lowell Street
Peabody, MA 01960
Phone: (978) 531-1710, x313
Email: mike@scpclaw.com
Susan Antonellis, City Assessor
Assessor’s Office
24 Lowell Street
Peabody, MA 01960
Phone: (978) 538-5727
Email: susan.antonellis@peabody-ma.gov
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EXECUTIVE SUMMARY
Name of proposed HD Zone
Downtown / North River HD Zone
Location of proposed HD Zone
Main Street to Central Street to Walnut Street to Howley Street to Main Street to
Holten Street to Sewall Street to Washington Street to Main Street
Objectives of the proposed HD Zone Plan
•

Maximize the economic and civic potential in Downtown Peabody.

•

Address deteriorated or obsolete, and architecturally altered buildings.

•

Address

vacant

available

land

and

potential

development

and

redevelopment sites.
•

Actively encourage more housing and mixed-use redevelopment.

•

Provide for a diversity of commercial and institutional services.

•

Facilitate ground floor commercial uses and upper floor commercial and
residential uses.

Need for multi-unit market rate housing in the proposed HD Zone
There are several buildings in this district that have unoccupied office space
above main level retail/commercial space.

The City would provide an

opportunity for the building owners to increase their revenue by developing
these upper levels into market rate units. While the City of Peabody’s number of
households is anticipated to continue to increase, the number of housing units
currently being developed cannot keep up with the demand, resulting in an
extremely competitive and costly housing market.
The Census data indicates that the downtown area has the highest
concentration of low-moderate income households by adding market rate
housing units to this area, we not only provide new housing opportunities but
also increase the overall income levels in the area. There is a direct correlation
to people living in the downtown and the vitality of that downtown. The new
residents will also be the driving force for new business to come to Peabody.
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Proposed development and redevelopment activities in the proposed HD Zone
The Main Street Corridor is the heart of the City of Peabody’s Downtown. The
City of Peabody has been focusing time and resources on revitalizing this area,
from investing in flood mitigation measures and infrastructure improvements to
assisting businesses in relocating to the downtown and making the downtown
more aesthetically pleasing through a targeted façade improvement program.
The City of Peabody has created an implementation strategy that will focus on
the issues outlined in the Downtown Peabody Brownfield Revitalization and
Economic Development Plan (2014) that expanded several other closely related
planning efforts: The Peabody-Salem Brownfields Coalition Program, sponsored
by the Metropolitan Area Planning Council (MAPC); The Phase I Flood Mitigation
Program, which Peabody planned and designed with funds from the Federal
Emergency Management Agency (FEMA) in collaboration with the Army Corp
of Engineers; and the realignment and beautification of Peabody’s Main Street
through two MassWorks grants, the reconfiguration of Peabody Square is
scheduled to commence in the spring of 2016.
The City of Peabody, as a Gateway City submitted the North River
Neighborhood
Transformative

District

for

Development

designation
Initiative

(TDI).

through
With

MassDevelopment’s
MassDevelopment’s

assistance, the City of Peabody is working with Sasaki Associates Inc. to develop
a North River Neighborhood District Master Plan, which will provide opportunities
and goals to redevelop this area, to include residential, commercial and open
space opportunities, while implementing flood mitigation efforts.
Proposed HD Projects and other market rate housing in the HD Zone
There are currently no specific proposals for HD Projects but having an HD Zone
Plan in place will assist in expediting development of projects once they have
been proposed.

