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EXECUTIVE SUMMARY

Background and Statement of Purpose

This Affordable Housing Plan (AHP) was prepare@empliance with the Massachusetts
Department of Housing and Community DevelopmenP$iCD) Planned Production
Regulation, MGL 760 CMR 31.07(1)(i). It providesrenagement tool to enable the town
of Townsend to make timely progress toward meets@ffordable housing goals. The
AHP is the business plan to implement the town'812Master Plan (the town'’s strategic
plan for affordable housing - see Appendix A). Ri¢P:

* Presents a comprehensive needs assessment falaattohousing in Townsend,
including an analysis of existing conditions, demagdic trends and local and
regional market forces (originally prepared as paEO418 in 2004 and updated
as part of this process).

* Identifies the constraints that have limited afedste housing production in
Townsend, and the town’s efforts to mitigate them.

» ldentifies opportunities and approaches the Towhpursue in order to meet its
goal of providing housing for families across adataange of income, age and
needs.

» Describes the mix of housing units required to adgdrthe identified needs and a
time frame for their anticipated production.

* Recommends a number of regulatory reforms andcgdd expand local
development capacity.

» Describes strategies to preserve Townsend's unepmdogical assets while
undertaking new production initiatives.

» Describes strategies to preserve existing housitggks while increasing
affordability.

* Anticipates a significant role for both private aoevn initiated development.

Market Conditions

Townsend’s 9,314 residents live in approximatel¢@lnits of housing, of which 85.9%
are single family homes. Since 1980, 906 single#faimomes, but only 2 multifamily
structures have been built. Most of the remainiagcels of undeveloped land will be
difficult to develop because they must have indrgildwells and on-site septic systems in
a geologic area of high water tables.

Economic growth along Route 495 corridor has beenagor driver of change. Home
prices increased 28.9 percent in the decade 1990;2hdanother 58.1 percent from
2000 to June 2005.

Existing Affordable Housing in Townsend

2.5% of Townsend’s existing housing stock — 80 2units considered affordable on the
state subsidized housing inventory. This is a $hlbrdf 233 units from the 10 percent
goal the state has established for its cities anths. All of these units have been added to
the inventory in the past sixteen years, and ablved the active support and partnership
of the town.

* 50 Elderly rental units at Atwood Acres



* 30 Homeowner (family) rehab units distributed thglbout town

Two projects to create affordable housing are undgr

e A 44 unit homeownership project of single-familynmes, 25% of which will be
affordable.

* 8 unit townhouse renovation/conversion 25% of whwdhbe affordable.

Both projects are anticipated to begin construcitmn?005/2006.

Socio-Economic Needs
30.3% of Townsend residents are low to moderatenmac 5.1% of residents and 4.1% of
families live below the federal poverty level.

In 2000, nearly 25% of Townsend homeowners andy28f6 or renters spent more than
30% of their income on housing costs. 18% paid nitaa 35%.

Townsend's demand for units of affordable housomes from four main sources:
* Low and moderate income (LMI) households
* Young families with established ties (parents,isgdsd) to Townsend
» Elderly residents seeking to downsize
* Full-time employees of the town and the schoolrigdistmany of whom cannot afford

to live in the town where they grew up and now work
The number of affordable housing units has not kgptvith demand. 48 households are
waiting for space at the sole senior housing fgcilhn ongoing program to repair sub-
standard homes has assisted 30 LMI householdsrbatditional 28 are on the waiting
list.

Environmental Protection Needs

Townsend is located at the boundary between thedkastal plain and the rolling uplands
of central Massachusetts. The area’s unique geologiory has resulted in a wide variety
of soil types and conditions.

The state of Massachusetts recognizes the envimtamgalue of Townsend’'s open
spaces. The state owns a total of 5,666 acresesf gpace in Townsend - more than 27%
of the land in town. Much of this acreage is eits@te park or wildlife management
areas. Refer tattp://www.dls.state.ma.us/bla/sol/TownsendSOL fodfa listing of state-
owned lands in Townsend.

The recently (2002) designated Squannassit Are&rdfcal Environmental Concern
(ACEC) includes 15,050 acres in Townsend (See AgigeR). There are 23 state-listed
rare species known to occur within the boundarfeth® ACEC. According to the 2001
State Biomap about 46% of the ACEC is Biomap Coabitdt and 33% is designated as
Supporting Natural Landscape. The Squannacook Riveiits tributaries are classified as
cold water fisheries that support brown, brook eaidbow trout.

Significantly, the Department of Fisheries and Whdis actively seeking to purchase or
otherwise protect as much of this sensitive acresge large corridor along the
Squannacook River as unique habitat in need ofeption. Since the early 1980’s they



have purchased 332 acres at a total cost of $827|B&ddition, the State has purchased
99 acres adjacent to the Willard Brook State Patk Bownsend State Forest, bringing the
State’s investment in Townsend’s environment okiex period to over $1.3 million. Refer
to Appendix C for a map of this ecologically sensitarea.

The natural resources of the Town of Townsend leloot only to her residents; they
belong to all residents of the state. They prowideues for hunting and fishing, hiking,
swimming, cross-country skiing, and a variety ohest outdoor activities. It is the
responsibility of the Townsend Housing Authorityel&tmen, Planning Board and
interested citizens to protect these resourcesveryone.

The need to provide affordable housing for Town&enieediest citizens must be
balanced against the need to preserve and prétedbtvn’s natural resources. Because
these resources belong to all Massachusetts résjdiwey must not be used to fulfill
Townsend'’s affordable housing needs.

Needs Assessment Summary

Townsend is a community with unmet needs for atibld housing:

* 669 households (21.4%) pay more than 30% of theome as rent or mortgages.

