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Dear Octavien Spanner,

On behalf of the Renaissance On The River team, We are excited to submit this proposal for the development of multiple parcels 
stretching along South Canal Street, including City-owned land at 7, 9, and 19 S. Canal and at 55 South Canal across Parker Street. 
Our team comprises industry experts in urban redevelopment, with a proven track record of successful projects throughout the 
region.

Our vision for this site includes a mixture of residential, retail, and commercial spaces aimed at revitalizing the neighborhood and 
fostering a vibrant and inclusive community. This development will provide convenient access to the MBTA train stop, enhance the 
enjoyment of the future Merrimack River Walk, and connect to the region’s expanding Lawrence-Manchester rail trail system.

A critical component of our master plan is the integration of neighboring privately owned parcels, specifically the adjoining mill 
building located at 29 S Canal Street. We also anticipate incorporating development on one additional privately-owned parcel, 49 
South Canal, as feasible and warranted to ensure a cohesive and comprehensive development. We are in conversations with this 
landowner. Potentially other parcels would be added to the development including 2 South Broadway. 

Our development team has come together to bring their combined expertise to this project. This diverse team includes DREAM 
Development, a 100 percent MBE firm, demonstrating our commitment to inclusivity and excellence in all aspects of the 
development.

We are enthusiastic about the potential of this project to transform the area and are committed to collaborating with all 
stakeholders to realize this vision. Thank you for considering our interest in this development opportunity. We look forward to 
working together to create a vibrant and thriving community.

Sincerely,

David E. Deloury 

COVER LETTER

Lawrence Redevelopment Authority
South Canal, Phase I MERRIMACK PAPER SITE
7 South Canal Street Map 123 Lot 1
9 South Canal Street Map123 Lot 2
19 South Canal Street Map 123 Lot 3

Additional Consideration 
South Canal, Phase 2
55 South Canal Street Map 103 Lot 6A

Principal Point of Contact
David E. Deloury 
Deloury Construction Inc.
ddeloury@deloury.com
978.475.8153

September 13, 2024
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PRINCIPAL PARTNERS

Deloury 
Construction 
Company Inc. 

Development / Site Construction / Investment / Strategic Planning

Deloury Construction, a full-service construction company based in Andover, MA, has been at the 
forefront of both general and civil contracting for over 60 years. With extensive experience in the 
private and public sectors, Deloury Construction tackles a wide array of projects, regardless of size 
or complexity. Specializing in total site work, their services include site preparation, excavations, 
housing site development, roadway construction, underground utility work, demolition services, 
disposal and recycling services, and environmental remediation.

Committed to integrity and professionalism, Deloury Construction ensures that every project is 
completed with the highest standards of quality from conception to completion. Their 
people-oriented approach guarantees attentive service and successful project outcomes.

Blue Ocean Real 
Estate Advisors 
(BOREA)

Permitting / Development / Financing / Investment

Blue Ocean Real Estate Advisors (BOREA) is dedicated to the revitalization of communities through 
strategic real estate advisory and investment services. With over 25 years of industry experience, 
BOREA brings a unique perspective to both local and global marketplaces, leveraging extensive 
knowledge and a vast network of resources to identify and execute high-value opportunities.

BOREA specializes in discovering off-market opportunities and implementing strategic 
investments that drive community transformation. The firm has been involved in transactions 
exceeding $5 billion across North America, South America, the Caribbean, Europe, and Asia. This 
broad geographical footprint and deep market insight allow BOREA to deliver exceptional results 
for clients and partners.

DREAM 
Development 

MBE Development Firm

DREAM Development is a Boston-based MBE development firm. We solve complex problems 
through our diversity of thought, backgrounds and experiences. 

As leaders in Greater Boston, our team actively advocates for equitable change and delivers in 
transformative projects. DREAM Development specializes in the development of mixed-income 
housing and mixed-use commercial projects. Our real estate development and consulting firm was 
created to change the equity lens in the rapidly changing real estate industry. 

DREAM is filling the void left by inequitable development by offering a fresh, inclusive perspective 
on neighborhood and community-focused development.

Our organization for this new construction and redevelopment project is a joint venture comprising several 
experienced industry professionals, forming a dedicated entity to spearhead the initiative. Deloury Construction 
Company Inc., specializing in civil excavation, infrastructure, and site development, along with Blue Ocean Real Estate 
Advisors, with expertise in real estate investment and development, DREAM Development, an MBE development firm 
with extensive urban redevelopment experience, will serve as principal partners. Our development team brings 
extensive experience working on similar local projects, which we have outlined in our submission. Additionally, our 
collaborative efforts extend to include other key partners who will contribute their resources to ensure the success of 
this transformative endeavor.

FIRM PROFILE
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CHRISTOS KULIOPULOS
Blue Ocean Real Estate Advisors

Kuliopulos has over 20 years of real estate advisory and 
investment experience, including strategic development 
planning and implementation, capital and partnership 
structuring, equity raising, real estate investment and 
commercial due diligence and financial modeling, product 
positioning and market feasibility, valuation, site selection 
and acquisition, project management and marketing.  

He was the past Partner and Founder of PrimeTime 
Communities, LLC, a full-service consulting and sales and 
marketing company.  Over a five-year period, expanded the 
company from three people to 62 and over $500 million in 
condominium asset value under management.  In addition to 
managing the day-to-day operations, Kuliopulos was the Partner 
in charge of all real estate advisory services and development.  
Prior to PrimeTime, he was a Senior Manager in Ernst & Young’s 
Real Estate Advisory Practice, which had the largest global real 
estate practice in the world, with over 300 consultants.  

Kuliopulos has a Masters Degree (Suffolk University) and 
Business Administration degree (UMASS, Amherst).  He has 
been published and quoted in multiple local and national 
periodicals on real estate trends. He currently holds his 
Massachusetts broker license and completed all of the Member 
of Appraisal Institute courses.

DAVID E. DELOURY
Deloury Construction Inc.

As a second generation Deloury managing the business, 
David Deloury has over 30 years experience in the 
construction business and has become established as a 
leader within the industry. He has built the business off of 
the work ethic that was established in the early 1960’s by 
father John “Eddie” Deloury.

