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Comparability Study

|. Introduction

The Lynn Housng Authority and Neghborhood Devdopment (LHAND) retained RKG
Asociates, Inc. (RKG) to update a comparability study of the City of Lynn. Similar to the prior
sudy, which was prepared in September 1999, multiple varidbles tha reflect trends and
conditions of socio-economic, housng, red edtate and tax base characteridics in Lynn were
compared to those in ten selected cities and the Commonwedth of Massachusetts. The purpose
of the study is to present the data and anayss on Lynn's performance in relation to the other
cities, as wdl as to make generd recommendations to LHAND on how best to enhance and
improve conditions. This is a timdy sudy as LHAND, in conjunction with the City of Lynn,
continues to implement its resdentia housing Srategy.

The methodology utilized in this andysis was to evauate key trends between 1990 and 2003 as
well as assess current conditions in five mgor categories. The categories include demographic,
economic, housing, red edate market and tax base variables. The comparative cities were
sdected based primarily on the sze of ther population and therr geographic location within the
Commonwedth in reationship to Lynn. These comparétive cities and Lynn are exhibited in Map
1 and include Brockton, Fal River, Lawrence, Lowell, New Bedford, Quincy, Revere, Sdem,
Somerville and Worcester. These cities are representative of older urban centers in the
Commonwedlth thet have been trandtioning with the various economic cycles of the past few
decades.

Economic conditions in the Commonwedth at the dart of the twenty-first century were a the top
of the cycde, gmila to the time of the “Massachusetts Miracleé’ in the mid-to-late 1980s.
However, a locad and nationa recession occurred in 2001 that was exacerbated by the terrorist
attacks on 9/11. The effects of the recent recesson were less severe in some aspects than that of
the early 1990s. Reportedly the economy is improving, dthough unemployment rates in 2003
were higher in many of the comparative cities, including Lynn, than in 1990,

Despite the economic changes, interest rates have been a historic low levels over the past few
years and remain so today. This has provided new home ownership opportunities but has aso
caused housing prices to gppreciate dramatically and today vadues ae a higtoric high levels.
This gppreciation was dso attributed in part to the low amount of housng production during the
1990s, especidly in the compardtive cities, where alack of developable land exigts.

Employment in nearly dl these cities was traditiondly blue-collar, but their bases were impacted
by the loss of manufacturing jobs. Also, locd jobs in these deven cities declined by 3%,
collectively, between 1990 and 2003, while Statewide jobs increased by 7%, suggesting that
many of these cities have logt their regiona economic prominence, as has Lynn.

The population base in each of these cities have aso become more racidly and ethnicdly diverse
cregting additiond chalenges as wdl as opportunities.  As a reault, these comparative cities,
including Lynn, are faced with various socid, economic, housng, market and tax base issues in
relation to ther suburban neighbors as they try to mantan a viadle living and working
environmen.

RKG Associates, Inc. October 26, 2004
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1. Summary of Lynn’s Comparability

Ovedl, conditions in Lynn reman mixed in reaionship to the compadive cities and the
Commonwedth, and improvements gppear warranted. Selected variables from each category for
Lynn ae exhibited in Table 1, including a comparison to datewide indicators, and the
identification of the compardive city that is most amilar to Lynn in that specific varidble. Key
findings from the analyss are highlighted below.

Demographic Variables- Some of the findingsin this category are:

Lynn’s population base gppears stable in growth and size, and has recovered to 1970 levels.
Between 1990 and 2003, population in Lynn increased by 10% and households gained 7%.

Lynn’s population growth in the 1990s was among the highest, smilar to Sdem and Revere

Lynn has a high percent of minority population in comparison to the other cities and the
minority compaosition in Lynn gopears more balanced.

The violent crime rate in Lynn, as determined by the FBI, is among the lowest.

Household incomes did not keep pace with inflation, however Lynn is not aone as incomes
datewide and in al the other cities, except Somerville, failed to keep pace.

Lynn ranksin the middle of the ten citiesin regards to its poverty rate.

Lynn ranks in the middie of the comparative cities in terms of resdents (age 25 and over)
that did not graduate high school, and aso in terms of the percent of high school students
who scored “warning/failing” on the English Language Arts portion of the MCAS tedts.

Lynn has a high percent of minority students in comparison to the other cities and Lynn's
Sudents outperformed other cities with alower minority student population on the MCAS.

The property crime rate in Lynn was among the highest, and this in part, may be a reflection
of the educationd characteristics of its resdents.

Economic Variables- The following are some of the findingsin this category:

Lynn's labor force appears stable in growth and sze, but it ranks a the low end in its
representation of the population in comparison to the other cities.

Lynn’'s unemployment rate was higher in 2003 than in 1990, but it ranks at the low end.

Lynn maintains a high percent of loca manufacturing jobs, despite declines.

The average wage for jobs in Lynn kept pace with inflation, and was among the highest in
2003 of the comparative cities.

Lynn had a decline in locd jobs and more resdents are working outsde of the city. In fact,
locd jobs in 2003 were lower than in 1990. This phenomenon was aso evident in five other
comparative cities, but the percent loss in Lynn was among the highest.

Only three of the comparative cities had employment growth that was equa if not higher
than the statewide indicator, and these three cities also have MBTA subway stations.

Lynn's decline in jobs would mean more commercid/indudirid vacancies.

Housing Variables— The following are mgor findings in this category:

Housing dengty in Lynn is among the highest of the comparative cities.

Lynn has amore diversfied housing stock than many of the compardive cities.

The owner occupancy rate in Lynn ranks in the middle of the comparative cities, and home
ownership in Lynn isimproving, due in part to condominium conversons.

The vacancy ratein Lynnislow.

RKG Associates, Inc. October 26, 2004
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Lynn ranks a the low end in terms of its housing production since 1980, athough Lynn
should be commended on its demoalition strategy of the early-to-mid 1990s,

Lynn has a high percent of housng that was built before 1960 in comparison to the other
cities.

Lynn dso has the highest percent of rentd asssted housng (Chapter 40B and Section 8
vouchers) among the comparative cities. Lynn's market rate supply would have to incresse
by 10,000 units to reduce the percent of Chapter 40B units to the 10% statewide standard.

Real Estate Market Variables— The mgor variadlesin this category include:

Lynn's median dngle family and condominium vaues in July 2004 ranks in the middle of
the comparative cities.

Median vaues in Lynn have appreciated to levels that support new congruction or mgor
resdentia conversions.

Lynn ranks as one of the more affordable of the comparative cities in terms of single-family
ownership, dthough the cost equates to 41% of Lynn's median household income or higher
depending on down payment assumptions.

Lynn aso has an affordable condominium market in relation to the other cities

Rentsin Lynn have also appreciated, but remain affordable, dthough not for al households.

Tax Base Variables— The mgor variablesin this category include:

Lynn’'s growth in total assessed vaues exceeded the rate of inflation between 1990 and 2004,
dthough nearly dl the gainsresulted in the last few years

Lynn'sresdentid tax rate was among the lowest of the comparative cities

The average tax bill in 2004 for a sngle-family home in Lynn ranks in the middle, and it was
76% higher than in 1990. Thiswas at the low end of the change indicated in the other cities.
Education cogts per sudent in Lynn ranks in the middle of the other cities and smilar to the
datewide average

Chapter 70 school aid from the Commonwedth was among the highest of the comparative
cties, and nearly twice the daewide average. Will this reman so in the future as the
Commonwesdlth faces pressures from deficits and increasing costs for education?

Lynn has a declining commercid and indudria tax base, and therefore puts grester rdiance
on its resdentid base. This phenomenon was dso evident in al the other cities, but Lynn
had the highest percent of resdentia assessment in comparison.

A. Condderationsfor |mprovement

In short, Lynn faces new opportunities for the future as wel as chalenges regarding its economic
base, its red estate markets and is tax base. RKG offers these generd recommendations for
LHAND and the City to condgder for the future. Many of these recommendations have been
previoudy discussed, and drategies have likdy been developed and implemented.  However,
these updated datidtics indicate continued work is required to improve the qudity of the living
and working environment in the city, as well asthe tax base.

Lynn needs to focus on its resdentid tax base: Reddentid property vaues in Lynn are a
higoric high leves, and the City needs to maintain its focus on this asset dnce it is a very
important source of municipd revenue. As identified in the updated Housng Study, Lynn
dill has quite a few neighborhoods in and around the urban core that are underperforming
and likedy negativdy impecting overdl vaues LHAND and Lynn should continue with

RKG Associates, Inc. October 26, 2004
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revitdlization €efforts in these aeas by reducing dendty where appropriate, diminae
conflicting uses, improve resdential amenities, and increase the rate of owner occupancy.

Lynn needs to drengthen and improve its nonresidentia tax base: While this is easy to say
it is difficult to accomplish in a wesk economic dimate, epecidly in light of employment
declines over the last decade. Lynn should continue to work with its leaders (municipd,
busness, college, etc.) to explore additiona opportunities in the downtown such as new
culturd and commercid activity to complement the recent invesment in resdentid
condominiums.  Allowing additiond maket rate housng in the downtown will aso hep
drengthen the downtown commerciad core. A long-term economic development drategy
should dso be developed. Long term, if Lynn is able to secure an MBTA subway line this
may play an important role in the trangtion of its economic base.