* 24% of the housing stock was built before 1940.

* A 2002 windshield survey showed that 68% of the ésrsurveyed were in need of
repairs.

* 48 households are waiting for housing in the ofilgrdable senior housing in town,

» 28 households are waiting for housing rehabilitatio

* There are no subsidized units appropriate for ydanglies or for the employees of
the town and the school district.

The need for additional units of affordable houssglear and well understood by both

the citizens and town officials. This need musthadanced against the town’s unique

ecological assets that belong to all residentb@ftate.

Affordable Housing Goals

Currently, 233-275 units of affordable housing aeeded to bring the town up to, or near,
the state’s 10 percent target. Although the statedet a target of 10 years, realistically,
given our local constraints and historical ratedefelopment, this is a fifteen-year goal.
On an ongoing basis, the town should ensure thmatnanum of 10 percent of its new
residential development is affordable. An additio®ainits per year would maintain that
level given historic growth trends. In terms of img), the goal is to add at least 50 — 75
qualified, affordable units the first three yeafstiee plan, then a minimum of 16 units
each succeeding yeso that the Town can continue to guide its grovathststent with its
Master Plan.

The Housing Authority proposes an equitable dividietween family and elderly (and/or
special needs) units and between rental and honaship. In addition to adding units
that are affordable by, and restricted to, hous#hehrning not more than 80 percent of
the area median income (i.e., those that qualifyifolusion on the State’s Subsidized
Housing Inventory), the Town will strive for a mof the units in publicly-supported



developments which includes moderate and middlenmrg households (those earning
between 80-150 percent of the town’s median incceme)the lowest income households
(those earning less than 50% of the town’s mediaame).

To the extent that appropriate sites are availadde; small-scale affordable developments
should be distributed throughout the town. Towmed land should be utilized, if
feasible. Where existing single-family propertaee suitable for conversion to multiple
units, or where new units can be added to existengloped sites, these option should be
considered. Higher density development may be @tggp where the Master Plan has
indicated it is appropriate and sustainable (sepeffdix D). As important as building
new affordable housing is preserving, maintaining apgrading the existing inventory,
and improving its affordability and accessibilityr fcurrent residents and those who would
like to “buy in.”

Affordable Housing Strategy

Achieving these goals will require appropriate soahd regulations (or regulatory relief),
financial resources, development capacity, andipaliwill. The strategies the town will
pursue include production initiatives; preservatstnategies; planning and regulatory
reform; and building local development and managentapacity (including funding).
Specific actions include development of at leastdéhtown-owned parcels, one of which
is a Housing Authority proposal for senior rentallking on the same 16 acre parcel as
the current Atwood Acres development; the secorakigelopment of infill housing by a
non-profit organization such as Habitat for Humgaroh the six lots in the ‘Pinetree
Haven’ neighborhood; the third is development @Baacre parcel in the ‘Timberlee Park
neighborhood. In addition we anticipate continuetaboration with private developers
proposing development under the comprehensive perovisions of MGL Chapter 40B;
and have initiated discussions with two local depels to create local initiative
developments. The plan also calls for rehabilitatemd qualification of existing units
owned by low income homeowners under the Ashby Asittam Townsend
Rehabilitation Project, funded by Community Develgnt Block Grants (CDBG). Two
proposed zoning bylaw changes would facilitate direation of accessory dwelling units
and the conversion of some current business piepead mixed use rentals. Lastly, the
plan describes the long term affordability resioics the town will employ to ensure
ongoing affordability by the targeted income graups



1. INTRODUCTION

Background

The town of Townsend, located in the northeastarhqf Middlesex County, bordered by
Groton, Shirley, Pepperell, Ashby, Lunenburg andwvNdampshire, is a residential
community of some 9314 residents (as of Janua®pQ5, according to the Town Clerk).
The day-to-day operations of the town are managealtbwn administrator who oversees
a town hall staff of 9 full-time and 27 part-timenployees. Townsend does not have a
town planner or engineer, but does have a landadsenistrator supporting the land use
boards (who also retain consultants, on a caseabg-basis, as needed). Most other
aspects of town governance are handled by volunbeards and committees. The
development of an affordable housing agenda is xwepmion, and this Affordable
Housing Plan has been prepared by the town’s Hgusirthority and the Planning Board,
with input from the Zoning Board of Appeals and tlaand Use Coordinator.

Townsend has no municipal wastewater system. Alsbbolds and businesses are served
by on-site, private septic disposal systems. Tl®r@ municipal water system serving
42% of the households and a private water systemmgel5% of households. A site for a
potential new municipal well has been located deddonation of the land to the town is
part of a new subdivision. The development of thister resource will enhance the
possibilities of development in the southeasteotasef the town.

Over the past two decades, Townsend has built pfyrsngle family homes on 2 or 3
acre parcels. Its first “affordable housing” unitere created in 1988 (50 qualified senior
units. Recent market rate development does not theateeds of the people who would
like to move to or remain in the town.

In order to assure that growth shall be phased swhato unduly strain the town’s ability
to provide public facilities and services, the towassed a rate of development and
subdivision phasing bylaw in 2003 which limits thember of new housing units that are
not specifically affordable or senior housing to(28 new home permits had been issued
in 2003, 28 were issued in 2004). Many Townsenailfas experienced financial
setbacks and/or job losses as the economy wentraa@ssion in 2001, and are still
struggling. Demographic projections suggest thatdegree to which needed housing is
not available will only grow more acute over thetgecade.