Since 1999 when David became owner and CEO, the company 
has grown substantially, expanding the scope and size of its 
construction projects. Its diversified portfolio included 
significant projects in commercial, residential, civil, and utility 
work, as well as a number of real estate development projects. 

In 2007, David founded Africa’s Thirst Inc., a 501(c)(3) non-profit 
organization established to provide the most basic of needs, 
“Clean Drinking Water”, to those in Africa and beyond. Deloury is 
a member of the CMRA (Construction Materials Recycling 
Association) and attends the annual conference in supporting 
the construction recycling industry. He is also a member of the 
local chapter of the Chamber of Commerce and the U.S. 
Chamber of Commerce.

FIRM PROFILE
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GREG MINOTT 
DREAM Development 

As Co-Founder and Managing Principal at DREAM 
Development, Greg specializes in inclusive development, 
design and planning for community-driven, urban 
mixed-use, residential and adaptive reuse projects.

Originally from Mandeville, Jamaica, Greg moved to the U.S. in 
1999 and earned dual Master’s degrees in Architecture and 
Infrastructure Planning at the New Jersey Institute of 
Technology. He is a member of the Real Estate Executive 
Council (REEC) and was the 2021 President of the Boston 
Society for Architecture (BSA). Greg is also a member of the 
Board of Trustees for Hearth, Inc. and has been appointed to 
the ULI Boston Housing and Economic Development Council. 

Greg is regularly invited to speak on issues related to urban 
development, design, equity and sustainability. His recent 
development projects include several ongoing transformative 
projects in Nubian Square including new mixed-use artist 
housing and commercial space for the creative economy, and 
projects in South Boston.

Gregory Mateo joined DREAM Collaborative in 2016 and 
serves as our Associate Director of Project and Real Estate 
Development.

He oversees all operational and financial activities of the 
company to ensure that business objectives are met efficiently 
and effectively. Greg is a part of our management team and if 
asked to sum up what his role is, he will tell you “I make it 
work.”

Born in the Dominican Republic and raised mainly in Puerto 
Rico, Greg moved to Lawrence, MA in 2005 - where today he is 
still a proud resident. Greg’s interest in design, development 
and construction started young, when he would accompany 
his father who worked in the construction industry to various 
job sites. He has Associate’s degrees in both Architecture / 
Technology and Drafting and Design and is currently pursuing 
his Bachelors of Science in Architecture from the Boston 
Architectural College.

FIRM PROFILE
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GREGORY MATEO
DREAM Development
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PEDRO FAGUNDO AIA, LEED AP
DREAM Collaborative

Pedro Fagundo is a highly motivated, award-winning, 
multi-dimensional Senior Project Architect at DREAM with 
over 25 years of professional architectural experience.

Pedro is especially skilled at effectively dissecting complex 
client and design team problems to create inspiring buildings 
and places. Through productive working relationships with 
clients and the design / engineering disciplines he establishes 
efficient and collaborative teams. With an integrated design 
and engineering approach, Pedro objectifies complex 
buildings and systems into distilled project fundamentals 
allowing clarity to emerge and articulate solutions to be 
expressed in the final design.   

Pedro received his Bachelor of Architecture from the Boston 
Architectural College. He is a registered architect, licensed 
construction supervisor, licensed real estate agent in 
Massachusetts, a member of the Boston Society for 
Architecture and is a LEED accredited professional.

As Director of Urban Design & Planning at DREAM, 
Diana manages complex projects, bringing a holistic 
understanding of the factors contributing to the built 
environment at all scales.

Diana is interested in how land use and urban form affect 
placemaking, livability, and travel choices. Her urban 
design skills bridge the gap between the architecture and 
planning professions, helping knit individual buildings and 
sites into a cohesive whole and an attractive, inviting 
public realm.

Diana manages complex planning and development 
projects, brings land use regulation expertise, including 
zoning and design guidelines and development review, 
and helps assess real estate potential through conceptual 
site planning and massing studies. She has worked for 
public and private clients on a wide variety of projects in 
different contexts, from urban to suburban to village-scale. 
Through policy efforts including master plans, 
redevelopment plans, corridor plans, and regional 
resiliency studies, Diana seeks to improve the pedestrian 
environment, create more sustainable development 
patterns, and foster more diverse and equitable 
communities.

DIANA MARSH AICP
DREAM Collaborative
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RETAIL CONSULTANTS
Web: bostonurban.com

Boston Urban Partners brings extensive experience in retail consulting, 
specializing in urban retail environments. They have a proven track record of 
creating vibrant, community-driven retail spaces that blend seamlessly with 
mixed-use developments. Their expertise lies in tenant recruitment, strategic 
retail planning, and market analysis to optimize the retail component of any 
project.

LEGAL COUNSEL
Web: dfllp.com

Dalton & Finegold LLP is a law firm specializing in real estate law with deep 
expertise in complex development projects. They provide comprehensive legal 
services, including zoning, permitting, land use, and transactional support. 
Known for their client-focused approach, they work closely with developers to 
navigate legal challenges and ensure the successful execution of urban 
redevelopment projects.

DELPHI CONSTRUCTION
Web: delphiconstruction.com

Delphi Construction, Inc. is a versatile construction management firm with 
extensive experience in delivering complex, multi-phase projects. They 
specialize in mixed-use developments, providing a full range of construction 
services from pre-construction planning to project execution. Known for their 
commitment to quality, safety, and meeting project timelines, Delphi 
Construction is adept at managing diverse project scopes while maintaining 
close collaboration with all stakeholders.

Architect / Land Planner / 
Designer (MBE)
Web: dreamcollaborative.com

DREAM Collaborative is a Minority Business Enterprise (MBE) focused on 
innovative, sustainable design with a mission to create equitable communities. 
Specializing in architecture, land planning, and urban design, they bring a 
holistic and inclusive approach to each project, emphasizing environmental 
sustainability and community impact. Their expertise makes them ideal for 
planning vibrant, diverse, and resilient mixed-use spaces.

GEOTECH
Web: haleyaldrich.com

Haley & Aldrich is a nationally recognized geotechnical and environmental 
engineering firm with a wealth of experience in urban redevelopment 
projects. They offer expert geotechnical evaluations, foundation engineering, 
and environmental assessments, ensuring that all development sites are safe, 
stable, and meet regulatory standards. Their approach integrates innovative 
solutions to overcome the challenges of complex, urban sites.