Lynn needs to review and update its zoning: Lynn's housing dendty per acre was among the
highest of the compardive cities, especidly if the acreage a Lynn Woods was taken into
account. This creates chdlenges for some neighborhoods thet may lack resdentid amenities,
such as parking and green space.  Other neighborhoods have conflicting land uses that may
affect the qudity of the living environment, and be detrimentd to property vaues. Increased
traffic may adso be problematic for some neighborhoods, since more Lynn resdents are
commuting out of town for work. Incentive zoning can dso create opportunities in other
aeas such as the downtown and its waterfront where high density is condgdered more
aopropriate.  The recent zoning change in the downtown was successful as it attracted new
investment and market rate housing.

Lynn and LHAND should continue with its home ownership program: While the datistics
indicated a nomina increase in owner occupancy, continued efforts in this direction will help
to improve neighborhoods. Median condominium vaues are within reach of households a
the median income levd, but the amount of the down payment may be difficult, placing
ownership out of reach for some households.

Lynn and LHAND should continue to work and strengthen its Code Enforcement, Education
and Public Safety departments for the benefit of al its resdents. Updated dtatistics indicate
continud chdlenges in this regard, and future budget condraints will place additiond
burdens on these departments.
o Continue with drong code enforcement to ensure that minimum conditions and
living Sandards are maintained.
o Continue to srengthen educationd programs and workforce training opportunities
for al students and residents.
o Continue with strong public safety in dl of Lynn's neighborhoods.

Lynn and LHAND should continue to be drategic in regards to the amount of renta asssted
housing in the City, while balancing the needs of dl its resdents and improving its tax base:
Satidics indicate that Lynn will dways have a need for permanent affordable housing, but
Lynn and LHAND may have dreedy done its far share in this regard. Baancing future
needs with expiring-use contracts at Chapter 40B developments should be considered, while
encouraging new investment to increase the overal owner occupancy retein the city.

RKG Associates, Inc. October 26, 2004
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TABLE 1: LYNN'S COMPARABILITY TO TEN SELECTED CITIES AND MASSACHUSETTS
Selected Demographic Variables

Population & Trends

Minority|

Households &

Median H'hold
Income &4

Crime Rate per

Variable Since 1970 & 1990 Concentration| Trends Since 1990| Trends since 1990 MCAS (English) 100,000 people

Lynn's Status 89,570 (2003) 38% minority 33,885 (2003) $40,500 (2003) 42% proficient/+ 201 (Violent)
-1% loss 7% gain 42% gain 22% warn/fail 4,510 (Property)
10% gain

State Indicator 13% Gain 18% minorityf 11% gain $53,610 (2003) 61% proficient/+ 480 (Violent)
7% Gain 45% gain 12% warn/fail 2,619 (Property)

Comparable

Quincy (89,060)

Lowell (37%)

Brockton (34,335)

Revere ($40,140)

Lowell -42% prof/+

Somerville (217, V)

Cities Worcester (-1%) Worcester (8%) Quincy (43%) & 23% warn/faill Worcester (4,271-P)
Salem & Revere (10%)
Selected Economic Variables

Variable Labor Force & Unemployment] Avg. Wage (2003)
Trends Sincel Labor Force As Rate| Local Jobs (2003) & Jobs by & Trend since
1990|& of Pop. (2003) (1990 and 2003)] Trends since 1990 Industry (2003) 1990
Lynn's Status 42,250 (2003) 47% 7.5% (90) 24,500 (2003) MFG-22% $44,040
8.5% gain 7.6% (03) -17% loss Trade-11% 56% gain

SVC-50%
State Indicator 5.7% gain 53%) 6.0% (90) 7% gain MFG-10% $46,332
5.8% (03) Trade-16% 74% gain

SVC-51%
Comparable New Bedford Worcester]  Worcester (1990) Lawrence (22,540) Lawrence - MFG|  Lowell ($41,700)
Cities (41,770) (47%) Brockton (2003) Lowell (-19%) Quincy - Tradel Lawrence (53%)

Revere (8.9%) Revere - SVC

Selected Housing Variables

Variable

Housing Units and
Trends Since 1990

% of Housing
built since 1960

Housing Units
per Acre|

Distribution off
Housing by Type

Tenure & Vacancy
(2003)

Rental Assisted as
% of Total Housing

Lynn's Status 35,075 (2003) 28% 5.1 units/acre SIF: 37%), Owner Occ: 46%| Rental Units: 13%
1% gain 2-4 units:34% Renter Occ: 54% Vouchers: 7%

5&+:29% Vacant: 3% Total 20%

State Indicator 9.4% gain 46% 0.5 units/acre| S/F: 58% Owner Occ: 65% Rental Units: 9%

2-4 unit:22%)
5 unit +: 20%

Renter Occ: 35%
Vacant: 8%

Vouchers: 3%
Total 12%

Comparable
Cities

Brockton (35,210)
Somerville (2% gain)

New Bedford|
(28%)

Revere
(5.5 units/acre)

Worcester: 36% (2-4)

Lowell: 36% S/F

Salem: 28% (5+)

New Bedford (45%)
New Bedford (56%)
Salem (3%)

Lowell (13%)
Fall River (6%)
Lawrence (20%)

RKG Associates, Inc.

October 26, 2004
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TABLE 1 (CONTINUED): LYNN'S COMPARABILITY TO TEN SELECTED CITIES AND MASSACHUSETTS

Selected Real Estate Market Variables

Variable Median Value S/F Median Condo Value Median Rent| Affordability (Median
& Trends Since 2000 & Trends Since 2000| & Trends since 1990 as % of 2003 Hhold $)

Lynn's Status $260,000 (7/04) $185,000 (7/04) $800 (2004) SF-41%
73% gain 52% gain 39% gain Condo - 29%

Rent -24%

State Indicator $340,000 $263,000 (2004) $820 (2004) SF-40%
71% gain 77% gain 41% gain Condo-31%

Rent—-17%

Comparable Cities

Brockton ($244,900)
Brockton (75% gain)

Lowell ($169,900)
Salem (63% gain)

Lowell ($790)
Salem (40%)

Salem (42%)
Quincy (31%)
Somerville (25%)

Selected Tax Base Variables

Variable Assessed Values Percent Real Estate Tax| School Costs % School Cost
& Trends sincel Residential Value| Rate/$1,000 Student (2003) Chapter 70 Aid
1990 (1990 & 2004) (FY2004)
Lynn's Status $5.875 billion 81% (1990) $11.43 - Res, $8,220/student 80%
(2004) 58% gain 89% (2004) $25.27-Non-res
State Indicator N/A N/A N/A $8,265/student 42%
Comparable Lowell ($5.8 b)] Somerville (80%)| R: Brockton $11.5] Salem ($8,360) Brockton (79%)
Cities Fall Riverl Somerville (86%)| NR: Quincy $26.23
(54% gain)

Source: RKG Associates, Inc.

RKG Associates, Inc.

October 26, 2004
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[11. Demographic Variables for Comparison

This section identifies sdected demogrephic varigbles in Lynn with those of the comparative
cities, and in some cases with trends indicated statewide. Tables that provide more details on the
gatistics are included in an Appendix issued under a separate cover.

A. Population Figure 1

Population Trends (1970 - 2003)
In 2003, the estimated population Lynn and Comparative Cities
in Lynn (89,570) Was Sllghtly Worcerster_L : I : e
lower than in 1970, IndICaIng that Lowell %;}11%
the City recovered much of its Brockion I | 7% %L
population loss.  As shown in New Bedford | : H 8% |:|
Figure 1, the 2003 population in Fall River |e— 4% 550
Lynn was farly smilar in d9ze as b — | 1
Quincy (89,060) but smdler than Quincy g . § | 1% 1980
Fll River (92760). Fall River — somerie o 4% W g
remained 4% beow levels in 1970 Lawrence 8% % Change in ) 1970
while Quincy was 1% higher. Revere 9% Population between
Lowdl expeienced the highest Salem g [ 1970 & 2008 ]
percentage gan in  population 0 50,000 100,000 150,000 200,000

bdwee'] 1970 and 2([)3, fO”O\Naj Source: State of the Cities Data System & US Census

by Revere, Lawrence and

Brockton. On the other hand, Somerville and New Bedford had the most loss. Worcester, the
second largest city in Massachusetts, dso nearly recovered most of the population loss by 2003
gmilar to Lynn.  Statewide population increased by 13% between 1970 and 2003, including a
7% increase between 1990 and 2003. In Lynn population increased by 10% during the 1990s,
and this was among the highest increases of the comparative cities, smilar to Sdem and Revere.
New Bedford was the only city to experience adecline in population (-6%) during the 1990s.

1. Minority Population

Figure 2 M _t P | t_
In 2000, the minority population in 'hority Opu a..lon
Lynn represented 38% of the totd, Lynn and Comparative Cities (2000)
which was a Smilar representation Lawrence : : ] 66%
as in Lowel, but lower then Brockion |- - 7 4%
indicated in Brockton, as indicated Lynn | 38%
in Figure 2. Brockton had a higher Lowell | 37% Other/Multplg
concentration of African Worcester | 29% B
Americans than Lynn and the other Somerville | Asian
cities, but a smaler concentration New Bedford | |
of Hispanics. Lowell, on the other (;:'V':’r‘e’ 1 Alftican Am.
hand7 had a hlgha percent of Massachusetts | Minorities as % i )
Adans than Lynn and the other Salem | of Total Hispanic
cities, but a lower percent of Fall River | Population
Hispanics. Lawrence had the - ' ' ‘ ' '
highest concentration of minority 0% 20% 40% 60% 80%

Source: US Census & RKG Associates, Inc.

population, and the  highest
representation of Higpanics. Fall River had the lowest didtribution of minority population.