Purpose

This Affordable Housing Plan has been designeduidegthe expansion of affordable
housing opportunities in the town of Townsend. Phan represents a management tool
for ensuring that timely progress is made towareting the town’s affordable housing
goals. It is based on a comprehensive needs assessand a thorough analysis of
existing conditions, demographic trends and loadl igional market forces. It identifies
the constraints that have limited affordable hogismmoduction in Townsend, and the
town’s efforts to mitigate them. It also identifiepportunities and lays out the strategies



the Town will pursue in order to meet its goal od\pding housing for families across a
broad range of income, age and needs.

The Plan describes the mix of housing units requiocaddress the identified needs and a
time frame for their production. It recommends wamber of regulatory reforms and
policies to expand local development capacityindtudes preservation tactics as well as
new production initiatives, and it anticipates gndiicant role for both private and town
initiated development.

Organization

This plan is submitted to comply with the MassaelissDepartment of Housing and
Community Development’s (DHCD'’s) Planned Producti®egulation, MGL 760 CMR
31.07(1)(i), and it follows the structure outlinedthe Planned Production Guidelines,
with the addition of an Executive Summary and drobtuction:

* Section 1 Introduction

e Section 2 Comprehensive Needs Assessment

» Section 3 Affordable Housing Goals

» Section 4 Affordable Housing Strategy

» Section 5 Description of Use Restrictions

The Affordable Housing Plan builds upon three rdgesompleted planning documents:

* Townsend Master Plan, June 2001, the Town’s updated master plarepared by the
Master Plan Committee;

» Town of Townsend EO418 housing section, prepared by the Montachusett Regional
Planning Commission in 2004, which has been updatéus plan;

* Results of the Housing Authority’s fall 2004 Aff@able Housing Survey.



2. COMPREHENSIVE HOUSING NEEDS ASSESSMENT

This section summarizes the housing requiremeniBoainsend residents and identifies
gaps between their needs and the existing resoarcaitable to meet them. It also
provides data on regional housing needs and aataspfuture needs. It identifies the
town’s existing and planned affordable housing ueses — those officially recognized on
the Commonwealth’s Subsidized Housing Inventory [[S&$ well units on the private
market — and reports on the town’s organizatiormdministrative and regulatory
framework as they relate to affordable housing. stlya it looks at challenges and
opportunities specific to Townsend.

Population Profile

According to the Decennial Census, the populatibfawnsend was 9198 on April 1,
2000 (9314 per town census in 2005). The town gankthe middle of the state by
virtually all indicators — population, populatioremsity, housing density, household
income, home values, educational attainment, ahdatenrollment. Household income
increased by 22 percent between 1989 and 1999 1(¥4®%. The Town’s population is
30.3 percent low — moderate income; 5.1 percenthef population and 4.1% of the
families live below the federal poverty level.

Townsend is predominantly a family community. Haesiconstituted nearly 80 percent
of the town’s 3110 households in 2000, compare®3opercent statewide. Forty-five
percent of Townsend’s family households includddcbn (the statewide figure is 47
percent

Compared to state norms, Townsend has a smalledgiegn of 20-34 year olds, and the

town has experienced a nearly 25% decline in thosig since 1990. From 1980-2000,

Townsend’s senior (aged 65+) population grew fatbtan the population as a whole. The
number of senior residents rose from 463 to 622narease of 34.3%, compared to an
increase of 27.7% for the general population. Tneup will all become senior citizens

during the period of this plan. If these citizeme o remain in Townsend, there must be
housing that is affordable to them as they tramsiinto fixed, presumably lower incomes.

According to DHCD 2005 statistics, 69.04% of Towmds elderly households (65 years
and older) are LMI. Townsend supplies elderly smsiat age 60. Using this standard
there are just over 900 seniors or about 10% optmlation that qualify. This continues

to grow as younger families try to keep parentatrets close by.

Adults under 65 with disabilities constitute 4.2%8% individuals). Racial and ethnic
minorities constitute only a very small percentTaiwnsend households. The Census
reported that over 97 percent of Townsend’s pomriatas white, 0.7 percent was black,
.2 percent was Asian, and Latinos (of any racefessgted 1.2 percent of the population.

Twenty-eight percent of town residents in 2000 relthchelor’s, a graduate or a
professional degree. The comparable U.S. figure2&as percent.

The rapid rise of housing costs inside Route 49%hduhe last 3 decades has resulted in



explosive growth as commuters seek cheaper housing:

1970 Census

2000 census

% Increase

Statewide

4,281

9,198

114%

11.5%

The new arrivals benefit from the high-tech jobsngl Route 495 and Route 128, but the
benefits are not widespread. According to the DH@D2005, 2,792 LMI residents
(33.2% of the total population) live in Townsend.

Townsend residents:

» Earn slightly less — especially in retirement

» Travel further to the workplace

* Are more likely to spend more than 30% of theioime on housing compared to
residents of the state as a whole.

2000 Census Iltem Townsend Massachusetts
Mean travel time to work 36.4 minutes 27.0 minutes
Mean Social Security income $10,666 $11,085
Mean Retirement income $14,255 $16,000
Per capita income $22,658 $25,952

The 2000 Census documented other shifts as well:
* While the population of Townsend increased 18% frt®80-1990, the increase
dropped to a modest 8.3% from 1990-2000.
* Townsend’s rank in the state in terms of medianilfamcome fell from #85 in
1989 to #114 in 1999, significant when looking atising affordability.