KEY SERVICE PROVIDERS

We have strategically partnered with key stakeholders who bring specialized expertise and share our vision for 
transforming South Canal Street. These partners, outlined below, will play pivotal roles in the development, with their 
qualifications detailed in the appendix section of this document. 

***See more qualifications and information in appendix pages 79 - 111
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New 100,000 sf, 6-story mixed-use building creating an active live-work-play environment, encouraging artistry and 
entrepreneurship for Nubian Square. All marketed primarily for local artists and individuals engaged in the 
neighborhood’s creative economy, this development will provide 62 affordable rental units and 12 for-sale condos—4 
affordable at 70% AMI, 4 at 100% AMI, and 4 at market-rate. The project will also include an interior courtyard, 
rotating art installations, workshop, retail and commercial spaces, a gallery, parking, and a new home for community 
staple, Haley House Bakery Cafe. 

Our team aims to positively contribute to the revitalization of Nubian Square through economic development, 
affordable housing, and sustainable building practices. 2147 Washington Street is located on the site of a former 
parking lot and will be built to Passive House standards, allowing residents to live in comfort while leaving a low- 
energy footprint. As co-developer, DREAM Development sought out to work with a diverse team of MBE/WBE 
consultants including our architectural arm, DREAM Collaborative, as architect. 

DREAM Development led the entitlements and community engagement aspects of the project in addition to 
managing the consultant team, coordination of owner/ architect consultants and construction budgets. Construction 
will be complete in 2025.

FIRM PROFILE
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PROJECT 1
DREAM Development
2147 Washington Street | Roxbury, MA

Type: Mixed use/income; Home Ownership; 
Rental
Development Cost: $42M
Units: 74
Rent: $1.89/sf - $3.69/sf
Sales Prices: $314,000 - $537,500

Through programming, accessibility, mobility, a diverse public realm, and inclusive streetscapes, our plan helps 
revitalize the Roxbury neighborhood into a place for health, comfort, and growth and connects the area to its history.

As part of a JV development team, DREAM collaborated with HYM and non-profit My City at Peace on this 7.7-acre, 
publicly-owned vacant piece of land. DREAM is developer on the housing for the project and our architectural arm, 
DREAM Collaborative, will provide design services for the entire site. Due to its size, proximity to public transit, major 
roads, and educational facilities, the P3 site has the potential to contribute to the economic development in the 
Roxbury area, while advancing the community’s commitments to affordable housing, arts and culture, and equity.

The team approached the project through three lenses, envisioning that the future of P3 will: Honor the Heritage, 
Restitch and Regenerate, and Catalyze Local Wealth. Our design will create a new, inclusive mixed-use development to 
include affordable and market-rate housing, a life science campus, museum space for Embrace Boston, retail, and a 
variety of public open green spaces.

PROJECT 2
DREAM Development
P3 Roxbury | Roxbury, MA

Type: Mixed-use, mixed-income, development
Co-Developer: HYM, My City at Peace
Development Cost: TBD
Units: TBD
Rent: TBD
Sales Prices: TBD
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PROJECT 3
DREAM Development
24 Westminster Ave | Roxbury, MA

Type: Mixed-income Homeownership
Development Cost: Est. $7M
Units: 12
Rent: N/A
Sales Prices: $213,700 - $ 649,872

DREAM is both developer and architect for this new affordable housing project on a formerly vacant lot. We led the 
entitlements and community engagement components of the project, managed the design and construction team 
and assembled the project financing/investment. The project provides 12 new units of housing: (6) 1- bedroom units 
and (6) 3-Bedroom units. 10 units will be market rate and 2 units will be affordable at 80% AMI and 100% AMI. 
Construction will be complete in 2025.

The District Burlington is a dynamic 49-acre mixed use campus with 
1.1 million SF of work space, 22,500 SF of new retail and restaurant 
space and a 170-key Marriott Residence Inn. 

PROJECT 4
Deloury Construction Inc
The District Burlington | Burlington, MA

Type: Mixed-use, retail
Role: Civil development general contractor
Development Cost: $100M

National Development purchased the property in 2013, formerly known as New England Executive Park, and 
transformed it into a vibrant business environment that meets the needs of today's workforce. The District 
features six restaurants, and new improved open spaces such as nature trails, pedestrian pathways, and pocket 
parks. Tenants include Island Creek Oyster Bar, Tuscan Kitchen, Pressed Cafe, Tavern in the Square, Mane & 
Mani and TD Bank. 

PROJECT 5
Deloury Construction Inc
The Willows at Boxford | Boxford, MA

Type: 55+ Community
Role: Civil development, general contractor
Developer: Toll Brothers
Development Cost: $40 million
Units: 66
Sales Prices: $800k – $1.23M

The Willows at Boxford, the only new home community for active adults 55+ in Boxford, Massachusetts. The 
community features an enclave of 66 luxury townhomes and an array of onsite amenities. Residents living in 
the community are surrounded by a picturesque setting close to recreation, parks, shopping, and dining. 
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PROJECT 6
Deloury Construction Inc
Millipore Sigma | Burlington, Massachusetts
Type: Life science, workspaces 
Role: Civil development, general contractor
Development Cost: $200M

The 280,000ft² Burlington Millipore Sigma campus is spread over 
five storeys and includes office spaces with flexible workspaces, 
laboratories and a customer service and call center. Rooms for 
training, display, storage and instrument repairs are also 
available.

The $115m project was announced in July 2016, with construction starting the same month. The facility replaced 
MilliporeSigma’s existing location in Billerica, Massachusetts.

The new building provides employees with a sustainable and collaborative working environment. All 850 of the 
Billerica facility’s employees have been relocated to the new campus, which is home to almost 1,000 employees.

The facility is also Leadership in Energy and Environmental Design (LEED) certified and includes 70,000ft² of space 
for future expansion.

PROJECT 7
Blue Ocean Real Estate Advisors
35 Garvey | Everett, MA
Type: Mixed-Use, Residential, Retail, affordable 
and market rate
Co-Developer: Greystar
Development Cost: $150 million
Units: 450 units
Rent: Starting at $2.4k 

Garvey consists of well-designed open space and amenities including a pool, roof-top BBQ and social spaces, 
dog park, and retail space tenant conveniences. The immediate neighborhood is experiencing the opening of 
numerous new restaurants, pubs and retail stores.