This plan includes a list of some of the properties in the

proposed HD Zone that could be redeveloped to include housing and benefit
from HD Zone incentives.
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HD Zone
Name of the proposed HD Zone:
Downtown / North River HD Zone
Written designation of the proposed HD Zone:
The district begins at the corner of Main and Central Street, moving north
towards Walnut Street, easterly on Walnut Street, northerly on Wallis Street,
turning southeasterly by land of the Monumental Cemetery, about one hundred
fifty-three feet, turning southwesterly about one hundred seventy-six feet to
Upton Street, turning easterly onto Upton Street, which also runs southerly back
to Walnut Street, turn east on Walnut Street to Howley Street, turn southerly on
Howley Street, turn westerly to Main Street, turning southerly at Holten Street,
turning southwesterly on Sewall Street, turn northeasterly on Washington Street,
continue northeasterly to Main Street, turn westerly on Main, continue westerly
back to Central Street.
Rationale for defining the boundaries as proposed:
The City of Peabody is currently implementing strategies outlined in the
Downtown Peabody Brownfield Revitalization and Economic Development Plan
(2014), which covers the entire area included in Downtown / North River HD
Zone, aptly titled the Main Street Corridor Economic Development District. More
than half of this area was included in the City of Peabody’s Transformative
Development Initiative district (TDI), designated as the North River Neighborhood
District. Because this area is also the part of the City of Peabody with the highest
concentrations of low-moderate income households, the City has been
targeting its allocations of Community Development Block Grant (CDBG) funds
towards the economic development recovery of this area.
Need for multi-need market rate housing development:
There are several buildings in this district that have unoccupied office space
above main level retail/commercial space. There is a low vacancy on the street
level; however, this is not the case for the upper levels. By developing these
upper levels into market rate units, we would provide an opportunity for the
building owners to increase their revenue. In addition, there are several vacant
parcels, some permitted, which present housing opportunities. There is a direct
correlation to people living in the downtown and the vitality of that downtown.
Those with the income to rent market rate units, most likely will have disposable
Downtown/North River HD Zone
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income that could be spent in local shops, restaurants and businesses. The new
residents will also be the driving force for new business to come to Peabody.
Based on the Census data, the downtown area has the highest concentration
of low-moderate income households due in part to the lower rents and
availability of rental units in multi-family dwellings.

By adding market rate

housing units to this area, we not only provide new housing opportunities but
also increase the overall income levels in the area.
How the HD Zone location supports plan objectives:
The proposed HD zone is in the heart of Peabody’s downtown. The Downtown
Peabody Brownfield Revitalization and Economic Development Plan (2014)
provided several goals and benchmarks to facilitate the revitalization of the
downtown. The general goals relate to specific economic strategies, actions,
and implementation methods. Several of the goals that will be addressed by
the proposed HD Zone are highlighted below:
Settlement Patterns and Development Characteristics – General Goals
•

Implement

and

refine

context-based

plans,

programs,

policies,

regulations, and incentives that maximize the economic and civic
potential in Downtown Peabody.
•

Address deteriorated or obsolete, and architecturally altered buildings
that compromise historic integrity and economic potential.

•

Address

vacant available land

and potential

development and

redevelopment sites.
•

Actively encourage more housing and mixed-use redevelopment projects
to eliminate vacant, underutilized properties that create a perception of
blight.

Land and Building Uses – General Goals
•

Provide for a diversity of commercial and institutional services that fulfill
daily necessities.

•

Encourage clustering of complimentary uses that create synergy and
attraction.

•

Facilitate ground floor commercial uses and upper floor commercial and
residential uses.

•

Support commercial and residential uses in the Walnut Street Sub district
through selected infill and redevelopment to provide essential services,

Downtown/North River HD Zone
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employment

opportunities,

and

new

housing

to

the

surrounding

neighborhood.
Plan, Regulation, policies and Incentives – General Goals
•

Allow for a broad range of commercial, light industrial, civic, institutional,
and residential uses in appropriate locations in the Downtown Study Area
including a horizontal and vertical mix of uses.

•

Refine dimensional standards to address the placement of buildings on
lots in context with traditional and desirable settlement patterns in certain
area such as Main Street, Lowell Street, and Peabody Square.

•

Consider economic development incentive programs specially geared to
the Downtown Study Area such as a façade and sign improvement
program, low-interest loan program, tax increment financing (TIF)
agreements, and district improvement financing (DIF).

Downtown/North River HD Zone
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Maps of Proposed HD Zone
Map #1: Recent, Current, and Proposed Planning and Development Initiatives in
the Proposed Peabody HD Zone: This map includes the boundaries of the HD
Zone and distinct features that help define the nature and scope of the HD
Zone, as well as the locations of proposed development and redevelopment
activities. There are currently no proposed HD projects in the zone but the map
illustrates how the area is ripe for market rate housing development, particularly
with implementation of the Housing Development Incentive Program.