RKG Associates, Inc. October 26, 2004
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In terms of growth rates during the 1990s, the minority population in Lynn more than doubled
(108%) while overadl population growth was 10%. Revere (153%), Fal River (147%) and
Quincy (143%) experienced higher growth rates in minorities than Lynn, while the growth in
Brockton (89%) and Sdem (91%) were lower than in Lynn. Growth in the minority population
statewide (56%) and in Lawrence and New Bedford (49%) was the lowest.

2. Age Distribution

Fiaure 3

Age Distribution of Population
Lynn & Comparative Cities (2003)

In 2003, Lynn's population was
farly evenly didributed among the
different age groups and ranked

between Brockton and the State, as Lawrence A1 1]
shown in Figue 3. Somewille T o —— o0 o 64
(25%) hed the hi ghest Brockton I : I : I I I ]

. 45 to 54
concentration of persons between Lynn S S E——
25 and 34, attributed in part to the  Massachusetts N S N

. " . I ] I 35to 44
nearby universties. Somerville Worcester [ T T ]
(17%) and Quincy (18%) had the Salem e e S S .
lowest concentration of persons Quiney ||' |'| || .:
under 18, while Lawrence (32%)  new sedtord N o —— 510 24
had the highest concentration of Fall River T T —71 T 71
persons - in this e group. 0% 20% 40% 60% 80%  100% Under 18

Lawrence (10%) dso had the
lowest concentration of persons 65
and older, as wel as Somerville (11%) and Lowel (11%), while Fal River, New Bedford,
Quincy and Revere had the highest concentration (16%) of ederly persons. Lynn (13%) ranked
in the middle in the percentage of ederly persons. The Commonwedth (32%) had the highest
concentration of baby-boomers (35 to 44 and 45 to 54) while Lawrence (25%) had the lowest
percentage. Lynn (28%) was smilar to Brockton (28%) for this generation, between Revere
(29%) and Lowdl (27%).

Source: US Census, D-NOW & RKG Associates, Inc.

B. Household and Income Trends

Figure 4
In 2003, Lynn had 33,890 Household Trends (1990 - 2003)
households, indicating a 7% gan Lynn and Comparative Cities
snce 1990. This gan was - - - - - - 8%
between that  indicaed in ouiney - : : : ot '
Worcester (8%), and Fal River Fall River 6%
(6%).  Brockton (34,330) WaS ey Bedford | 10% 2003
smila in housshold ocounts in Lowe”;‘;% ]
2003 as Lynn, but the growth rate Brockton 7 5% 2000
snce 1990 was dightly lower. Lynn E : : —] 7%
Sdem (16%) experienced the Somervillei : : ] 3% \ 1990
highes increese in  households, Lawrence | ] 2% % Change in
followed by Quincy (12%) and Revere 12% ‘LHwiggggS;;;geeﬂ
Revere (12%). New Bedford Salem A N e s
(0%), on the other hand, 0 10,000 20,000 30,000 40,000 50,000 60,000 70,000

experienced hardly any change in
households between 1990 and

Source: US Census, D-NOW & RKG Associates, Inc.

RKG Associates, Inc. October 26, 2004
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2003. Lawrence (2%) and Lowel (3%) had smal increases in households during this period.

1. Households Income

Lynn's median household income
was estimated at $40,500 in 2003,
reflecting a 42% increase dnce
1990, as shown in Figure 5. By

way of comparison, the Consumer Massa‘:gfisgs £ . . . | d 4';2%
Price Index (CPl) increased by I - i ; ; | con
. . omerville a] (]

47% duing that time frame salem 46%
indicating tha median income Brockton 35%| 2003
levels in Lynn did not keep pece. Lowell 46%
Somenville (56%) was the only Lynn Jﬁ"f:ﬁ? 2000
city whose income exceeded the Revere 1 " "

F Worcester 1134%
CPl indicator, athough the change Fall River E [ [ L 0% 1990
. _?’r‘ 0
n LOWdl (46%) and Sdeﬂ (46%) Lawrence | | | T |' 38%( 9% Change between)
was just beow this measure New Bedford |1 34%| 1990 & 2003 |

Lynn's median household income

Figure5

Median Household Income Trends

Lynn & Comparative Cities (1990-2003)

$0 $10,000 $20,000 $30,000 $40,000 $50,000 $60,000

in 2003 was farly smilar to that in
Revere ($40,140) and lower than
that in Lowell ($42,770).

Source: US Census, D-NOW & RKG Associates, Inc.

Massachusetts ($53,600) had the highest median income level in 2003,
followed by Quincy ($51,400) and Somerville ($50,570).

At the other end of the scale, New

Bedford ($30,250), Lawrence ($30,580) and Fall River ($31,370) had the lowest median

household incomes.
2. Poverty Rate

Lynn had a poverty rate of 16.5%
in 2000, reflecting a 14% incresse
in the persons in povety snce
1990 when the rate was 15.9%, as
shown in Figure 6. Lynn's poverty
rate in 2000 was lower than
indicated for Lowdl (16.8%), but
higher than in Revere (14.6%) and
Brockton  (14.5%). Lawrence
(24.3%) had the highest poverty
rae of the comparative cities, and
Quincy (7.3%) had the lowest in
2000. Revere (39%) experienced
the highet percent increese in
persons in poverty, while Sdem (-
12%) had the highest decline.
Lynn's percent gan in

Figure 6

Poverty RateTrends (1990 - 2000)

Lynn and Comparative Cities

Lawrence
New Bedford
Worcester
Fall River
Lowell

Lynn
Revere
Brockton
Somerville
Salem
Massachusetts

Quincy

0%

-9%

2000

1990

8%

-120%

% Change in
) Persons in Povert

15%

20% 25% 30%

5% 10%
Percent of Population in Poverty

Source:US Census and RKG Associates, Inc.

impoverished persons was higher than indicated statewide (10%) but lower than indicated for
Worcester (20%) and Fall River (18%). The recent American Community Survey (ACS) from
the US Census indicated an increase in the satewide poverty rate from 9.3% in 2000 to 9.4% in
2003. This was likely associated with a weaker economic climate in 2003 as a result of the
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recesson in 2001. This suggedts that poverty raes in these eeven cities may be higher in 2003
than reported in 2000 by the US Census.

C. Education Variables

Sdected variables regarding the educational characteristics of Lynn's population are presented in
this section and compared with those of the ten cities and the Commonwedth.

1. Educational Attainment Leves

More than 74% of Lynn's
population (25 years and older)
had completed high school or
college, as shown in Fgure 7.
This ranks Lynn bdow the
datewide standard of 85%, which
Sdem and Quincy reached. In

comparison, Lawrence, New
Bedford and Fdl River had less
than 60% of thar population

complete high school or college
As shown in Fgure 7, Lynn
ranked between Lowdl (71%) and
Brockton (76%), but Lynn had a
higher  percentage of college
graduates than Brockton, but lower
than Lowel. According to the

Figure 7

Educational Attainment (2000)
Lynn & Comparative Cities

Salem
Quincy
Massachusetts
Somerville
Revere
Worcester
Brockton
Lynn

Lowell
Lawrence
New Bedford
Fall River

0%

I ] 85%
I ] 85%
I ] 85%
[ ] 81%

] 77%

I 1 77%

] 76%

] 74%

] 71%

] 58%

] 58%

157%
T

20%

40% 60% 80%
% of Population (25 years & over)

100%

. College Degree|:| Some College I:I High School Grad.

Source: US Census

recent ACS, the statewide standard of completing high school or college increased to nearly 88%
in 2003, suggesting that the Census 2000 datistics may understate current educational attainment

levasinthese cities.

2. Minority Public School Enrollment

In 2003, nearly 62% of the
evolment a Lynn's public
schools was in a  minority

population, as shown in Figure 8.
This percent of ewollment is
gmilar to Brockton (62%) but
higher than Lowel (57%). Fdl
River (23%) had the lowest
percent of minority  Sudents,
dightty bdow the datewide
gandard (25%), while Lawrence
(90%) had the highest in 2003.

Nealy 34% of Lynn's enrollment
in 2003 was Hispanic, and this was
the second highest percent in this

Figure 8

Minority Public School Enrollment

Lynn and Comparative Cities (2003)

Lawrence [] ' I 904
Brockton s : ! | 62%
Lynn [ C : J 62%
Lowell [ [T OB 57 | Naive Am
Somerville [ H 54% .
Worcester | : B 52% v
Revere | |:|
Salem . \ Hispanic
New Bedford
Quincy i Minorities as O/j |:|
Massachusetts | of School African Am|.
Fall River | E]rollment
T T T
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Source: MA DOE
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ethnicity group, wel behind Lawrence (85%) but ahead of Worcester (31%), Somerville (30%)
and Sdem (29%). Another 15% of public school students in Lynn were African American, and
this representation was between New Bedford (16%) and Somerville (17%) and Worcester
(12%). Brockton (46%) had the highest representation of African American sudents, and
Lawrence (2%) had the lowest. Approximately 12% of Lynn's students were Asan which was a
lower representation than Quincy (27%) and Lowel (29%), but higher than Revere (9%) and
Worcester (8%), aswdll asthe statewide standard (5%).