Located in a newly created Redevelopment District and Qualified Opportunity Zone, Garvey is situated near 
mass transit, within 3 miles of both Logan Airport and the Boston Financial Center, and roughly 1.5 miles from 
the newly opened Wynn Encore Casino—which employs 5,000 workers.

Garvey is a 4-acre 450-unit multifamily 
development in two 5-story podium buildings 
located in Everett, MA. 
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PROJECT 8
Blue Ocean Real Estate Advisors
Assembly Brickyard | Sommerville, MA

Type: 1.2 million sq. ft. life science development 
Co-Developer: DivcoWest 
Development Cost: $1.5 billion

Assembly Brickyard is a 3-acre 600,000 square foot development of 
a 19-story life science lab and biotech R&D building located in the 
Assembly Row district of Somerville, MA.  The LEED Platinum 
building is being developed to meet the significant demand for life 
science and biotech space in the Boston/Cambridge metropolitan 
area.  Boston/Cambridge is the leading metropolitan area for the 
life science and biotech industry.  

Assembly Row is quickly establishing itself as a life science cluster and location for corporate offices with investors 
such as Divco West, BioMed and Blackstone making investments in life science developments and the recent 
completion of PUMA’s new US headquarters and the opening of a Partners Healthcare office building.  Assembly 
Brickyard is also located in a Qualified Opportunity Zone.

PROJECT 9
Blue Ocean Real Estate Advisors
Axiom | Cambridge, MA

Type: Multi-family
Co-Developer: Urban Spaces LLC
Development Cost: $52 million
Units: 115 units
Rent: $3k - $5k

This six-story, transit-oriented, mixed-use 
building was the first of the projects developed 
by Urban Spaces along the First Street Corridor. 

Comprising 115 luxury apartment units and 3,800 SF of ground-level retail space (leased to Toscanini), Axiom 
was completed in June of 2015, leased up within months of completion, and sold to national multifamily REIT 
Aimco.

Located between the MBTA Kendall Square and Lechmere stations – a half-mile from the Massachusetts 
Institute of Technology campus – Axiom was built LEED Silver certifiable. The complex offers an extensive array 
of amenities, including a 24-hour, state-of-the-art fitness center; a landscaped courtyard with a grilling station, 
an outdoor fireplace lounge, and café seating; a resident social lounge with a wet bar and large screen TVs; and 
an underground parking garage that accommodates 90 vehicles. The complex has a Walk Score of 91 and a Bike 
Score of 98.
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APPROACH & METHODOLOGY

Our proposal includes a variety of residential options nestled along the riverfront, event / 
community space and a versatile event venue within the restored mill building. The plan prioritizes 
the preservation of historic structures and creates inviting open areas for communal gatherings 
and leisure. Central to our vision is enhancing connectivity, with easy access to nature trails, 
riverfront activities, and transportation hubs, fostering a thriving and connected community.

REDEVELOPMENT VISION

15

REVITALIZATION & ACTIVITY
● 665 apartments and townhouses 

lining riverfront 
● 50,000 SF event / market space in 

renovated mill building

ROOTED IN PLACE
● Preservation of majority of historic mill building & structures
● Open space along rail trail
● Places to gather, relax

CONNECTIVITY 
● Enhancing planned rail trail 

and waterfront loop
● Improved Merrimack River 

access for fishing, picnicking, 
recreation

● Proximity to commuter rail 
station
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APPROACH & METHODOLOGY
DEVELOPMENT PLAN & PROJECT APPROACH
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APPROACH & METHODOLOGY
COMMUNITY BENEFITS

OFFERING

665 units of diverse residential options 
including affordable / workforce 
housing options 

Focused on essential industries such as 
biotechnology, food services, and 
trades

Publicly-accessible, flexible festival 
marketplace / event space supporting 
local businesses and entrepreneurs

Versatile event venue and open areas 
for community gatherings

Enhanced connectivity with trails and 
riverfront activities

Easy access to transportation hubs 
fostering community growth and 
vitality

21

OPPORTUNITIES

The Commonwealth of Massachusetts 
faces an estimated housing shortage of 
200,000 units

Lawrence needs more low and medium 
housing units to support economic 
growth and sustainability

Transit-Oriented Development (TOD) is 
the most desirable approach to adding 
low and medium housing

Opportunity to bring a skilled workforce 
to boost the local economy

Two thousand plus construction and 
trade jobs will be created approx.

Two hundred permanent jobs will be 
created approx.

Generating over $1 million in property 
tax revenue (not including private 
development portion of project)
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APPROACH & METHODOLOGY
DEVELOPMENT PLAN & PROJECT APPROACH

Project Overview

Our concept aims to extend the transformative development from the City-owned parcels 
to include adjacent parcels to the east, owned by the Riverview Business Center and South 
Canal Real Estate. This approach will create inviting public open spaces, distinctive retail 
and event areas, pedestrian amenities, and shared parking by leveraging synergies and 
efficiencies.

Integrating the city-owned parcel on South Canal (Phase 1, Merrimack Paper Site) with the 
privately-owned parcel at 55 South Canal Street (Phase 2) will maximize the project's 
impact and contribute significantly to the city's development.

Project Concept

Renaissance on the River: A Community-Centered Development

Renaissance on the River envisions a vibrant, community-focused destination for South 
Canal Street, blending historic preservation with modern development. The project will 
revitalize the riverfront and integrate residential, commercial, and recreational spaces, 
celebrating the city's industrial heritage.

The residential component will offer a variety of housing options with modern amenities, 
green spaces, and river views. Wellness facilities, including a rock climbing wall, 
pet-friendly services, and preserved daycare facilities, will support a diverse and inclusive 
community.

A landscaped riverfront promenade will connect gathering spaces and gardens, hosting 
community events and encouraging public interaction with the river. Low-impact boat 
access will promote activities like kayaking, and integration with the region’s Lawrence & 
Manchester rail trail system will offer bike rentals and enhance connectivity. The 
development will also link to the corner park along the river, which will continue to 
provide seasonal food services.