Existing Housing

The housing stock is overwhelmingly single-famgsessors categorize condominiums
as attached single family). Since there are naiffarhily districts, the few multi-unit
structures that exist are scattered throughoutoiva. Eighty-four percent of all units are
owner occupied, up from 79.5 percent in 1990. Anificant number of homes are
designated as lower-value:

National| State | Townsend
% Single family homes 60.3% 52.4% 82%
% Lower value homes 42.7% 53%

Source: 2000 Census (Note: Lower value denotesrlquertile/SF4)

Townsend has among the most affordable housingds stothe region; only Ashby of the
surrounding towns is more affordable. The 2000 d0snprovides a snapshot of the
town’s 3125 units of housing (including those taed vacant, seasonal or for sale).

Structure Type | Total Units | Percent of Units
Single family 2698 2698 86.3%
Condominiums 259 259 8.3%
2 family 48 96 3.1%
3 family 8 24 0.8%
4 or more units 8 48 1.5%
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More than 63 percent of Townsend’s housing uniteHzeen built since 197MNineteen
percent of Townsend’s housing stock is 65 or me@y old, having been built before
World War Il; another 24 percent are 35 to 64 yeddsand 32 percent 25-34 years old,
having been built in the 70’s building boom. Wather 75% of the housing being over 25
years old, it is likely that many of Townsend’s dng units would not meet the current
State or local building codes.

In July of 2002, the Montachusett Regional Planr@ognmission conducted a windshield
survey of housing in Townsend, Ashby and Ashburniahthe 328 houses surveyed:

e 171 (52.1%) need chimney reconstruction

* 101 (30.1%) need roof reconstruction

* 117 (35.7%) need shingle replacement

e 132 (40.5%) need porch or stair reconstruction

* 102 (31.1%) need corrections to the foundation
An ongoing program to rehabilitate sub-standard éehmas repaired 30 homes between
2000 and 2005, but 28 additional households ar waiting list for this service.

Lead paint, outlawed for use in housing in 1978nast problematic in homes built prior
to 1950, which would include less than a third ofwhsend’s units. A greater problem
for many homeowners is the possibility of septidufe under the State’s Title 5
regulations, and the high cost of system repaireplacement to comply. Ongoing
maintenance of all types presents a challengeldi@r and low income homeowners.

Trends in New Construction

New construction since 1990 has been solely sifagtely homes; 487 single family
home building permits have been issued since 199€he prior decade 419 single family
permits and two apartment building permits wereaasis

The average annual growth rate over the last 16y been less than 1.2 percent, 1.6%
over twenty-five years. This is in contrast witle tirowth experienced between 1970 and
1980 with the building of the major part of twodar subdivisions (Timberlee Park and
Pinetree Haven) which saw the population of thent@mhmb nearly 78% and cause a
massive impact on the town'’s infrastructure. Beeaafghe required large lot sizes, which
reflects the physical constraints (site and semguirements, soil conditions, wetlands,
slope, etc.), even this modest rate of growth haslted in the conversion of over 75 acres
per year of primarily forest land to residentiaéus

Rents and Home Prices

Historically, Townsend has had a housing markeh wging values, predictable turnover
and low vacancy rates. The mid 80’s and mid 90% kagher than normal building and
sales activity; but the rate during 2002-2004 skbwe less than half its normal rate.
Despite that slowdown, prices continued to rise.

Like many communities in the area, Townsend isnigpshe battle to maintain a diversity
of housing options. Historically, there have bé&mm units available for rent in the private
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market. The median home price in Townsend incobaye28.9 percent over the decade
between 1990 and 2000; the increase between 2GD@@0H was 58.1 percent! Many
communities closer to Boston have experienced ewmere dramatic run-ups in price
during this time period, with the lower income coomities experiencing the greatest
increases.

The median asking price of homes listed with thenMipal Listing Service (MLS) in
July 2005 — $349,900 — would require a homebuydraee an annual income of more
than $80,000. There are only 3 listings priced Wwe200,000 at this time. Turnover
remains low, less than 2 percent per year.

Rental units in Townsend have been climbing in griaglthough not quite as rapidly.
During the year ending July 31, 2005 the medianepdf rentals was $775 with a range
between $675 and $1400. The July 2005 MLS listisgewed: 4 rentals with rents
ranging from $700 to $1800 per month.

Like rents and home prices, land costs have egchlatith the lowest priced parcel
currently available at $189,900. In fact, ithe thigh land costs, more than anything else
that drives up home prices and dictates what gets. b Large lot zoning, Title V
requirements and private wells all contribute tghhilevelopment costs. As of July 2005,
there were 8 parcels listed with Multiple Listingrsice. They ranged in size from 2
acres to 58 acres and were priced from $159,9@848,900, with a median asking price
of just under $30,000 per acre, with substantiaidgjrer costs for lots ready to build.

Affordability Gap

Until about ten years ago, there was a fairly gowdch between family income of local
residents and income required to purchase thedalymc median priced, home. In fact, the
‘affordability’ of Townsend was the draw for ambitis developers even before that. In
the early 1970’s when the original 456 unit TimberPark was built with homes ranging
from $23,950 to $30,100, it was advertised as “gdior the taking, at prices you can
afford”. The brochures touted the “inviting Statarleland — a quarter of the town’s total
acreage.” But, as elsewhere in the region, honmeegin Townsend have risen faster than
incomes, and the median priced home in the firdtdi22005 sold for $270,000. Still, the
town has fared better than most eastern Massathuesetmunities: with the exception of
Ashby, whose affordability is slightly lower, Towersd’s ratio of median home price to
income which is roughly 3.75, is significantly lomwian the surrounding town’s ratios
which range from 4.5 to 5.75 times income

With homes rarely available now for less than $200, affordability is a major problem

in Townsend. Teachers, municipal workers and pudafety personnel who don’t already
live in town, but would like to, find it especialhallenging to locate affordable housing
in Townsend. The starting salary for teachers waitbachelor's degree is just over
$35,300; the median teacher salary in 2005 is ab60f000. The median police salary
currently is $46,030; for the DPW, it is $41,83Dhe town’s police chief works at a base
salary of about $76,700, which is the highest t@atary. The EMT and fire departments
are staffed by five paid managers and administsa®9 on call fire volunteers, 10 on call
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EMTs and 4 on call paramedics, most of whom eitherk or live in town. Most town
employees would qualify as low or very low incommelar HUD standards.