Downtown/North River HD Zone
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Map #2: Proposed Peabody HD Zone: Regional Context and Locus within City of
Peabody: This map shows where the proposed zone is in relation to the rest of
the city and surrounding communities.

Downtown/North River HD Zone

14

Map #3: Proposed Peabody HD Zone-Median Household Income by Census
Tract: (Please see next page.) This map shows the median household income for
each Peabody Census Tract. The map clearly illustrates that the Census Tracts in
the proposed HD Zone have some of the lowest household incomes in the area,
with the lowest Census Tract’s median household income at $31,673 right in the
heart of Downtown Peabody. In contrast on the other side of Route 1, locally
known as West Peabody, the Census Tract 2 has the highest median income of
$87,923. Peabody’s neighbors in Danvers and Lynnfield have median incomes
of $79,478 and $111,328 respectively.

Census Tract

Estimated

Median

Change since

Households

Household

2000

Income (AMI)
2101

2,694

$82,155

↓13%

2102

2,007

$84,561

↓8%

2103

3,632

$53,500

↓28%

2104

2,512

$77,115

↑16%

2105

2,252

$74,182

↓13%

2106

1,635

$68,774

↑7%

2107

1,495

$55,080

↓5%

2108

2,011

$31,673

↓9%

2109

1,545

$54,567

↓4%

Downtown / North River HD Zone (Census Tracts 2107 and 2108)
Census Tract 2107 AMI $55,080
Census Tract 2108 AMI $31,673
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Map #4: Existing Property Lines and Building Footprints in the Proposed Peabody
HD Zone: The map depicts property lines and building footprints at the date of
submission to DHCD.

There are no changes to property lines or building

footprints that have been proposed prior to DHCD submission.
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Map #5: Existing Zoning of Each Parcel: The map depicts property the existing
zoning for the City of Peabody at the date of submission to DHCD.
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Objectives of the HD Zone Plan:
By designating an HD Zone, the City of Peabody anticipates addressing several
goals outlined in the Downtown Peabody Economic Development Plan to
include the following:

increasing residential growth in our downtown area,

expanding the types of housing stock available, supporting our current
economic development investments, providing diverse housing options and
promoting the stabilization of the neighborhood.
Increasing residential growth:

The HD Zone will provide an economic

development incentive to developers to develop underutilized and/or vacant
upper floors to provide diverse housing options. Housing created as part of a
certified HD housing development project will not only meet local needs but
help meet regional housing production needs. Recent planning efforts for the
Riverwalk, Walnut Street and Main Street areas have encouraged opportunities
to attract more residents with disposable income to these neighborhoods.
Expanding the diversity of housing stock: According to the Census data, the
Downtown / North River Neighborhood area has the highest concentration of
low-moderate income households, which is due in part to the lower rents,
availability of rental units in multi-family dwellings and close proximity to public
transportation.

Adding market rate housing units to this area will not only

provide new housing opportunities but also increase the overall income levels in
the area.
Economic development investments: The City of Peabody, MassDevelopment,
the Commonwealth of Massachusetts and the Federal Government have all
invested time, effort and resources into the economic revitalization of this area.
Developing additional residential units will augment these efforts by attracting
more residents to the downtown.
Promote neighborhood stabilization: Households with the income to rent market
rate units are more likely to have disposable income that could be spent in local
shops, restaurants and businesses. The new residents will also be the driving
force for new business to come to Peabody as there will be an increase
demand for retail and service industries. All of these factors will support the
economic growth in this area.

Downtown/North River HD Zone
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Need for multi-unit market rate housing in the proposed HD Zone:
The region-wide need to stimulate housing production is well-documented.
According to the Population and Housing Demand Projections for Metro Boston
released by MAPC in January 2014, the Metro Boston region will need between
305,000-435,000 new housing units by 2040 to keep up with projected housing
demand, and that the majority of these new units will need to be multifamily
units

to

keep

pace

with

population

trends.