22
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APPROACH & METHODOLOGY

Program & Land Use

Renaissance on the River includes a variety of residential spaces nestled along the riverfront 
and canalside, with residential lobbies, amenity spaces, and ground-floor townhouse-style 
units on the lowest floors in order to create activity along both waterfronts. A versatile event 
space will be created within the restored mill building complex at 29 South Canal Street, flexibly 
designed to host public events, seasonal festivals, and community gatherings. The ground floor 
of 29 South Canal will also provide space for a variety of businesses such as restaurants and 
coffee shops. Farther east at 55 South Canal, a new mixed-use building will provide substantial 
space for a workforce training operation, upper-floor apartments, and parking. This will serve 
as a space for cultural and social activities, bringing together residents, visitors, and local 
businesses to foster a lively community atmosphere. Overall, our project weaves together the 
preservation of historic structures and vibrant new construction, tied together with inviting 
open spaces for communal gatherings and leisure. 

Our project revitalizes this central location of Lawrence with the following land use program: 

● A total of 665 residential units, including 630 residential apartments spread across four 
new construction buildings, and approximately 35 duplex townhouses lining lower garage 
levels along the riverfront on the main block.

● The development will primarily consist of rental housing, including a mix of apartments 
and townhouses. Approximately 20% of the units will be designated as affordable / 
workforce housing at various income levels.

● Apartments will have a variety of unit sizes, from 1 bedroom to 3 bedroom. Townhouses 
will offer a two-level format with two or three bedrooms and individual entries from a 
walking path facing the river. 

● The existing mill building complex at 29 South Canal will be renovated to provide 
approximately 50,000 SF of ground-floor and upper-level space for flexible uses, including 
retail, offices, and community event spaces.

● A new mixed-use building at 55 S. Canal, closest to the train station, will provide 
approximately 25,000 square feet of space on floor two for a workforce training facility.

● Naturalistic open spaces and walking paths along the Merrimack River, and a new 
promenade directly adjacent to the canal. These linear spaces will be linked together with 
a new terraced open space, built above a new parking deck, that steps down from the 
grade of the canal promenade to the riverfront walkways. Restaurants and event spaces in 
the revitalized mill building will open onto this terrace and the riverfront, increasing 
accessibility of the open spaces and keeping them active and well-used both daytime and 
evenings. 
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Architectural Character 

The architectural character of Renaissance on the River will be rooted in place. Drawing cues from 
the  existing mill complex at 29 South Canal Street, the new construction provides a modern 
interpretation of Lawrence’s historic industrial buildings. New buildings will have larger massing 
volumes that echo the strength and confidence of the city’s mill buildings, but tempered by 
smaller massing elements that bring the buildings down to a pedestrian scale and relate to the 
wider landscape. Building materials will include fiber cement, metal panels, and brick accents that 
relate to the existing brick industrial buildings in the area without trying to copy or compete with 
them. 

An important transformation of the mill building vernacular will be to include active frontages 
along waterfronts and public streets by means of frequent pedestrian entries and large areas of 
window glazing giving views into lobbies, amenity spaces, and community event spaces. Along the 
riverfront on the main block, ground-floor residential townhouses will bring individual stoops and 
entries to the waterfront, for a measure of neighborhood character and activity. Throughout all 
buildings, vehicular parking is interior to the buildings, screened from view of South Canal Street 
and the riverfront by these active uses, or architecturally screened with facade treatments that 
minimize views of cars and create a pedestrian-friendly rhythm of window-scaled openings. 

Building heights for the three larger buildings on the main block will be just under 70 feet, while  
the building at 55 South Canal Street will be just under 57 feet tall.

Open Space & Landscape Concept

By revitalizing the riverfront, preserving the existing mill complex’s historic architecture, and 
creating new spaces for living, working, and recreation, Renaissance on the River will stimulate 
growth and improve connectivity throughout the region. Central to our vision is enhancing 
physical connectivity within and across the site, fostering easy access to nature trails, riverfront 
activities, and transportation hubs. 

Our project includes places to gather and relax, with pedestrian-friendly and safe waterfront 
spaces and seating areas along the canal and the riverfront. Terraced publicly-accessible open 
space, activated by outdoor seating from adjacent restaurants and cafes in the existing mill 
complex at 29 South Canal, steps down the slope from canal to river. The riverfront walkways and 
linear open spaces will connect to the City’s planned waterfront loop and Rail Trail bicycle bridge. 
We envision direct waterfront access to the Merrimack River, including docks or wharves for 
fishing, and entry points for water-based recreation. Improved travel lanes and sidewalks along 
South Canal Street will make it easier for people to walk and bike to the commuter rail station. 
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Sustainability & Resiliency

Through inclusive design, preservation, and an emphasis on activating public spaces, 
Renaissance on the River will be a part of Lawrence’s ongoing transformation into a 
dynamic, future-oriented city. The project will serve as a model for the City’s 
transformation, including preparing for future climate change through inviting, livable 
design. All renovated and new buildings will have floodproofed construction, with living 
spaces raised above design flood elevations. Our team is aware of the challenges of 
building within the 100-year and 500-year floodplains, and brings experience in resilient 
planning and design in waterfront communities. The site will have green landscape design, 
with an abundance of restored natural areas to help manage and infiltrate stormwater. 
Shade tree plantings will help lower ambient temperatures, making for a cooler and more 
comfortable pedestrian experience. 

New construction and renovations will consider how to reduce embodied carbon and 
ongoing building energy use as fundamental guiding principles. The architectural design 
will include features to provide shading and lower ambient temperatures. We are excited 
to explore potential building technology certifications and advances such as LEED, Passive 
House construction, and Mass Timber, including green energy technologies such as 
hydropower, which can help meet energy and sustainability goals. 

The project site design will help move Lawrence from the legacy of its industrial history 
into the future, with safe, inviting residential units and community-focused spaces. The 
ground-level and lower level parking garages on the site will serve as physical barriers to 
on-site AULs (activity and use limitations) by raising the habitable spaces above grade. 