. L Figure 9
h school , , :
eciglfe'r?tg vvtitr? argcv?rd';y rrinority Minority Students and Population
population, indicates that  the Lynn and Comparative Cities (2003)
public school didtricts had a higher g S
concentration of  minorities  than Brockton
the dties overdl. As shown in | ——d

Figure 9, Lynn's  minority R

population represented 38% of the Somerville g : | '

overdl base,  while  minority Worcester |— Students
sudents emwolled in the locd Revere n———

school districts account for 62% of Salem m ! ! Populatio

totd sudents  This difference js oW Bediord m—

spparent in dl the school districts | ST
of the compadive cities and Fall River
satewide. Somerville had  the "

highest difference as 27% of its A 20% 40%  60% 80%  100%

; . . Source: US Census, MA DOE and RKG Associates, Inc.
population was minorities, ad
54% of its sudents were minorities.  The disparity in Lynn was dightly lower, smilar to that in
Lawrence and Worcester. The Commonwedth had the smdlest differentid, while New Bedford
was the amdles among the comparaive cities. This dynamics in minority distribution has dso
had an effect on test scoring in the various cities as discussed next.

3. MCAS Results Figure 10

Figure 10 illusirates the peroent of .
o T e o P ® MCAS-English Language Arts (2003)

comparative dities and tatewide Lynn & Comparative Cities
that scored “needs improvement”, Quincy [ | 89%
“proficient" or “advanced” on the Massachusetts I ] 88%
S ill 87%
English Language Arts portion of omseg;ni I I |£|34%
the Massachusetts Comprehensive Brockton [  81%
Assessment System (MCAS)  test ReLVyer:j | ' |'77890Z’
in 2003. The percent that received Lowell | 1 77%
“warning/failing” is not exhibited. Worcester [ ] 76%
Fall River | ] 76%
Approximatdy 78% of the Grade — rpoaor — e |
10 students in Lynn scored ‘needs ' ' ' ’ '
improvement” or hlgher ThIS 0% 20% . A;Og) . 106§t%d t 80% 100%
' % of Grade udents
ranks Lynn dightly higher than
Lowdll (770/0) ad élghﬂy lower .Advance |:|Pr0ficient |:|Needs Improv.

than Revere (79%), but well below  source: MA DOE
the statewide (88%) indicator. Quincy (89%) was the only didtrict in the group to have a higher
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percent than the Commonwedth, and Somerville (87%) was aso close. Lawrence (65%) had the
lowest percent of the comparative cities, behind New Bedford (72%). As shown in Figure 10,
Brockton (20%) had the highest percent of students that score “advance’” the same as the
datewide indicator. Lawrence (2%) had the lowest percent in this group, while Lynn (8%)
ranked just below the mid-point smilar to Lowdl (8%), and just behind Revere, Worcester and
Sdem (9%). In short, sudents in Lynn's schools ranked in the middle with the compardtive
cities, however, they performed better on the English Language Arts portion of the MCAS than
other schools that had alower minority enrollment.

D. Crime Rates

Figure 11 .
The crime rate in Lynn, according Crime Rate by Type
to the FBI uniform crime report, Lynn and Comparative Cities (2001)
was 4,711 crimes per hundred : :
thousand people in 2001, which aence ; ; | '
ranked Lynn a the upper end of Brockton : : |
the range, below Brockton (5,061), Lynn ' —]
Worcester (5,137) and Lawrence Fall River , I sty
(5686) as shown in Figure 11 ;Zﬁenlql . | '
Somerville (2’696) md Quincy New Bedford Violent
(2,608) had the lowest crime rates Revere |
of the Comparative cities, even Massachusetts
below the state average (3,099). Somerville
However, regading the violent Quincy ML :
cime rate, datigics in Lynn (201 0 2,000 4,000 6,000
crimes per 100’000 persons) were Crime rate per 100,000 people

Source:FBI Uniform Crime Reports at www.bestplaces.net & RKG Associates, Inc.

the second lowest of the cities, and
above Revere (147). Lawrence (904) and Brockton (1,034) had the highest violent crime rate of
the comparative cities, and higher than indicated statewide (480).

E. Condugons

The demographic variables indicated that Lynn's population base was dable in sze, and has
nearly recovered to levels in 1970. The population base has dso experienced diversfication in
its minority compodtion in reldion to the other comparaive cities The age didribution of
Lynn's population gppears baanced between the different age groups unlike some of the other
cities. Income leves in Lynn and dl other comparative cites, except Somerville, has not kept
pace with inflation between 1990 and 2003. Also the poverty rate in Lynn increased, however,
the increase was below that indicated afew of the other cities.

The minority population enrolled in Lynn's schools was among the highest of the compardive
cities, which likely impacted the percentage of students scoring “needs improvement” or higher
on the MCAS test. However, the performance of Lynn's students on the MCAS test was higher
in many indances than indicated in other cities with a lower concentration of minority students.
In fact, Lynn's students ranked in the middle of the comparative cities dthough room for
improvement was apparent, and improvement would enhance the market apped of the city.

Findly, violent crimes in Lynn was among the lowest of the comparative cities and beow that
indicated in the Commonwedth. However, the index of property crimes in Lynn was among the
highest, such that Lynn ranked at the higher end of the range in comparison to the other cities.
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IV. Economic Variables for Comparison

This section highlights findings in labor force trends, unemployment raies and changes in
persons that work at local jobs. Trends in the economic base are aso discussed as well as the
average wages a loca jobsin the comparative cities. The Appendix has more detailed satistics.

A. Labor Force Trends Figure 12

Labor Force as a % of Population
The labor force in Lynn increased Lynn & Comparative Cities (1990-2003)
by approximately 3,300 persons ' : : : :
between 1990 and 2003, indicating Somerville : : : :
an 8% growth rate. This incresse (;L;'IZ?: —
in the labor force adso equated to Massachusetts - - - —

about 40% of the population Lowell E ; ; ; :

gl’O\Nth in Lynn (81330)7 which Brockton J%rl

N
(@]
[a]
w

increased by 10% between 1990 Revere : : : t, -
and 2003. Lynn's increase in Fall Rivel | —]

labor force was dightly lower than Lynn : : : o) -
Revere and Sdem (9%), which Worcerster : . —

had the highes  increase. New Bedf0rd | m——

Statewide the labor force increased Lawrence ey :

by 6% during that period. The 10%  20%  30%  40%  50%  60%

percentage of labor force to  Source: MA DET, US Census; Demographics NOW & RKG Associates, Inc.
population in Lynn decined in

2003 to 47% from 48% in 1990, as shown in Figure 12. Lynn ranked toward the bottom of the
compadive cities in this varidble, on par with Worcester and Fal River. Somerville, Quincy
and Sdem were dl ahead of the datewide standard. This difference in Lynn is attributed to a
higher percentage of children (under 16) and retirees (65 and over) outside the labor force.

1. Unemployment Rates rove s Unemployment Rate Trends
The unemployment rae in Lymn Lynn & Comparative Cities (1990-2003)
averaged 7.6% in 2003, and was Lawrence ' — ]
higher than indicated in 1990 New Bedford  |——L

(7.5%). As shown in Figure 13, Fall River - ,

Lyn had a much  lower Lowell !

unemployment rate  in 2000 L 2003
(3.2%), when the rates in these Brockton @

comparative cities ranged between Worcester | ] 2000
1.7% (Somerville) and 6.6% (New Y —

Bedford).  In 2003, Lawrence ouiney 1 1990
(14.8%) had the highest rate, while Massachusetts ::IH

Somerville (4.8%) had the lowest. Somerville  mm——|

Lynn had a rate in 2003 that was ' '

between Brockton (7.3%) and 0% o% 10% 15%

Source: MA DET

Lowdl (8.6%), and dl these cities
were higher than the statewide average (5.8%).
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2. Local Residents Employed at Place of Residence

In 2000, approximately 29% of the Fiaure 14

resdent workers in Lynn had jobs % of Residents at Local Jobs
ing/nn, which was a d%glg erm Lynn & Comparative Cities (1990-2000)
a 43% representation In . As . . . . .
shown in Figure 14, the dedline in Somerville. B , , , , —— :
Lynn wes evident in dl the N —— ——————————————————

. . . Massachusetts ]
comparative  cities during the Worcester B i i —
1990s, as more persons had to Lawrence B ! ! = |:|
commute out of town for jobs, Lowell [ : =L 2000
effectivdy  trandtioning some  of Brockion [EE== 2L, ]
these cities into  “bedroom ————————— T9%0
communities’.  The percent of Revere ——— —=
Lynn residents a local jobs in 2000 P S =
was between Revere (28%) and Q;f:; %

Brockton (31%). Quincy (15%) 1 ' ' ' '
a’]d Sdem (16%) hm the Io\Na 0% 10% 20% 30% 40% 50% 60% 70%
pe’ce‘]tme md S)mm/llle (57%) Source: US Census & RKG Associates, Inc.

and Fal River (53%) the highest, above the statewide average (50%). During the 1990s, Lynn
experienced a 13 point decline in residents a locad jobs, which was among the highest in
declines, traling only the Commonwedth (-16%) and tied with Somerville (-13%) and dightly
lower than Fal River (-12%).