The

Commonwealth

of

Massachusetts’ statewide goal for annual multifamily housing production is
10,000 units per year until 2030 to help ensure a strong economic future for the
state.
Growth in the number of households has been substantially higher than overall
population growth. The number of households increased from 17,556 in 1990 to
21,313 in 2010. This increase represents a 21.4% growth rate, higher than the
9.0% overall population growth during the same period. (Peabody Housing
Production Plan 2013 (HPP)) This increase of 21.4% is substantially more than the
9.0% overall population growth rate during the same period and is correlated to
the increasing number of smaller households including nonfamily households of
individuals or unrelated household members 11, which grew from 4,619 in 1990
to 7,917 by 2010. In 2010, these households comprised 37.1% of all households in
Peabody, up from 26.3% in 1990. The average household size in fact decreased
from 2.65 to 2.38 persons during the same time period driven by decreases in the
number of children and more “traditional” families, and increases in “child-free”
and “child-delayed” families, especially increases in empty nesters as well as
senior and frail populations.
The number of households in Peabody is projected to increase by 5,000 through
2030, an increase of 24 percent from 2010, according to the Basic Housing
Needs Assessment for Peabody. According to Homefacts by RealtyTrac, 825
Building Permits were issued from 2004-2014 of those permits issued 30% were for
single family homes. The remaining 70% were 1% 2 families, 9% 3-4 Families and
60% 5+ units. This number is somewhat deceiving in that only 75 permits were
pulled from 2011-2014, 67 single family permits and 8 (3-4 unit) multi-family
permits or 1% of the total housing units created. While the Basic Housing Needs
Assessment acknowledges that reported building permits are an imperfect
measure of housing production, it is reasonable to infer that housing production
and the permitting of new units are not meeting demand. A housing shortage
Downtown/North River HD Zone
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in Peabody could put further pressure on housing prices, making it more
expensive to live there. The HD Zone offers the opportunity to stimulate market
rate housing production, which is much needed and can help reduce pressure
on housing prices due to low supply.
The proposed HD zone is the area where much of the city’s current affordable
housing stock is located. The zone includes the Census Tracts that currently have
the lowest median household incomes of the city. Increased income diversity in
these neighborhoods would help to stabilize the local economy. Equitable
development and concern for displacement are of critical importance – the
goal is to increase the mix of incomes and bring more disposable income to
help stimulate Downtown area businesses and improve city services, while also
building a stronger sense of community among all residents, both established
and new.
Because the City of Peabody is relatively built out, resulting in limited options for
new construction, the HPP also suggested that adaptive reuse would be a
perfect fit for the proposed HD Zone as there are many unoccupied offices
spaces and/or “industrial” properties that can be adapted to housing. The HPP
encourages converting existing nonresidential properties to mixed income
housing as well as mixed use “above the shop” type housing.

Downtown/North River HD Zone
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Proposed Development Activities in HD Zone and Parties Involved
The city sees HDIP as an opportunity to incentivize private investment to create
more market rate housing in the Downtown and Riverfront areas of Peabody.
There are currently no specific proposals for HD Projects but having an HD Zone
Plan in place will assist in expediting development of projects once they have
been proposed.
Below is a list of some of the properties in the proposed HD Zone that could be
redeveloped to include housing and benefit from HD Zone incentives:
•

15, 25, 27 Walnut Street

•

23 Upton Street

•

9 Main Street

•

43 Main Street

•

78 Main Street

Downtown/North River HD Zone
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Map of Proposed Development and Redevelopment Sites:
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Zoning to Facilitate Redevelopment:
The majority of the proposed HD Zone is Zoned Business Central (BC). BC Zoning
allows housing by Special Permit; however, the first floor must be occupied for
commercial uses only. The City Council is the Special Permit Granting Authority.
A few parcels are General Business (GB) and/or General Business Downtown
(GBD). Housing is not allowed under GB or GBD and the few parcels that are GB
or GBD are surrounded by BC zoning.