At a broader scale, the entire project is sustainable as a compact, walkable development 
located within a short walk of the commuter train station and local businesses and 
services in Lawrence. The parking supply for residential units will be limited, targeting 
residents looking for a walkable community with other travel options beyond driving. All 
buildings will include secure and safe bicycle storage as well. Renaissance on the River 
could be an ideal project to jump-start the City’s future 3A MBTA Communities zoning 
district requirement, permitting compact multi-family development close to the train. We 
encourage the City to consider mapping the 3A zoning in this area. 
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Renaissance on the River offers a bold and transformative vision 
for South Canal Street, combining historic preservation with 
modern development to create a vibrant, community-focused 
destination.
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*Please note that these images are conceptual only.  
We will work with the City of Lawrence on the final 
design and program



Our project will revitalize the riverfront, 
activate public spaces, and integrate 
residential, commercial, and recreational 
opportunities, while paying tribute to the city's 
industrial heritage. RENAISSANCE ON THE RIVER   |   SOUTH CANAL STREET PARCELS LAWRENCE, MA PROPOSAL

*Please note that these images are conceptual only.  
We will work with the City of Lawrence on the final 
design and program



A thoughtfully landscaped riverfront promenade will link 
various gathering spaces and gardens along the waterfront. 
Designed to host community events, the promenade will be a 
vibrant space that encourages public interaction with the river.
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*Please note that these images are conceptual only.  
We will work with the City of Lawrence on the final 
design and program



Canalside Elevation

Riverfront Elevation
*Please note that these images are conceptual only.  
We will work with the City of Lawrence on the final 
design and program
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October 2024 - Developer Designation

October 2024 - End of Year 2024: Due 
Diligence and Contracts

Completion of due diligence and finalization 
of contracts. 

Continue environmental assessments and 
related reports.

Q1 2025: Permitting Phase
Submission of all necessary permits for site 

development. Begin review process for 
building and environmental permits.

Q3 2025: Pre-Construction Work (3-6 
Months)

Preparation of construction drawings. 
Conduct geotechnical and environmental 

reports. 
Begin site enclosure and Phase 2 

environmental reports. 
Ensure all reports and pre-construction 

activities are completed.1

PROJECT TIMELINE

37

November 2024: Due Diligence Period
Start of the 60-day due diligence period 
post-RFP award. 
Negotiating contracts with LRA. 
Environmental assessments begin.

End of January 2025: Preparation for 
Permitting
Finalize negotiations and contract 
preparations.
Complete outstanding environmental reports.

End of Q2 2025: Site Plan Approvals
Achieve all required site plan approvals.
Finalize planning and coordination for 
upcoming construction phases.

End of 2025: Issue Building Permit
Secure all necessary permits for the 
construction phase.

Q1 2026: Construction Begins
Start construction on the Roger Piece and 
renovation of mill buildings.
Address environmental remediation work on 
city-owned properties.

*Timeline contingent and assumed that we will be able to cap the sites, with AULs in place. If site requires removal of contaminated 
soils, timeline could be lengthened by 6-12 months.

New Construction Timeline
Estimated completion of each new building: 12 to 14 months per building.

55 S. Canal Street (Fourth Building)
Construction of the fourth and final building, 55 S. Canal Street, will begin after the other buildings are stabilized 
and completed.

Post-Construction: Stabilization
Stabilization period of 6 to 12 months following the issuance of a certificate of occupancy for each building.

Anticipating a project completion timeline of approximately 4 to 5 years, our endeavor is subject to the 
intricacies of local and state-level permitting requirements and processes. The outlined timeframes are informed by 
industry standards and our past experiences in similar projects. 
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The proponent has identified several forms of financial assistance that the City will need to 
either provide, endorse, or perhaps act as a conduit for state or even federal resources. These 
are described on the pages to follow and in the financing schedules and include:

● Financing assistance for the 7,9, and 19 South Canal buildings, of approximately    
$9.1million, which will likely be in the form of pass-through funds from the 
Commonwealth or potentially federal funding programs.

● Affordable housing program funding for 55 South Canal Street of approximately $3.3 
million, to be matched or exceeded by Commonwealth AH funds.

● Infrastructure funding assistance likely through the MassWorks program for 
approximately $9.3 million in direct costs plus engineering and oversight costs.

● Brownfields remediation funding likely from MassDevelopment for an unknown 
amount, tentatively estimated for at least $2,000,000.

CITY INCENTIVES & FUNDING ASSISTANCE
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The Proponent has provided in an earlier section the detailed project program, project capital budget sources and 
uses, and rents and operating budgets with approximate permanent debt sizing.    These schedules are provided for 
the two proposed buildings on public land at 7, 9 and 19 South Canal Street, ("Buildings 1 & 2") and the property at 55 
South Canal Street.  These two schedules are then combined for the total Sources and Uses for the planned buildings 
on public property.   Please note that financial plan or projections for the proposed development of the privately 
owned parcels is not provided, but these parcels and the buildings planned are of course integral to the overall 
redevelopment plan.   We have also prepared a preliminary schedule of public improvements to for this immediate 
area, so-called master-plan improvements, which is discussed further below.

The financing plan and proforma schedules assume current available sources of funds such as Mass
Housing workforce housing, and also the Affordable Homes Act (recently passed by the Massachusetts
legislature and Governor) as a significant source of capital. As that capital is deployed and the program
requirements communicated to developers, we will strive to meet their affordability and other
requirements. We also understand that the City of Lawrence is undertaking the MBTA 3A zoning which
may have specific requirements that may impact our site, and we&#39;ll strive to meet those requirements as
well once they are shared and understood

 
The residential development plan has two components.

A. 7,9 and 19 South Canal Street: Development of 337 units of market and moderate rate housing on 7,9 and 19 
South Canal Street, together with podium level parking.   Total development cost for the residential and parking 
building is approximately $124.4 million.  Please refer to the schedules for the detailed development budget. 

     The housing program here will consist of 258 units of unrestricted market-rate rental units, and 79 units 
restricted as “workforce” housing set at rent levels affordable to households between 80% of AMI and 100% of 
AMI, and rents set at least 10% below market rates (with some of those units likely somewhat below that level.)

Financing will consist of mostly private debt and equity sources, but also assistance from state affordable 
housing and workforce housing programs both existing and proposed.   Private investment will consist of about 
$80 million in permanent mortgage debt, and about $18.6 million in private equity investment.   The permanent 
loan debt is based on MassHousing permanent debt programs that are available for projects with this 
proportion of affordability, although other debt sources would likely be available.  