The least expensive home currently listed with Nhdtiple Listing Service in Townsend
has an asking price of $189,900 (August 2005). uAssg an 80 percent mortgage at
today's favorable low rates (5.75 percent), anavahg 30 percent of income for
principal, interest, real estate taxes, and homeeasvimsurance, a homebuyer would need
an income of over $75,000 — and $64,000 or mopagh — to purchase the median priced
house. Only a handful of municipal or school department employees are paid enough in
2005 to afford the least expensive home in the town where they work.

Monthly Owner Costs as Percentage of Household Inoge in 1999

Number | Percent
Less than 15% 625 27.6
15 to 19% 420 18.6
20 to 24% 419 18.5
25 to 29% 232 10.3
30 to 34% 160 7.1
35% or more 406 17.9
Total exceeding 30% guideling 566 25.00%

Source: U.S. Census 2000

Renters face an even greater challenge. Therendyel8 apartment units in town; most
of the rental units are single family (includingndm) units. In 2000, the median rent was
$634, certainly affordable; yet even at that, 21 &%he renters were spending more than
30% of their income on housing. Even those rente hiisen as have the other housing
costs over the last four and a half years. The $bvweice rental currently available is
$700, the median $1300 and the highest is $1800.

A significant percentage of Townsend residents dpeare than 30% of their income on
housing costs. The following two tables demonstifad a total of 669 households are
paying 30% or more of their income on housing:

Gross Rent as a Percentage of Household Income 989

Percent NumberPercen
Less than 15% 149 31.6
15 to 19% 63 13.4
20 to 24% 66 14
25 to 29% 44 9.3
30 to 34% 24 5.1
35% or more 79 17.8
Total exceeding 30%guideline 103 22.9
Not compute 46 9.8

Source: U.S. Census 2000

Populations in Need of Housing Assistance

The housing needs and priorities identified in fian follow commonly used federal and

state standards for classifying income, affordabéind housing problems. Housing is

affordable if gross rent (including the cost oflities borne by the tenant) or homeowner
costs (including mortgage payment, real estatestaxel homeowners insurance) do not
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exceed 30 percent of household income. Houselpalgimg in excess of 30 percent are
consideredcost burdened; those paying in excess of 50 percent are coresidsexverely

cost bu

The table below illustrates the targeted incomeelevior most affordable housing

rdened.

programs in the Boston metropolitan area, whickuishes Townsend.

Income Eligibility Guidelines for Various Programs 2005

50 %30%
House Boston [95% 80 %AMI AMI
- Median AMI AMI Very ExtremelFederal
hold [150%AM [110%AM [ncome ModeratelLow Low y  LowPoverty
Size |l I (AMI)  Income |Income |Income [ncome |[evel
1 $ 86,850| $ 63,663 $54,981 $46,300 $28,950,3507|$ 9,310
2 $ 99,300| $ 72,806 $62,878 $52,950 $33,100,85D9($12,490
3 $111,600| $ 81,881 $70,716 $59,550 $37,200 3$P2|$15,670
4 $124,050| $ 90,956 $ 82,60@8,553 | $66,150 | $41,350 $24,800 $18,850
5 $133,950| $ 98,244 $84,847 $71,450 $44,650 8$P6/$22,030
6 $143,850| $105,531 $91,141 $76,750 $47,950 $P8|825,210

Source: HUD User.com

The next table shows that low income renters weiieet as likely in 2000 to have
affordability problems as homeowners. The tabl® atflects the fact that those at the
lowest end of the income scale, less than 50% e# anedian income. Given our
anecdotal knowledge, Section 8 vouchers used inn§emd combined with the Atwood
Acres senior housing account for virtually all b&tlow income renters who do not have
affordability problems. These numbers also comenfrenapshot census data and the
reality is much more fluid for the low-income. Besa of the huge increase in housing

prices since 2000, the data that would be compartdday would undoubtedly show

more problems.

Housing Affordability Problems

Renters Homeowners All Households
Income Affordability | No Aff. Affordability | No Aff. Affordability | No Aff.
Classification| Problem Problem| Total | Problem Problem| Total | Problem Problem| Total
<=30% of
Area Median
Inc. 30 35 65 4 0 4 34 35 69
>30%, but
<=50% 20 0 20 0 10 10 20 10 30
>50% but
<=80% 0 39 39 24 69 132 24 108 132
">80, but
<=100% 10 54 64 14 141 155 24 195 219
Totals 60 128 188 42 220 26R 102 348 450

Source: SOCDS CHAS Data 2000
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Housing Conditions

While only a handful of homes in Townsend are dekrmebe seriously substandard
(lacking kitchen facilities or plumbing or havingreous code violations), many others
have a great deal of deferred maintenance; upggasiich units is considered a high
priority. Over 30 homeowners participated in Massslog home improvement loan
programs in recent years, and the MontachusettdRagPlanning Commission estimates
another 5-7 may be served in the coming year uthgeregional home repair program for
which it recently received continuing funding undlee Community Development Fund Il
Program. These units represent 30 of the unitentiyr deemed affordable in Townsend
and 20% of our planned increase in affordable units

The number of low income homeowners, including ¢he#th rental units, who may need
financial help to maintain their units; remove lgzant, asbestos, or other toxins; repair
or replace failing septic systems; or comply wittuking codes, is estimated to be much
greater, with 28 currently on the waiting list firese funds. Many of these are low
income elderly homeowners who want to get out ofgihmaintenance” housing
situations entirely and convert some of their h@vexjuity to cash for other basic needs.
Bringing these units up to code is a major pathefPlan’s strategy to assure meeting our
goal of at least 10% affordability.