3. Means of Transportation

In 2000, more than 9% of Lynms ' 9urel® .
workers used public transportation, Means of Transportation To Work
as shown in Figure 15, including Lynn and Comparative Cities (2000)
6% that took the bus, and 3% that Fall River s
took the commuter rail or subway. New Bedford | fPEincoTrzr?stpg:t:?iiJ
This percent of public Lowell |
transportation users was sSmilar to Lisrce‘jzz 1 orked athome
that indicated statewide and in Worcester | Dway/Railrohd
Sdem. Sdem, which dso has a Lynn | 9%
commuter rail station, had a higher  Massachusetts | 9% — e restcar
percent (7%) of ral usars than Salem | 9% )
Lynn.  Somenville (29%) hed the A =~k
hlghﬂ percent of pUb“C Somerville | : 29%
trangportation users, followed by ' '

0% 10% 20% 30% 40%

QUi ncy and Revere (21%)- These % of workers (16 and over)

three cities have a MBTA SUDWaY  source:us census and RKG Associates, inc.

dation and as a result have a much

higher participation of ral users, ranging between 16% (Revere) and 19% (Somerville). Only
1% of Lynn's workers stayed a home which was typicd with most of the cities. Worcester,
Lawrence and Somerville had 2% of the work force working a home, al below the state average
(3%).
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B. Local Employment Trends

Lynn had nealy 24,500 jobs a fgigyre 16
locd indudtries in 2003, which was

a 17% dedine in the locd Trends in Local Jobs
employment base snce 1990, as Lynn & Comparative Cities (1990-2003)
shown in Figure 16. The 2003 Worcester : : : 2%
employment base in Lynn was Quincy [ : H [15%

smdler then in Lowdl (32520)  FelRiver eh 1% L]
but |6Tger than in Lawrence Brockton # -Ope

(22,540). Of the comparative New Bedford z “14% QO
cities, Revere (8,780) had the Lowell 2 19pe

smdle base in 2003, while Lynn u
Worcester (98,070) had the largest. Lawrence

As shown in Figure 16, S"mz;vl'e”r: % Change In
omes n 200 e e B

Sdem, Brockton and Revere. 0 25,000 50,000 75,000 100,000
Source: MA DET & RKG Associates, Inc.

Between 1990 and 2003, the Commonwesdlth benefited from a 7% increase in the jobs at locdl
indugtries.  However, only three compardive cities enjoyed an equad if not higher increase in
ther employment base, induding Revere (7%), Somerville (9%) and Quincy (15%).
Interestingly these were the only cities to have subway stops on the MBTA lines. As shown in
Figure 16, Lowdl £19%) experienced the sharpest decline in jobs, followed by Lynn ¢17%) and
New Bedford (14%). Worcester (2%), Fal River (1%) and Brockton (0%) experienced nomina
growth in jobs during this time frame. Long term, if Lynn is adle to secure a MBTA subway line
this may play an important role in the trangtion of its economic base.

1. Employment Changesin Selected Industries

This section presents more detail on the type of changes in employment that occurred in the
comparative cities between 1990 and 2003, from a review of employment trends in three of the
mgor industry sectors, according to ES-202 data from the Massachusetts Divison of
Employment and Traning (MA DET). Employment data was numericaly categorized into
“Standard Industrial Classification” codes (SIC) up until the late 1990s, whereupon data was
then reclassfied into North America Industry Classfication System (NAICS) codes, effectively
eliminating the SIC codes with a broader system that was more reflective of new business types.

The three mgor industry sectors sdected for this review include Manufacturing, Trade
(Wholesdle & Retal) and Services, according to the SIC categories. The reason is that
employment in these groups collectively represents the highest concentration of employment in
nearly dl the comparative cities. The other SIC sectors not evaduated include Agriculture,
Congruction, TCPU (Transportation, Communication, and Public Utilities), FIRE (Finance,
Insurance, and Red Edtate) and Government. MA DET provides employment data for 1990 and
2000 according to the SIC classification, but data for 2003 was provided according to NAICS,
and minor discrepancies exist between the two classfication systems.

As shown in Figure 11, jobs in the Manufacturing (MFG) sector declined the mogt, not only in
the comparative cities (except Revere), but dso Statewide between 1990 and 2003. Lynn's

RKG Associates, Inc. October 26, 2004
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marufacturing base declined by  Figure 17
47% during this period, smilar to
Worcester (-47%) but less severe
than New Bedford (-50%). Quincy

Local Job Changes by Type
Lynn & Comparative Cities (1990-2003)

(-74%) and Sdem (-72%) Fall River | — | |
experienced the highest decling, R e E— [ '|:|
while Fdl River (-29%) suffered Brockton | — | Services
the lesst. Revere was the only Lavt:ewniz + |
comparative city to experience any New Bedford |~ Trade
increase in rrmufacturing Worcester | ="
employment between 1990 and Somerville | — MFG
2003. In addition to losses in Revere | -
manufecturing, al dties and the — Massachusetts | m—_— |
Commonwedth, experienced a ynn |

. . Salem
dedine in  Trade employment 1 —

during th|s pe'|0d1 a&s g"]wvn in -100% -50% 0% 50% 100% 150%
Figure 17 Lynn eXpa'mcaj the Source: MA DET & RKG Associates, Inc.

highest dedine (-57%), followed by Lawrence (-52%) and Revere (51%). Retal (portion of
Trade) employment in Lynn and Revere was likdy impacted by the commercid/retal build-up
dong Route 1 in Saugus during this time frame. Also pat of the loss in the retall sector is
attributable to the reclassfication of some businesses to the services sector, such as restaurants.

As shown in Figure 17, dl cities experienced a gan in services employment between 1990 and
2003 offsetting job losses experienced in the other sectors. In Lynn, jobs in the services sector
increased by 67% during this period, which was only higher than indicated in Sdem (62%) but
lower than indicated statewide (74%). Fal River (117%) and Quincy (110%) experienced the
most employment gainsin the services sector.

2. Local Employment In Selected Industries

This shift in employment dso affected the digtribution of jobs in the comparative cities as shown
in Fgure 18. Approximatdy 83% of Lynn's job base in 2003 was concentrated in three sectors
(Manufacturing, Services and Trade). This was smilar to Lawrence and Fal River (86%), and
Somerville and Worcester (82%).  Figure 18
Lynn's manufacturing base (22%)
was Smilar to Lawrence (22%)
and behind Fdl River (25%).

Jobs in Selected Industries
Lynn & Comparative Cities (2003)

Statewide the concentration of Lawrence [ . —186%
ma‘]ufajuring e‘np|0yma*|t was Fall River | |I | | I| 86%

. Lynn 83%
10%. Qu[ncy (2%) had the Iovvpﬁ Somerville . . D oo |
concentration  of  manufacturing Worcester . . . Doy | SeTvices
employment, as well as the lowest Salem i ' ' Je1 | ]
concentration  in  the  sdected New Bedford — : goo | Trade
sectors,  suggesting a  more Lowell I E— . ] 79% [ ]
. s . Brockton I ][ 79% MFG
diverdfied employment base in I . .
hi . . . h Massachusetts | | : : | 7%
this dty in compaison to the Revere - . 50
others. Quincy I ] 56%

0% 20% 40% 60% 80% 100%

Source: MA DET & RKG Associates, Inc.
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3. Average Wage Trends

In 2003, the average wage for jobs
in Lynn ($44,040) was the second
highet of the comparaive cities,

Figure 19

Trends in Average Wages

Lynn & Comparative Cities (1990-2003)

i ' : : 1 98%
ralling only Quincy ($48570), but . o) ———
ahead of Lowdl ($41,700). Lynn 56%
Statewide ($46,330) the average Lowell | = 51%
wage was higher than in Lynn but salem | : : | 2 76% | 2503
below thet in QUl ncy. The average Worcester *—l——' T
wage in Revere ($29,480) was Brockton Eaa————— 580% 5000
anong the lowest of the Somerville : : = g‘;"
compardive cities as shown in oo E———T 1 1990
Figure 19. Between 1990 and ol R  ——— —

2003 a/aage  wages in Lvnn all River g T T ! % Change betwegn
2005, 2 9] 28 : y Revere fmmmeooo———"162% | 1990 & 2003 |
increased by 56%, which was ot ' — T

$0 $10,000 $20,000 $30,000 $40,000 $50,000 $60,000

higher than the change in CPI
(47%) during that period. This
increese in Lynn's wages was
among the lowest of the comparative cities, but higher than Lawrence (53%) and Lowdl (51%).
Quincy (98%) and Salem (76%) experienced the highest increase on a percentage basis.

Source: MA DET & RKG Associates, Inc.

Between 2000 and 2003, the average wage in Quincy (0.2%) had not experienced much growth,
nor had average wages in the Commonwesalth (4.5%) increased at a rate commensurate with CPI
(11%) during that period. Wages in Lynn (12%) did increase a a rate higher than inflation, but
below the increases in wages in Somerville (17%) and Lawrence (18%). As previoudy
discussed, median household incomes in Lynn did not keep pace with inflation between 1990
and 2003, as compared to average wages. However, only 29% of Lynn's resdents work at local
jobs, indicating that most of the workers a loca jobs commute from out of town.

C. Condugons

Unemployment in Lynn was higher in 2003 than in 1990, reflecting a change in the economic
base of the city. Locd employment levels in 2003 were below those in 2000, suggesting that any
recovery from the national recesson of 2001 had not been experienced locdly. In addition, jobs
in 2003 were below those in 1990, suggesting that Lynn has not been able to capture its share of
employment growth in Massachusetts.  Lynn's labor force experienced growth between 1990
and 2003, however more resdents were employed out-of-town rather than locdly.  This
phenomenon has likely impacted the mgor commuting routes in the City, snce only a smadl
percentage of reddents utilize public transportation for work. Interestingly, the three
comparative cities (Revere, Somerville and Quincy) with subway stops enjoyed more economic
prosperity than Lynn. Effectivdy, the datidics indicate that Lynn is becoming more of a
bedroom community and losing its prominence as a mgor economic center to the region.
However, Lynn is not done since this phenomenon is evident a most of the other comparative
cities Long term, if Lynn is able to secure a MBTA subway line this may play an important role
in the trangtion of its economic base
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V. Housing Variables for Comparison

This chapter identifies changes in various housng characteridics in Lynn and the comparative
cties Trends in housng development are reviewed, as well as the overdl dendty of housing, in
the sdlected geographies. The types of housng and tenure characteristics are discussed, as well
as the supply of rentd assisted or subsidized housing.