In addition to the private investment, the proponent would seek Workforce Housing funds for the 79 restricted 
rent units, for about $15.8 million or $200,000 per unit.   This program is expected to be greatly expanded in 
funding by the Affordable Homes Act and managed by EOHLC or MassHousing.   In addition, we estimate a 
further need for affordable housing assistance from either the Commonwealth, or perhaps funds passed 
through the City of Lawrence, of about $9.1 million, or $27,132 per unit.  This is a relatively modest sum for a 
project of this scale and we hope that funding programs will be available again from the Affordable Homes Act 
or other avenues.

FINANCIAL PLAN & NARRATIVE

Cont. on following page
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55 South Canal Street:  This smaller site is proposed for a development of 25,000 s.f. of commercial or 
community space, with 54 residential units above, and a partial level of podium parking.  The total 
development costs for this building is approximately $24 million.  Please refer to the detailed financing 
schedules provided elsewhere. Our proposal is for all 54 residential units to be very affordable through the 
LIHTC equity and other state and local affordable housing financing programs. The community/commercial 
space would be a compatible user such as a community service program, educational or training program. 

This scale of multifamily housing fits very well into the LIHTC/Affordable Housing finance system in 
Massachusetts, and the location, program, and TDC per unit will make this a very competitive application for 
funding.   With an award of Low Income Housing Tax Credits from either EOHLC or MassHousing, we expect to 
raise about $8.7 million, or 43 percent of the TDC from equity.  We would also seek funding from EOHLC for 
both State LIHTC credits and other subordinate lending programs, that would yield about $120,000 per unit in 
funding.  We are estimating permanent debt financing of about $5.4 million, based on available financing from 
MassHousing and possibly other affordable housing lenders.   

E.O.H.L.C. will expect the City of Lawrence to contribute to the financing of this type of housing, and we’ve 
assumed about $3.3 million in funding from Lawrence to partially match the very significant funding from the 
state. This would likely be funded from existing City affordable housing programs like HOME or Community 
Preservation Act.

Affordable Housing Program
These two buildings will have a total of 133 units with affordability restrictions, including 54 units at lower 
income/LIHTC levels up to 60% of AMI, and 79 units at workforce/moderate income levels up to 100% of AMI. The 
entire residential program at this location will be 665 units (including the development on private land).  Therefore 
the proposal is to provide 20% of the total new units as income restricted affordable housing ranging from below 
60% of AMI up to 100% of AMI.   

Master Plan Improvements Cost and Funding
The program that has been created has a specific goal of being transformative for the City of Lawrence, Merrimack 
Valley and the Commonwealth of Massachusetts.   Renaissance on the River is a “Landmark”  mixed-use TOD 
development and strives to achieve all of the collective stakeholders goals of providing affordable/worker housing, 
activation of a vacant and contaminated property, creation of an inclusive cultural and social meeting place, job 
creation, increased tax revenue, and passive access and enjoyment to the Merrimack River and canal systems. 
When completed, the development will also be a catalyst for other underused public and private properties in 
Lawrence.  To reach these collective goals, there are series of critical public improvements planned as follows:   
 
• South Canal Street road, utility, sidewalk, and landscaping improvement and reconstruction;
• New access/curb cut to South Canal Street via a centralized bridge over the canal;
• Canal Beautification and Passive Access;
• Park at 2 South Broadway;
• Riverfront Promenade that would connect to the already approved bike path system; and
• Planning, engineering, design and project management for the above public access programs.

FINANCIAL PLAN & NARRATIVE

B.
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In addition, the parcels are all known to be contaminated to greater and lesser degrees, and this will 
need to be investigated, characterized and eventually remediated before private investment can 
proceed.  

 
We have estimated the public access infrastructure cost to be approximately $9.3 million. 

Environmental clean up and remediation is very hard to project at this point, but we would expect at 
least $2,000,000 in engineering and clean up work.

Potential financing sources for this work are available from the Commonwealth through two primary 
sources:

 
● MassWorks, which is the main public improvement and infrastructure program supporting 

private housing developments and available through the Mass. Executive Office of Economic 
Development.  

We expect that the MassWorks program will fund much or all of the infrastructure work, likely in 
stages.  This can be done through the City of Lawrence, or alternatively by the Proponent with 
City support and assistance.  

● Brownfields Remediation programs through MassDevelopment. This program is expected to be 
reauthorized by the Mass. Legislature in the coming months and should be available to the City 
to advance investigation and remediation of environmental contamination on its own properties 
and likely on the privately owned parcel as well.

FINANCIAL PLAN & NARRATIVE
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Based on the feedback and direction provided by the Lawrence Redevelopment Authority and 

various departments at the City of Lawrence, our mixed-use and mixed-income program is 

assumed to follow the zoning guidelines that are or will be in place to accommodate an 

expedited approval process; this could include designating the sites as part of the City’s 

compliance approach for its Commonwealth of Massachusetts’ 3A MBTA Communities zoning 

requirement.  In developing our conceptual plan, we also relied on the visions and frameworks 

of the Lawrence TBD Urban Renewal Plan  and supplemented it with “best practices” for urban 

renewal.  In addition, we took into consideration the Lawrence Downtown West Planning 

Study’s objectives related to alternative transportation options and compact, transit-oriented 

development. Our proposed riverway promenade incorporates tie-ins to the planned 

Merrimack RIver Rail Trail on the old rail bridge and proposed canalside and riverfront trails as 

envisioned in the Canal DIstrict Master Plan.   We also had preliminary discussions with several 

civil engineers and environmental consultants regarding Chapter 91, the Public Waterfront Act,  

and flood considerations, and have made the assumption that we will obtain the necessary 

permits and approvals in order to start construction by Q1 2026.    

 

We understand there are still environmental issues and that there may be the need for 

additional reporting and testing as well as follow-up remediation.  We are not clear as to the 

type of remediation or the cost and have assumed a $2 million cost in the overall budget.  We 

have also assumed the remediation will primarily consist of  “capping” the site, resulting in a 

permanent solution to Activity and Use Limitations (AULs).  Our design, which incorporates 

podium parking, is a standard construction approach to satisfy the AUL requirements along 

with additional passive or active systems, as appropriate. To the extent the environmental 

testing and remediation is more extensive,  the direction, timing, and feasibility of our 

program could be materially impacted.    

 

We also understand there are underground channels that may be too challenging to remove.   