Special Needs

A small number of Townsend residents have more ialmed needs. The Census
enumerated more than 385 people under 65 who sxpsdme type of physical, mental or
sensory disability. This represents about 4.8 gegrof residents under 65. The number
over 65 is undoubtedly higher. There are also allsmsnber of residents, or former

residents, whose health and/or other issues regpieeialized housing services. The
numbers are small, and their needs may be temporaggisodic. Not all such needs can
be met locally, but it is important to recognizeattiTownsend residents contribute to a
regional demand for group homes, transitional haysshelter beds, etc.

Lack of Housing Choice

While some households need help with affordabihityme repairs, or have special needs,
many others — across a range of incomes — simpgd ngreater housinghoice:
alternatives to single family homes on large lotechs as smaller units, rentals,
condominiums, etc. is more limited. Fewer tharp&Ecent of households rent, and nearly
90 percent of those rent single family homes. @&hare several condominium
developments in Townsend, including the converssdérBenjamin’s Motel, which is
currently in process. The only units consideredtirfamily properties are 8 small (4-9
units) apartment buildings, and the affordablesiattAtwood Acres.

Regional Needs

The regional needs are greater and more complexe Nf the towns abutting Townsend,
or the communities abutting them, is at the 10 gartaffordable” threshold. The variety

in terms of size, type, tenure, and cost, and fergaownership options for low and

moderate income households is limited throughoaitrégion. In fact, rentals in all price

ranges are in short supply, due to the fact thaefehan 500 new rental units have built
in the 20-town area since 1990.
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Needs Assessment Summary

Townsend’s lack of affordable housing options hapacted some groups more than
others:

* Low income renter households

* The elderly and others on fixed incomes

* Lower income homeowners

* Young adults and families locked out of homeownigrsh

The greatest demand is for smaller, moderatelyedriownership units and rentals in a
range of price levels. The demand for both comréagrily from the same two groups:
1.) young people — individuals and small familiesystly — who work in the area but
cannot afford to buy, and 2.) older homeowners ngho downsize, but with no
alternatives available locally, either for rent murchase. Often the latter are seeking
lower maintenance properties, single floor livingdain a smaller number of cases,
supportive services. In the most recent surveysnall number of respondents specified
the need for barrier-free accommodations. Demalsdé aomes from school and
municipal employees; parents, children or sibliof€urrent residents; current residents
facing financial setbacks; and households that heplgé up due to divorce. Several
members of the town’s volunteer emergency servarad town hall employees have
indicated that they need more affordable housingriter to stay in the community.
Finally, there is a demand for alternatives, bahtal and ownership among those who
can afford to pay market, or near market prices.

About 233-278 units of affordable housing are meetb bring the town up to, or near,
the state’s 10 percent goal. The larger numbézatsfthe additional units necessary over
a 15 year period to keep up with the additionalket&rate units which may be added
during that time. After that 15 year period, aniddal 3 to 5 units per year would
maintain the 10% affordable level given historicowth trends and the rate of
development bylaw. Recent build out analyses conducted by the Montsath Regional
Planning Commission put the potential number of neits the town could absorb, given
its current zoning, at 3422. Absent public sewerswidespread use of alternative
technologies for wastewater disposal, however etla@e extremely aggressive estimates.
Supplying water to that many units would also psigmificant infrastructure challenges.
If the town did double in size to 6,500+ units otke next fifteen or twenty years —
adding 150-200 new units per year instead of th&é® has been adding for the last
twenty-five years — the additional 10 percent regmient would be 342 units, and the
annual maintenance requirement would rise to 15720s scenario is unlikely; such
growth would put an unmanageable strain on thagtfucture of the town.

Impediments to Expanding the Supply of Affordable Hbusing

The factors that impede the development of affdeddimusing in Townsend can be
classified into four related categories:

* high production costs

» development constraints

* zoning and regulatory restrictions
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* limited municipal infrastructure and local capacity

High Production Cost

Housing prices in Townsend are impacted by landscakich drive overall construction
costs: the 2-3 acre zoning required by environnesgaes; Title V requirements; private
wells; restrictions due to wetland and ACEC issaed the desirability of a community
which has one of the richest wildlife habitats lre tstate. The state owns 5666 acres (or
27%) of the land in Townsend; this land is includedhe newly designated (December
2002) Squannassit ACEC and is all dedicated opanesfor passive recreation. Nearly
70% of the town’s land area is located in the Sqaasit ACEC, but only about 45% of it
is permanently protected. Many of the forests &arths that give Townsend its rural
ambiance benefit from property tax laws (Chapte) @iat encourage forestry or
agriculture and outdoor recreation, or have beeuieed for conservation purposes and
give temporary protection to sensitive lands. Thera regional benefit to these uses that
extends beyond Townsend, but they result in fewarcgls being available for
development.

Development Constraints

Townsend has limited infrastructure and soils fiege moderate to severe limitations for
residential development throughout much of the town

Water Supply Constraints

There is no public sewer service and limited watawvice. Most homes and businesses
are served by individual wells for water and indival on-site septic systems to treat and
dispose of waste. While groundwater quality isegally good and in adequate supply to
accommodate reasonable future growth, Townsendlsceaditions, shallow depth to
bedrock and high groundwater levels are not welleduto traditional septic systems.
This has resulted in larger lot development as itih@re suitable soils capable of
supporting development on smaller lots have alrdmdiyn developed.