A. Housng Characterigtics

Between 1990 and 2003, Lynn's
housing stock increased by 1%, as
shown in Fgure 20. Quincy
(11%) had the highest increase in
housng, followed by Revere and
Sdem (10%). Lawrence (-4%)
experienced the most decline,
folowed by Lowdl (-1%), as
shown in Figure 20.

The production of housng in Lynn
during the 1990s was dffected by
an aggressve demolition drategy
in the early-to-mid 1990s in which
some @abandoned and blighted
multi-family properties were razed
and replaced in many ingances
with new sngle-family homes.

1. Post-1960 Housing Development

Only 28% of Lynn's housng hed
been built in the last forty-four
years, incuding 11% built snce
1980. This amount of housing
production since 1960 ranked
Lynn a the lower end of the
comparative cities, as shown in
Figure 22. Only Somerville (18%)
had a lower percentage of units
built after 1960. At the high end
Revere (46%) had a dmilar
percent of new housing
development as the
Commonwedth, followed cdosdy
by Brockton (44%) and Quincy
(39%). As mentioned before,
Quincy and Revere both have

Figure 20 ) )
Trends in Housing

Lynn & Comparative Cities (1990-2003)

Worcester | : : : 5%
Fall River _*.l 5%
New Bedford _lﬁ 0%
Quincy l;rlll% 2003
Lowell # -1% |:|
Brockton _lﬁ -0%
Lynn 1% 2000
Somerville 2% % change in
Lawrence housing units 1990
Revere 10% between 1990
Salem 10% & 2003
0 20,000 40,000 60,000 80,000

Housing Units
Source: US Census & RKG Associates, Inc.

Figure 22

Housing Development Since 1960
Lynn & Comparative Cities (2003)

Massachusetts | : ] 46%
Revere I| : ] 46%
Brockton I : I ] 44%
Quincy II [39%
Lowell [ I | 36% 1960 to 1979
Worcester 35%

% of units buil I:I
since 1960 | 7980 t0 1999

2000 to 2003

Lawrence [ | ] 35%

Salem
Fall River

Lynn |

New Bedford L
Somerville 18%
- : :

0% 20% 40% 60% 80% 100%

Source: US Census & RKG Associates, Inc.

subway sops on a MBTA line, which is likey datributed to ther higher housing production.
Between 2000 and 2003, Quincy and Sdem (4%) had the highest percentage of housing

RKG Associates, Inc.
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devedlopment in the sdected cities, even exceeding the Commonwedth (3%), while Lynn (1%)
was among the lowest during that period.

2. Housing Density

Figure 22 compares the number of Figure 22

housing units in 2003 with the land Housing Density
aea (in acres) of the comparative Lynn & Comparative Cities (2003)
cties. Somerville (124 units per Somerville : : : : : =
acre) had the highest density, and Lawrence F—— ' T
it was more than double that Revere [ 55
indicated in  Lawrence (5.9). Lynn [ — k.1
Lynn's (5.1) densty was between Lowell | : 45
tha of Revere (55) and Lowdl Quincy 1 139
(4.5), and among the highest of the A - 1’
comparative  cities. Statewide Worcester | 3.0
housng dendty averaged roughly Brockton |
two units per acre. Fall River |
Massachusetts :IO:'S | . . . . .
Adjugsting Lynn's acreege to 0 2 4 6 8 10 12 14
account fOf Lynn WOOdS (2’000 Source: US Census & RKG Associates, Irll-::(.)usmg i per Acre

acres), housng densty  would
increase to 7.4 units per acre. Effectively, Lynn has the highest densty of dl the comparative
cities except Somerville,

Reducing dengty in sdected neighborhoods should be a god for LHAND as a means to enhance
resdentid amenities and improve vaues. On the other hand, dlowing higher dengty in Lynn's
newly defined downtown by permitting mid-to-high rise condruction is dso a means to attract
new invesment and add more market rate housng that in turn would srengthen the commercid
core.  The City should be drategic regarding dengty in the future and utilize zoning as a means
to target dengity to specific neighborhoods for the long term.

3. Housing Unitsby Type

Figure 23

Lynn's housng dgock was farly . . -
evenly disribited among  the Housing Units by Building Types
different  structure types, as 71% Lynn & Comparative Cities (2003)
were in dngle famly or smdl New Bedford ' — 781%
multi-family properties as shown  Massachusetts 80%
in Figure 23. Quincy (64%) had Brockton 78%

. . Somerville ] 76%
the lowest percent of units in Lawrence Lo,
smdler bUl|d|n95, While New Revere [ ] 74% 3 or 4 |Units
Bedford (81%) had the highest, Worcester 74%
even  higher  than  indicated Si'em ';fz" 2 Unit
satewide (80%). In terms of ol R oo
gnge-family units Lynn (37%) Lowell Singlel Units
ranked toward the upper end of the Quincy |GG T 64% :
range indicated by the comparative 0% 20% 40% 60% 80%  100%

cities.  Brockton (49%) had the

Source: US Census & RKG Associates, Inc.
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highest percent while Somerville (12%) had the lowest. Lynn ranked between Worcester and
Quincy (38%), and Revere and Lowdl (36%) in thisregards.

4. Tenureand Vacancy Characteristics

In 2003, owner-occupancy (46%)  F9U®2* o e and Vacancy

in Lynn ranks in the middle of the . .
compadive ciies  higher  then Lynn & Comparative Cities (2003)

New Bedford (45%) but lower — Massachusetts [ . . i — 8%

than Sdem (48%). Brockton Brockton - [ , __ 1 , 2%

(55%) has the highest rate Revere [ . : 6% Vacant
athough lower then the statewide wmey L o

rate (65%). Somenville (31%) and P e e o | REer
Lawrence (33%) ae a the low New Bedford F ' — ' 7% |:|
end. Lynn and the other cities Worcester | : I| : : 5% | Owner
experienced an incresse in owner Lowell [—— — ' 5%
occupancy, due in pat to new Fall River [ : I: : : 7%
dngle-family  congruction  and Lawrence [ — 1 : : 4% [Vvacancy
condominium converson in  some Somewvile [ T 4% | Raes
of the older properties, including 0% 20% 40% 60% 80% 100% 120%
former commerad a']d mdugnd % of Occupied & Total Housing (Vac)

buildi ngs. Hovva/er’ the increase  Source: US Census: D-NOW & RKG Associates, Inc.

has not had a dgnificant impact on the raie, due in part to a higher inventory of renter or multi-
family properties. As shown in Figure 24, vacancy was edtimated a 3% in Lynn, smilar to that
in Sdlem. Brockton (2%) had the lowest rate while New Bedford and Fal River (7%) was the
highest rate of the comparative citiess The dSatewide vacancy rate (8%) was higher than
indicated in the sdlected cities.

5. Rental Assistance

Lynn has 4,522 units classified as  Figure 25

dfordedble for income digble Rental Assisted Housing

houstholds or Chapter  40B Lynn & Comparative Cities (2004)
housing.  This represents 13.1% of Lynn — T 20%
the year-round housng units and Lawrence [ : I 20%
means that Lynn had exceeded the salem [0 — | 179
10%  god st by the Fall River |2 : | | 17%
Commonwedth under the Chapter Worcester [ . | | 16%| Rental Vouchers
40B legidation.  Another 2410 Lowell [ T 116%

. New Bedford [ ] 16%
renta  vouchers (Section 8 or Brockion 16y, | Chapter 408
MRVP) ae dso administered to Revere —— 13%
Lynn’S |OW-In00me hOUSEhO|dS, Massachusetts :: | I | 12%
representing  another  7.0%  of Quincy 1 12% % of year-round
Lynn’s housrg Somerville [- [ : | 12%I housing in 2000

. . 0% 10% 20% 30%

Combined, the Chapter 40B units % of Year-Round Housing Units

a‘]d rmtd Vouche's rmrm]t more Source: MA DHCD & RKG Associates, Inc.
than 20% of Lynn's housing supply, and ranks Lynn a the top of the compardive cities as
illugrated in Fgure 25, gmilar to Lawrence (20%). Somerville (12%), Quincy (12%) and
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Revere (13%) have the lowest percentage of rentd assstance of the comparative cities. Quincy
(9.3%) and Somerville (8.9%) are dso below the 10% threshold of Chapter 40B units, while
Revere (10.1%) meets the standard. As mentioned earlier, these three cities have subway stops,
while dl the other cities lack this connection. All the other cities aso exceeded the Satewide
benchmark for Chapter 40B housng. These datidics indicate tha Lynn and most of the
comparable cities have dore ther far dhare in providing necessary affordable housing.
However, many of ther neighboring communities may not be doing ther part, placing the
burden on these cities, which in turn impacts municipad and school services, as well as other
socia and economic variablesin these cities,

B. Concluson

Lynn has a diversfied sock of primarily older housing, and housing production has lagged that
indicated in some of the comparative citiess. Home ownership has been increasing in Lynn and
this in tun has helped revitdize many of Lynn's neighborhoods. The overdl dendgty in Lynn is
among the highet of the comparaive cities (excluding Somerville) and the City should be
drategic in how it enacts zoning to control densty in some neighborhoods, while stimulating
investment in other areas, namely in the downtown and on the waterfront.