The right project(s) could compel a

zoning change.
Statement of Preliminary Certification Eligibility:
Any proposed HD project(s) identified in Peabody’s HD Zone Plan will be eligible
to receive Preliminary Certification pursuant to 760 CMR 66.05(2).
Calculation of Current Area Median Household Income:
The City of Peabody’s citywide Median Household income according to the
American Community Survey is $64,553 (with a 9% margin of error ±$5,809.77);
however, the median income(s) for the two census tracts included in the HDIP
are 2107 and 2108 and the median incomes are $55,080 and $31,673
respectively. For the purposes of this plan, the median income for Census tract
2107 represents the HDIP Area Household Median Income (HDIP AMI) and
$60,588 is the Target Median Household Income at 110% of the HDIP AMI.
Peabody is in the Boston-Cambridge-Quincy, MA-NH HUD Metro Fair Market
Rent Area.
$47,280.

The 60% income limit for a two person household in this area is

This income satisfies the MGL Chapter 40V HDIP Implementation

Guidelines that state that 110% of the median household income for the HDIP
pricing area must be greater than 60% of the median household, as determined
by HUD.
Implementation Timeline:
The HD Zone is expected to be adopted in 2016. As of March 2016, there are no
specific HD projects proposed but the plan and zone will help to encourage
private investment to support other construction and revitalization activities
happening in the HD Zone.
Duration of HD Zone Plan:
The duration of the Peabody HD Zone Plan shall be 20 years from the date of
DHCD approval of the HD Zone designation.
Downtown/North River HD Zone
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Future Amendments:
At a later time, as the HD Zone Plan is being implemented, the City of Peabody
may request an amendment to its HD Zone designation and HD Zone Plan
pursuant to 760 CMR 66.09, in order to extend their duration beyond 20 years in
order to accommodate new HD Projects over time, as appropriate.
Peabody’s Commitment to Affirmatively Further Fair Housing
The City of Peabody is subject to the Fair Housing Compliance procedures
detailed in the North Shore HOME Consortium's Consolidated Plan and the
Analysis to Impediments to Fair Housing (AI).

The North Shore Housing

Consortium, with the City of Peabody in the lead, created the AI.

The study is

required by the U.S. Department of Housing and Urban Development as part of
the Consortium's obligation to "affirmatively further fair housing." The AI was last
updated in 2008 and explores and identifies conditions in the region that have
the effect of restricting housing choice for persons protected by state and
federal fair housing laws.
The North Shore HOME Consortium takes the issue of Fair Housing Compliance
very seriously and has gone to great pains and expense to create its last Analysis
of Impediments to Fair Housing Choice. That document is due to be updated,
but at the suggestion of HUD officials, since the new Fair Housing standards are
still being finalized and new guidance is forthcoming, it was prudent to hold off
on putting the time and money into updating the plan until the guidance was
disseminated.

The Consortium advises its member communities of the

availability of any Fair Housing trainings in the region, and several housing
authorities and non-profit providers have been presenting these over the past
few years and will continue to do so into the future. The Monitoring for Fair
Housing Compliance is integrated as a component of the sub-recipient and
project monitoring performed by the Consultant, as described above in this
section.
Consistency with Other Plans:
The Main Street Corridor is the heart of the City of Peabody’s Downtown. This
area is a mix of both business and housing. The City of Peabody has been
focusing time and resources on revitalizing this area from investing in flood
mitigation measures and infrastructure improvements to assisting businesses in
Downtown/North River HD Zone
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relocating to the downtown and making the downtown more aesthetically
pleasing through a targeted façade improvement program. Most recently the
City of Peabody commissioned a study of the downtown area to identify
development barriers and opportunities, plan for revitalization and inspire
reinvestment in order to create Downtown Economic Development Plan.
The City of Peabody has created an implementation strategy that will focus on
the issues outlined in the Downtown Peabody Brownfield Revitalization and
Economic Development Plan (2014) expanded several other closely related
planning efforts: The Peabody-Salem Brownfields Coalition Program, sponsored
by the Metropolitan Area Planning Council (MAPC); The Phase I Flood Mitigation
Program, which Peabody planned and designed with funds from the Federal
Emergency Management Agency (FEMA) in collaboration with the Army Corp
of Engineers; and the realignment and beautification of Peabody’s Main Street
through two MassWorks grants, the latest project, the reconfiguration of
Peabody Square is scheduled to commence in the spring of 2016.
The City of Peabody is a Gateway City and as such applied for the District in
Development designation in 2014 through MassDevelopment’s Transformative
Development Initiative (TDI).