Ecological Constraints

The designation of the Squannassit ACEC, whilepnetenting development, requires the
town to steward the area and development withimuich more carefully. Townsend
contains 40% - 15,050 acres - of the SquannassE@\There are 23 state-listed rare
species known to occur within the boundaries ofSgaannassit ACEC. According to the
2001 State BioMap about 46% of the Squannassit AGEBioMap Core Habitat and
33% is designated as Supporting Natural Landscapere are 23 NHESP Certified
Vernal Pools within the ACEC, as well as 369 Po&énVernal Pools as identified
through photo-interpretation in the 2001 Massacttsigeerial Survey of Potential Vernal
Pools.

The area supports a remarkable richness of wildéfeging from concentrations of rare
and endangered species to deer, moose, fisheratyaliter, and even occasional black
bear. The Squannacook and Nissitissit rivers andrib@tary streams are classified as
cold water fisheries that support trout, includimgwn, brook and rainbow trout. These
rivers were designated Outstanding Resource Wéterthese fisheries. Approximately
80% of the ACEC is comprised of forest and farm|aawad nearly 50% of the ACEC is
comprised of protected open space and land undepté&h 61, 61A and 61B tax
classification status. State-owned open space sagoroximately 10,000 acres or 27%
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of the ACEC of which more than half is in Townsefithe area contains unique and
highly significant archaeological and historicas@arces, as well as scenic landscapes of
statewide significance.

Protecting these valuable resources requires lasel planning which minimizes
development footprints and maximizes interior atbit Therefore, large scale
developments would put the dual state and locallsgoé affordable housing and
protection of special, sensitive environmental saraaodds with one another. In trying to
meet both goals, the town is constrained to looksrt@ll developments, preferably in
previously disturbed areas.

Zoning and Regulatory Restrictions

According to the Master Plan, the town’s zoning awyl was based on legitimate
environmental concerns that reflected Townsendstéid infrastructure and inhospitable
soils.

Even though the State has developed a list of apgralternative technologies that could
open up more land for development, Townsend hasmobtaced all of these. It continues
to rely primarily on uniform, large lot zoning amtringent site controls to mitigate the
risks associated with conventional septic systemédvancements in wastewater
technology continue to reduce some of the tradiiodevelopment barriers, but
Townsend’s prohibition against shared septic systerasents an obstacle to their use.

Ninety-seven percent of the town is zoned Residenmtquiring a minimum of 3 acres in

the aquifer protection zones and 2 acres elsewfé&®.town has never zoned any land
exclusively for multi-family housing. Accessoryapments and the conversion of older
homes to two-family or multi-family use are clagsif as special permit uses. While we
have 24 “in-law” apartments which have been auteatisince 1990, none of these units
are classifiable as affordable under State guidslirin addition, the language of the
bylaws related to such accessory apartments ddegromote them or their potential as

affordable units.

Limited Municipal Infrastructure and Local Capacity

Typical of many small Massachusetts towns, Townsenda largely volunteer-run
community. It employs a town administrator; whitee three-member Board of
Selectmen, Planning Board, Board of Health and kguAuthority are all elected. The
Finance Committee, Zoning Board of Appeals, and fgoration Commission are
appointed. Even the town’s fire and ambulance isesv are staffed primarily by
volunteers, paid only on call out, with the exceptiof the Chief, Lieutenant, ALS
Coordinator, Ambulance Operations Manager and odeniAistrative Assistant. The
town’s small size, limited organizational infrastture and limited commercial-industrial
tax base have made it difficult for the town to elep and sustain an aggressive housing
agenda.
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Mitigation Measures

The Master Plan establishes the framework for @mmg some of these barriers.

Notwithstanding the town’s generally poor soil ciioehs, technology and economics
continue to make parcels once dismissed as unijifadssible housing sites. The Master
Plan laid out suggestions for implementing impartaoning reforms, two of which are

planned to be ready for vote at the fall town nregti

The key to having the town reach its 10% goal s tlonversion of already existing
developed properties into affordable units that intee state’s guidelines. This can be
achieved through a combination of continued upgadesmaller, older properties with
the aid of CDBG grant monies or other grant moniaddition and conversion of
accessory apartments to affordable rental unitgl eacreased density in currently
commercial zones by encouraging the use of mixedzagsing.

The town also can consider parcels it currently ®&nd may acquire through tax title,

gift, or outright purchase for the production ofoaflable housing. The adoption of the
Community Preservation Act would allow funding garch projects.
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3. AFFORDABLE HOUSING GOALS

Affordable Housing in Townsend: A Brief History

The land known as the “Atwood property” located @udley Road was donated to the
town for the purpose of aiding the needy. Eviderilly Atwood or his estate had
designated with the donation that the income froenharvesting of timber should be used
to help the needy. A small group of citizens, retoigg the need for affordable senior
housing, undertook the project. When trying to seausite for a facility, Howard Park,
near the Squannacook, was considered and turned. ddvihat point the town looked at
the Atwood property and it was determined throughgroper channels, including a court
ruling, that it would be legal to use the propentyhis way.

Atwood Acres construction began July 1988 and @&llL989 saw the opening of the
building containing 50 units of low income seniauling. RCAP Solution, Inc, formerly
known as RHI, was involved in securing the funding the project and became the
manager of the property.

In 1999, the town applied under a regional CDBGgegoplication for funds to assist low
income homeowners to make necessary upgradesitdntimes and septic systems. Since
2000, 30 projects have been completed under themetsgand have been formally
designated as affordable under State guidelines.