During our due diligence phase, we will need to properly assess the impact on our program of 

these underground channels with our geotech, hydro-power and structural engineers.     

ZONING & ENVIRONMENTAL CONSIDERATIONS



REFERENCES & 
COMMUNITY SUPPORT 

LETTERS

49



REFERENCES

BLUE OCEAN REAL ESTATE ADVISORS
Rockland Trust
Keith Dubois
Commercial Lender
10 Memorial Blvd., Suite 904
Providence, RI 02903
Phone: 508-732-3338  Cell: 508-965-0685
Keith.Dubois@RocklandTrust.Com
 
JP Morgan
Debbie Cohen 
J.P. Morgan Private Client Advisor 
Vice President – Investments 
Chase Private Client 4401 E. Camelback Rd, Phoenix, 
Arizona, 85018 
T: 602-281-3348  
F: 855-373-7129
debbie.cohen@jpmorgan.com 
 
Citizens Bank
Augie Vulaj
Director, PBO Manager
augustin.vulaj@citizensprivatebank.com | Direct: (561) 
946-7032
FL Insurance: W391665
 
400 Royal Palm Way
Palm Beach, FL 33480
PalmBeach@citizensprivatebank.com | Office: 
561-812-5631
 
Jennifer K. Votano, CFA®, CFP®

Senior Vice President, Senior Clarfeld Advisor
Clarfeld
 
99 High Street
Boston, MA  02110

Direct Line: 617-850-1926
Fax: 833-937-1608
jennifer.k.votano@citizensbank.com

Johnson O’Connor, LLP
Kristopher Hebert CPA, MSA (Partner)
Corporate Accounting
101 Edgewater Drive, Suite
210 Wakefield, MA 01880
www.johnsonoconnor.com
PH# 781-914-3312

DELOURY CONSTRUCTION INC
Bank of New England
Paul Finn 
CEO 
603-894-5700
31 Pelham Rd
Salem NH 03079

Dalton & Finegold, LLP
Barry Finegold
Corporate Counsel
34 Essex Street,
Andover, MA 01810
www.dfllp.com
PH# 978-470-8338

DREAM DEVELOPMENT 
BlueHub Loan Fund
Karen Kelleher  
President
BlueHub Loan Fund
kkelleher@bluehubcapital.org
PH# 617-427-3699 

Sebastian Zapata
Multifamily Originator
MassHousing
PH# 617-952-8561
szapata@masshousing.com

Mollye Lockwood 
Senior Vice President 
The Life Insurance Community Investment 
Initiative 
PH# 617-536-3905
mlockwood@masscapital.com

50

mailto:jennifer.k.votano@citizensbank.com
http://www.johnsonoconnor.com/
http://www.dfllp.com/


COMMUNITY SUPPORT LETTERS

51



COMMUNITY SUPPORT LETTERS

52



COMMUNITY SUPPORT LETTERS

53



COMMUNITY SUPPORT LETTERS

54



COMMUNITY SUPPORT LETTERS

55



COMMUNITY SUPPORT LETTERS

56



COMMUNITY SUPPORT LETTERS

57



COMMUNITY SUPPORT LETTERS

58



COMMUNITY SUPPORT LETTERS

59



COMMUNITY SUPPORT LETTERS

60



COMMUNITY SUPPORT LETTERS

61



COMMUNITY SUPPORT LETTERS

62



COMMUNITY SUPPORT LETTERS

63



COMMUNITY SUPPORT LETTERS

64



COMMUNITY SUPPORT LETTERS

65



COMMUNITY SUPPORT LETTERS

66



COMMUNITY SUPPORT LETTERS

67



COMMUNITY SUPPORT LETTERS

68



COMMUNITY SUPPORT LETTERS

69



COMMUNITY SUPPORT LETTERS

70



COMMUNITY SUPPORT LETTERS

71



COMMUNITY SUPPORT LETTERS

72



COMMUNITY SUPPORT LETTERS

73



APPENDIX

74



RENAISSANCE ON THE RIVER   |   SOUTH CANAL STREET PARCELS LAWRENCE, MA PROPOSAL



RENAISSANCE ON THE RIVER   |   SOUTH CANAL STREET PARCELS LAWRENCE, MA PROPOSAL



RENAISSANCE ON THE RIVER   |   SOUTH CANAL STREET PARCELS LAWRENCE, MA PROPOSAL



RENAISSANCE ON THE RIVER   |   SOUTH CANAL STREET PARCELS LAWRENCE, MA PROPOSAL



APPENDIX (CONSULTANT QUALS)

79



APPENDIX (CONSULTANT QUALS)

80



APPENDIX (CONSULTANT QUALS)

81



APPENDIX (CONSULTANT QUALS)

82



APPENDIX (CONSULTANT QUALS)

83



APPENDIX (CONSULTANT QUALS)

84



APPENDIX (CONSULTANT QUALS)

85



APPENDIX (CONSULTANT QUALS)

86



APPENDIX (CONSULTANT QUALS)

87



APPENDIX (CONSULTANT QUALS)

88



APPENDIX (CONSULTANT QUALS)

89



APPENDIX (CONSULTANT QUALS)

90



APPENDIX (CONSULTANT QUALS)

91



APPENDIX (CONSULTANT QUALS)

92



APPENDIX (CONSULTANT QUALS)

93



APPENDIX (CONSULTANT QUALS)

94



APPENDIX (CONSULTANT QUALS)

95



APPENDIX (CONSULTANT QUALS)

96



APPENDIX (CONSULTANT QUALS)

97



APPENDIX (CONSULTANT QUALS)

98



APPENDIX (CONSULTANT QUALS)

99



APPENDIX (CONSULTANT QUALS)

100



APPENDIX (CONSULTANT QUALS)

101



APPENDIX (CONSULTANT QUALS)

102



APPENDIX (CONSULTANT QUALS)

103



APPENDIX (CONSULTANT QUALS)

104



APPENDIX (CONSULTANT QUALS)

105



APPENDIX (CONSULTANT QUALS)

106



APPENDIX (CONSULTANT QUALS)

107



APPENDIX (CONSULTANT QUALS)

108



APPENDIX (CONSULTANT QUALS)

109



APPENDIX (CONSULTANT QUALS)

110



APPENDIX (CONSULTANT QUALS)

111