Lynn dso needs to be drategic about its supply of affordable housing, snce Lynn's supply is
among the highest of the comparable cities. Lynn has a 17% poverty rate in comparison to a
20% supply of affordable housing. This indicates a least from a Satigticd perspective that Lynn
has done its far share for providing housing to its most impoverished resdents. Lynn however
is ds0 bearing the burden for many of the surrounding communities in the North Shore region
that are not meeting the Satewide standard. Lynn's year-round housing supply would have to
increase by 10,000 units (from 34,570 to 44,570) in order for the current percentage (13%) of
Chapter 40b units (4,520) to be closer to the 10% statewide mandate.
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VI. Real Estate Market Variables for Comparison

In this chapter, sdected red estate market varidbles in Lynn are compared to those in the
compardive cites. Trends in median sdes vaues for sngle-family homes and condominiums are
examined, as wel as trends in the median gross rents. The cost of housing is compared to
median income levels for an understanding of affordability in the sdlected cities.

A. Trendsin Median Values

; ; : Figure 26
|Mmedme'ms Vi‘?]ues n;;rly Sng'jl fm:r'é Single Famllyll\/leq!an Values
compardive  cities  experienced Lynn & Comparative Cities (1990-2004)
noticeable 'c'pprecietion by g.'tlng Somerville Iﬁl : : 2%
new pricing standards for each of Quincy : : 160%
the lagt four or five yeas As — Massachusetts e %
shown in Figure 26, the median :\'/ZZ £ : i Lo 2004
vdue for sngle-family homes in L e— I 300
Lynn was $260,000 in 2004 Brockton 75% 2000
(through July) representing a 73% Lowell | —166%
incresse  since  2000. Lynn's Fall River | T 03% 1990
median vaue in 2004 ranked in the Lawrence Je— T 04
middle of the comparaive dities, Worcester a1 74% [ % change betwee”]
lower than Revere($315,000) but New Bedord I %) 2000 & 2004
higher than Brockton ($244,900). $0  $100,000 $200,000 $300,000 $400,000

&)mmllle ($395’CD0) md QUinCy z:;ie-r\:lr::i: JI::eriZ(t)lzn Services & RKG Associates, Inc

($348,000) ranked at the top of the ' o

compardtive cities, ahead of the Commonwesalth ($340,400). Sdem and Revere ($315,000) had
median values in excess of $300,000, while New Bedford ($212,000), Worcester ($215,160) and
Lawrence ($224,600) had median pricing at the low end of the range for these cities. Between
2000 and 2004, New Bedford (91%) experienced the highest appreciation, followed by Lawrence
(84%) and Fdl River (83%). Sdem (56%) and Quincy (60%) experienced the lowest change
during that period.

Fowre 2’ Condominium Median Values

Lynn & Comparative Cities (1990-2004)

1. Condominium Median Values

In July 2004 the median Somerville E : ————— 0%
condominium vaue in Lynn was salem me——1 03/t

$185.000 reflecti ng a 52% Massachusetts —I='_|—|770

. ! T, . R 85%

increase since 2000, as shown in QE.V:S . ——— 2004
Figure 27. By 2000, the median Lo _ T

vadue surpassed the 1990 vaue in Lowell | 100% 2000
Lynn, but this was not the case in Brockton

Lowel, Brockton, Lawrence, Fall Lawrence 1639 1990
River, Worcester and New Fall River §

Bedford. Somerville $339’150 Worcester % change between
h’c‘d the hlghﬂ CO( | iniurr)l New Bedford 2000 & 2004
vadue of the comparative cities, as $0  $100,000 $200,000 $300,000 $400,000
was d the cae with sngle-  NOTE Thoudhdub, 2004

fa‘n”y Vd ues. New Bajford Source: Warren Information Services & RKG Associates, Inc.
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($98500) had the lowest vadue.  The condominium market should likely present future
ownership opportunities in many of these cties with converson/redevdopment of older
properties. This has been the case in Lynn and its downtown as new condominium units were
sling a $200,000 or more, higher than the median. Providing amenities such as parking, green
gace, culturd and entertainment activities, as wel as convenient services and goods are
esentid to the living environments in the older urban centers in addition to accessble

trangportation connections.
2. Median Gross Rent

In Lynn, the median gross rent
increased by 39% between 1990
and 2004, or from $575 to $800
per month. ' As shown in Figure

Figure 28

Median Gross Rent
Lynn & Comparative Cities (1990-2004)

Somerville | 55%

28, mogt of the increase occurred Quincy E : : : = ) 52%
in the last four years, due in part to Salem . . —1 4%
the gppreciation of sdes values for Revere : — R 2004
the sndl multi-family properties. Brockton g : =1 5%
The estimated 2004 median rent in Massachusetts . . | T 1% 2000
Lynn ($800) was in the middle of Lynn B —1
the range indicated by comparative Lowell 0l : = e 1990
cties Somewille had the highest Lawrence _lﬁ-r—'gs;e%
median rent ($1’050) in 2004 and Worcester _ﬁr—o' 0 [%change between ]
Fal River had the lowest ($440). "o g; e |1‘°’°°TZO°4
In  tems  of reciation, e = I
Somenville  had th{gjp highest $0  $200 $400 $600 $800 $1,000 $1,200
increase (55%), while Fdl River Source: US Census, HUD & RKG Associates, Inc.
had the lowest (25%). -

() F9ure®  Housing Affordability
3. Affordability of Housing Lynn & Comparative Cities (2004)
Figure 29 compares the annual cost Soijﬁz Y :
for housng a the 2004 median Lawrence _ﬁ—ﬁ
levels in each of the comparaive Fall River 2 . — | -
dties with the median housshold ~ New Bedford [ ' Sigle Farily
incomes for a determingtion  of ey
what percent of income would be Lynn ondomirum
gent for  housing. In Lynn, Massachusetts VM :
housing costs (mortgage and taxes) Worcester B = [ ental
foo a median vdue home Brlt;z:tlc?:

($260,000) represents about 41%
of the median household income
($40,450), above the 30% standard.
Lynn ranks as one of the most
affordable of the comparative cities

in this category. Brockton (36%), Lowel and Worcester (both 37%) have a lower percent, while

! Median gross rents in 2004 were estimated by comparing the relationship in 1990 and 2000 between median gross rent in each

0% 10% 20% 30%

40%

50%

Ownership costs assume: Median Values as a % of Median Hhold $

20% down payment;
30-year mortgage at 5.5%
Source: RKG Associates, Inc.

60%

of the comparative cities and HUD’ s fair market rent (FMR) for atwo bedroom unit in the region of the city. Thisrelationship
was then applied to the FMR for 2004 in order to estimate median gross rent in each comparative city for 2004.
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Revere (52%) and Somerville (50%) have the highest. Lynn's affordability is dightly higher
than the statewide indicator (40%).

Cods for a median vaue condominium ($185,000) in Lynn represents about 29% of median
income, just below the 30% gandard. Lynn ranks in the middle of the comparative cities, lower
than Quincy (31%) and higher than Fal River (26%). Simila to gngle-family homes
Somerville (43%) and Revere (41%) ranks as the least affordable, while New Bedford (21%),
Worcester and Brockton (both 22%) are the most affordable.

A concern is whether or not the household in Lynn or esewhere a the median income leve
would have a 20% down payment without assstance from a family member. A lower percent of
down payment would increase costs to a higher percent of income making it less affordable.
Another issue is whether interest rates will remain a the current levels or will increases be
experienced in the future. Assuming a higher interest rate (7%), housng codts in Lynn for a
median vaue sngle family home would increase to 47% of median household income, and for a
median vaue condominium higher interest rates would increase costs to 33% of income.

Rentd codts at the median level ($300) in Lynn equates to 24% of the median household income,
and ranks Lynn toward the upper end of affordability between Quincy (23%) and Somerville
(25%) and Revere (25%). Lawrence (30%) is the least affordable in regards to rental costs,
while Fdl River (17%) isthe mogt affordable, smilar to the statewide indicator (17%).

B. Conclusion

Median sde vaues for sngle-family homes and condominiums in Lynn continue to set new
levels in pricing, and have experienced dgnificant appreciation over the past four to five years.
This is dso happening to different degrees in the ten comparative cities. For Lynn, these new
high vadues make the feashility of new resdentid projects much better, and investment in such
projects, particularly adaptive reuse projects are occurring in the downtown. Rentd rates have
aso experienced gppreciation but to a smaler degree than sae pricing. Lynn's affordability has
been dffected, as income levels have not kept pace with the appreciating value of ownership
properties.  The condominium and rental market remains affordable, athough this may not be the
case for dl Lynn's households. In terms of overdl sades vaues Lynn ranks pretty much in the
middie of the comparative cities. Interestingly, Revere, Somerville and Quincy each had higher
median vaues than Lynn, for dl propety types, and as mentioned previoudy these communities
adso have MBTA subway dations.
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VIl. Tax Base & State Aid Variables for Comparison

Trends and characterigtics of the tax base in Lynn are compared to those in the sdlected cities in
this section. Trends in assessed vaues are reviewed as well as the resdentid portion of the tax
base. Red estate tax rates are dso compared as well as the costs to educate students at the public
school digtricts.