“TDI is a redevelopment program for Gateway

Cities designed to enhance local public-private engagement and community
identity; stimulate an improved quality of life for local residents; and spur
increased

investment

and

economic

Transformative District Initiative).

activity.”

(MassDevelopment’s

The City of Peabody did receive this

designation for the North River Neighborhood District, which is a mixed-use
neighborhood with an identity all its own, including a Riverwalk component with
restaurants and open space oriented towards the North River making a more
inviting and safer area.

With MassDevelopment’s assistance, the City of

Peabody is working with Sasaki Associates Inc. to develop a North River
Neighborhood District Master Plan, which will provide opportunities and goals to
redevelop this area, to include residential, commercial and open space
opportunities, while implementing flood mitigation efforts.

This district is

incorporated into our proposed HD Zone.
All of these efforts have resulted in an increased interest and an appetite for
developers to invest their resources in the downtown. One developer acquired
a portfolio of twelve properties, all located along the Main Street Corridor, which
Downtown/North River HD Zone
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may provide ample opportunities to develop HD Zone housing.
The City of Peabody plans to achieve several goals and objectives with the
implementation of the HD Zone Plan:
•

Maximizing efforts to revitalize the downtown by increasing housing
opportunities for residents with disposable income that are able to support
our local economy.

•

Increasing foot traffic in our downtown.

•

Utilizing vacant commercial/office space in the upper floors of buildings in
our downtown by converting to attractive market-rate housing.

•

Making market rate housing developments economically feasible in our
downtown by providing tax incentives to developers.

•

Continuing to invest City funds for business loans, historic preservation,
façade improvement and promotion of downtown activities.

•

Attracting quality retailers and restaurants to the downtown.

In the spring of 2014 the City of Peabody completed the Main Street Corridor
project with the assistance of our first MassWorks Grants, which included
reducing the road from four to two traffic lanes and the implementation of
several traffic calming and pedestrian safety measures.

All of the sidewalks

were replaced, traffic calming bump-outs were added, traffic light signaling
was synchronized and lighting was upgraded to make the downtown
pedestrian friendly and safer.
To further these efforts and provide a clear connection from Main Street to
Walnut Street, the Department of Community Development and Planning, in
collaboration with the Department of Public Services and the Peabody Electric
Light Department has embarked on a sidewalk, streetscape and lighting
improvement program.

The first major project will be on Wallis Street and will

include installing new street lights, new ADA compliant sidewalks and curbing
and repaving the entire street from Main Street to Walnut Street.
The City is currently in the process of reviewing the inventory of all public parking
locations, fees and policies. The two primary goals are to: ensure that visitors
can easily locate the ample parking in our downtown to encourage visits to
local restaurants and retailers; and provide relief from parking requirements
mandated by zoning that would encourage property owners to create
Downtown/North River HD Zone
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additional housing in currently underutilized second and third floors of buildings.
The Environmental Protect Agency (EPA) granted Salem and Peabody a
$950,000 Brownfields Cleanup Revolving Loan Fund (RLF) in 2014. There have
been several Brownfields sites identified in Peabody, a few of which are located
in our proposed HD Zone. All sites have been inventoried through GIS-based
mapping, and prioritized for assessment through an EPA Coalition Brownfields
Grant from the Metropolitan Area Planning Council (MAPC). The RLF can
provide essential “gap” financing for cleanup projects to facilitate their
successful redevelopment through low-interest loans offered to public and
private sector entities to cleanup Brownfields sites in both Peabody and Salem.
All of the above mentioned plans, programs and incentives are focused on the
primary goal of improving the economic vitality of the City of Peabody’s
downtown area by improving safety and aesthetics, bringing both people and
businesses to the downtown, increasing housing opportunities and creating jobs.
The ability to provide additional incentive to developers through the adoption of
the HD Zone will enhance all of these efforts.

Downtown/North River HD Zone
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