A. Trendsin Equalized Assessed Values

Asessed vdues in Lynn  have

increased by 58% between 1990 9“°%° Trends in Assessed Values

and 2004, as shown in Figure 30. Lynn & Comparative Cities (1990-2004)

Tota udized assessment  in o S—

Lynn wee $59 billion (b) in FY- O E— ——

2004, which ranked the city in the Somerville | . 1 92%

middle below Brockton ($6.0b) S - - ' 40% —

———

and above Lowel ($5.8b). In Lynn | I | 58%

2004, Quincy ($10.3b) had the Lowell | = 1| 42% 5550

highet  assessment,  surpasSng  New Bedford | - 1 47% \

Worcester  ($9.6b). Lawrence U === :'54% -

($28b) had the lowest assessment Salem H |' 65% % change between

of the comparative cities. Revere  73% 1990 & 2004
Lawrence % 19% . 1]

As shown in Figure 30, Lynn's $0 $2 $4 $6 $8 $10 $12

2000 assessment was lower than Equalized Assessed Value in

indicated in 1990, SJggﬂlng that Source: MA DLS & RKG Associates, Inc. Billions

dl the increese in  assessment

occurred in the last few years. This phenomenon was dso exhibited in most of the other cities,
with the exception of Quincy, Somerville, Fal River, and Sdem. It should be noted that if
inflation were factored into the 1990 figures, as compared to those in 2000, dl cities would have
experienced a decline in vaue. As it turns out, assessments in FY-2004 in dl cities were ahead
of those in FY-1990. Somerville (92%) and Quincy (91%) experienced the greatest increase
between 1990 and 2004, while Figure 31

Lawrence (19%) and Worcester Residential Portion of the Tax Base

(31%) had the lowest increase. . 2 tVe Ciies (1990-2004
Brockton (40%), Lowel (42%) ynn & Comparative Cities ( - )

and New  Bedford (47%) Lynn : T]89%

experienced incresses below that  somerville [ = 1869

in Lynn as wdl as bdow the Reverej . . 007 u

changein CPI (47%). Brockton - . — e

O e 020 I:I

1. Digtribution of the Tax Base Quincy g : : —T— 2% 5500
New Bedford g | | y 182% .

In 2004, Lynn relies more heavily Salem : — R

on the residentid portion of its tax Worcester | : — I:(iyf’

base than any of the comparative E:'V'v:::;j - - oy

citiess.  As shown in Fgure 31, = =

q)pr‘O)q mady 89(%) of Lynn’ S 50% 60% 70% 80% 90%

mnmt | n FY_ 2004 was Source: MA DLS & RKG Associates, Inc.
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resdentid, with the remaning 11% digributed among commercid, indugtrid and persond
property. Lynn's reliance on resdentia vaues increased from 81% in 1990. Somerville (86%)
and Revere (85%) aso had a high dependence on residentia property for its tax base. In fact, the
difference between dl the comparative cities was rdativdy smdl, and dl cities had a greater
concentration of assessment in resdential properties in 2004 than in the prior years. This in turn
has impacted the tax rate.

B. Real Estate Tax Rates

Lynn's residential tax rate in 2004 932 pacidential Tax Rates

a $1143/1000 wes among the Lynn & Comparative Cities (1990-2004)
lowest of the compadive Ccities, . .

and dightly more then Somerville  Worcester E , : —
($11.17) and lower than Brockton Revere . . ,J|_|
($1151). Fdl River had the  Lowel | , —— |
lowest  residentid rate  ($8.21) Quincy . —— 2004
while Revere ($14.15) and  NewBedford [ , , —— ]
Worcester ($14.75) had the highest Lawrence ‘F'__':EI 2000
rales.  Lynn has had quite a Salem g . — .
turnaround, snce in 2000 its tax B0k O e 1 (000
rae ($17.68) was among the Lynn B , , ————
highes of the compaative cities, ~ Somervile |

but subsequently declined to a rate Fall River J ,

similar to that in 1990. In fact, the $0.00 $5.00 $10.00 $15.00 $20.00

resdential rae in al the  source: MA DLS & RKG Associates, Inc.

comparative cities is lower in 2004

than in 2000, dthough Brockton and Lynn experienced the most declines. This can be partidly
attributed to increase in overall assessments as previoudy discussed.

The 2004 tax rate for non Figuress

resdentid  properies  in Lymn Non-Residential Tax Rates
($25.27) was in the middle of the Lynn & Comparative Cities (1990-2004)
comparative cities, which  ranged . , : :

from  Someville ($2149) to o : ; .

Worcester ($29.60). Similar to the ;:y;!  _

resdentid  tex rates the non : . —— ]
resdentid rates were lower in 2004 . - : . 2004
than in 2000, and Lynn experienced _ - i []
the largest dedline in the rate. In dll Qumeu . . 2000
the comparative cities, the non Brocztz: = : :

resdentid tax rate was higher in Salem_—_'|——l _ 1990
2004 than in 1990, but the difference Fall River - =

in Lynn was not as great as in some somenvile T - i

of the other cities. —

$0.00 $10.00 $20.00 $30.00 $40.00
Source: MA DLS & RKG Associates, Inc.
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These changes in assessments and ~ F'oure 34
tax rates have had an effect on the Average Single Family Tax Bill

average tax bill for a sngle family Lynn & Comparative Cities (1990-2004)
home, which increased in dl dities . .

between 1990 and 2004, as shown Somerville g : — .12?22%
in Figure 34.  In 2004, the average Q“'|”°y E : — .
tax bill in Lynn ($2,620) is in the salem : — 1. []

. Massachusetts - 1927
midde of the overdl range Worcester [ : i 1046 2004
between Fdl River ($1,480) and Lynn: 76%
Somerville ($3,840). The increase Revere [ ——160% 2000
in the average tax bill between Brockton #4_@3%
1990 and 2004 was 76% in Lynn, Lowell I . ; 180% \ 1990
which was on the low end of the  NewBedford : — e
range indicated by Lawrence Lawrence -5;91;0% [ A)iga;%gg 2%tc\)ltteen]
(60%) and Somerville (212%). Fall River o —— ———

$0 $1,000 $2,000 $3,000 $4,000

Source: MA DLS & RKG Associates, Inc.

C. Education Costs and Chapter 70 Aid

The totd cost for day programs to educate public school students in Lynn averaged nearly
$8,220 per student in 2003, which was dightly lower than the statewide average ($8,260). As
shown in Figure 35, the average school cost per pupil in Lynn was a the mid-point of the other
cities, which ranged from a low in Revere ($7,480) to a high in Somerville ($11,110). The cost
in Lynn was fairly comparable to the cogt in Sdem ($8,360) and Lowel $8,410) but higher than
in Worcester ($7,960) or Lawrence ($7,900).

Also shown in Figure 35 ae the T'9ures® _
percents of state ad for education ~ School Costs & Chapter 70 Aid (2003)
(Chapter 70) that are returned to the Lynn & Comparative Cities

compardtive cities on a per student Somerville | I ] 409

basis, and the percents of loca Fall River | | [ 89%

costs. In Lynn, nealy 80% of Brockton | | | | 79%

education costs was returned in el 1 | 0 B i

Chapter 70 ad in 20031 end equated Massachusetts | [ I ] 42% ch 70

to about $6,545 per sudent. This ynn |1 1 80% i

indicated that loca school costs Worcester | | [ | 75%

were $1,675 per student in Lynn, Lawrence [ | 112% | Chapter 7
. New Bedford [ I ] 84% aid as % o

which was more than Lowdl ouiney || 910 Total Cost

(%$1,400) and New Bedford ($1,210) Revere | | I ] 54%

but less than Brockton ($1,810) and . ) s ) s s0 510 ,

Worcester ($2,010). Somerville had (130 81 82 3 §g‘stf,§r§wdi7m?‘n $9 1081181

the highet amount of locd codts Thousands

Source: MA DOE, MADLS & RKG Associates, Inc.

($6,660) while Lawrence actudly
had more Chapter 70 aid than school costs such that a credit (-$910) was indicated, and Fall
River had the next lowest ($920).

In 2003 the percent of Chapter 70 aid for Lynn (80%) was higher than Worcester (75%) and
Brockton (79%), but lower than Lowel (83%) and New Bedford (84%). Lynn ranked toward
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the high end in terms of date aid for education, while Lawrence (112%) and Fal River (89%)
recaeved the most. Quincy (21%), Sdem (30%) and Somerville (40%) received the least
amount, and lower than indicated Satewide (42%). Interestingly, the cities that had the highest
percent of warning/failing scores on the MCAS in 2003, generaly received the highest percent
of Chapter 70 ad. In addition, many of these communities had the lowest educationd attainment
leves in 2000, as wdl as the highet minority student enrollment.  Clearly this suggests room for
improvement in these cities, aswdl as Lynn.

D. Conclusion

Lynn experienced strong growth in tota assessed vaues between 1990 and 2004, and the gains
exceeded the rate of inflation a that time. The resdentid portion of the tax base aso increased
to 88% of totd assessment. This heavy dependence on residentid assessment was the highest
among the comparative cities. Fortunately, Lynn's resdentid tax rate was among the lowest in
2004, however, the average tax hill for a single-family home was in the middle of the range
indicated by the comparative cities.

Clearly a drategy to maintain these resdentid vaues will be important for the city since the
reSdentid base provides a dgnificant portion of municipad revenues.  Improving the non
resdentid portion will aso be important. However, adding additiona market rate housing in the
downtown will help strengthen the downtown commercid core.

Education costs per student in Lynn ranks in the middle of the other cities and smilar to the
dsatewide average. However, Chapter 70 aid from the Commonwedth was among the highest of
the comparative cities It remains unknown if the high percentage of Chepter 70 ad will
continue in Lynn especidly in light of continued datewide deficits, and increesng education
costs.
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