In addition to the 80 units of housing that curhggualifies on the State Inventory, there
are six additional projects in various stages @-gevelopment. If all six move into
construction within the next two to three yearsplasined, Townsend will add close to 60
units to its affordable housing raising its sulmedi base to 4.3 percent. The proposals
will serve to diversify the town’s housing stockather important ways as well, by adding
badly needed rental units for seniors and homeashieropportunities for households
earning between 50-80 percent of the area medcmia.

Overall Objectives

One of the housing goals in the 2001 Master Plastovaeactivate the Housing Authority,
which had been virtually inactive for several yedbser the past two years the Housing
Authority has been active, pursuing grant monies iartiating plans to expand Atwood
Acres; the development of this plan is the nexp.sk®ur recurrent themes emerged, and
they form the foundation on which the Affordable usmg Action Plan, described in
Section 4, is crafted. The four overarching gealsfor Townsend to:

* Preserve and increase the diversity of housingksim@nable Townsend to be more
inclusive of families and individuals in a broadhge of age, income and need.

» Ensure that new affordable housing is harmoniotis thie existing community.

* Meet the 10 percent state recommended standaedféwdable housing, providing the
town’s fair share of affordable housing while ratag control of local development.

» Leverage other public and private resources t@thatest extent possible.
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Specific Affordable Housing Goals

This plan is designed to increase the town’s a#iblel housing inventory to 10 percent —
currently 316 units,but likely to rise to 360-380 by 2020 — as quickly feasible, given
the town’s lack of sewer, town-wide water and mipatinfrastructure. At this time, 80
(2.5 percent) of the town’s housing units qualifyaifordable on the State’s Subsidized
Housing Inventory, leaving a shortfall of 236 units

The town intends to make up this shortfall first kgplicating its existing affordable

housing: dedicated elderly housing and rehabititatof currently affordable housing.

Then by adding small, scattered sites of new hodngsibuted throughout the town, as
well as encouraging development of accessory apatsrand additional mixed use units.
Where consistent with the town’s Master Plan, dgwelent of larger properties may be
appropriate (e.g., in the commercial districts)d avill be being actively investigated. If

larger projects become feasible, the time franmeach the 10% goal will be reduced.

This represents an annual production goal of tquesters of one percent (0.75 percent,
or 24 units) per year for at least the first thgears from the projects already in the
pipeline. Although the town will do every thing itse power to continue that rate of
development of affordable units, a realistic r&dt@.60 percent or 16 units per year for the
following 12 years will be the internal bench mddk the town. Although that rate of
production will not allow the town to be certifiednless multiple projects happen to fall
in a single year, it will mark significant progressward achieving the 10% goal.
Whenever the .75 % goal is reached, the town véllable to forestall developments
proposed under 40B which it considers to not béhan best interest of the town’ long
range goals.

Although Townsend is rated within the Boston Metiipn Statistical Area, the median
income for the town is approximately 75% of the B8osMSA. In the true spirit of
affordable housing goals, the Town will strive tosere that the maximum possible
number of the units which qualify under the Statgigdelines (i.e., those that qualify for
inclusion on the State’s Subsidized Housing Inveniserve households whose income
is at 80% or less of the Towniedian income. In order to achieve that goal, Tthen
will require in its standards for Local Initiatii@evelopment plans that developers attempt
to provide at least some of the units at the ladfmrdability level. It will apply a similar
standard to its review of other 40B applicationse TTown will strive for a mix of the
units in publicly-supported developments which inids moderate and middle income
households (those earning between 80-150 perceghedbwn’s median income) and the
lowest income households (those earning less th&%h & the town’s median income). It
will work with private developers to promote a disi¢y of housing types appropriate to

! The 10 percent “affordable” threshold is a moviagyet. A community is expected to maintain this
threshold as new market rate housing is addedetintrentory. While the new affordable units geded to
the inventory as they are created, and the inveiitgelf is updated every two years, the year-ronodsing
base off which the 10 percent is calculated is apigated every ten years, based on the decennislise
Anticipating that the pipeline projects move fordiaas expected, and that market production otherwis
adds 420 new units by 2020, Townsend’s 10 perégute will rise to about 380. It is the Town’sent to
achieveand maintain the 10 percent threshold.
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the needs of different population groups, includfagilies, seniors, individuals, and
those with special needs.

While the top priority of this plan is to expandetBupply of affordable housing eligible
for inclusion on the State Subsidized Housing IteoBn an important secondary goal is
the diversification of the town’s housing stock general. Zoning techniques to diversify
the types of new homes built in Townsend and tdifaie the process by which existing
structures (both residential and non-residentialyl¢ be converted to provide more,
smaller dwelling units are an important compondrthe Town’s strategy.

A successful conclusion of this plan will be theation of 236 well designed, sustainable,
affordable housing units — both rental and own@rshwithin a fifteen-year perioghlus
sufficient additional units to maintain the 10 part threshold when market rate
production from 2005-2020 is factored into Townssrtbusing base. In addition, the
Town will need to have implemented adequate promisifor ensuring that this level of
affordability is maintained in the future. A sedany measure of success will be the
extent by which the town has diversified its hogsstock to allow current residents to
remain in Townsend despite changing housing needs, (the creation of accessory
apartments, the conversion of existing large stmest to smaller dwelling units, senior
residential developments, or supportive housingyiadttives).

Guiding Principles
* The Town will be guided by the following principlegrawn in large measure from the
Master Plan, as it implements its affordable hogisimategy.

» Provide a variety of types of affordable housingprapriate to the needs of Townsend
residents and the region. The mix should incluokl bental and ownership; detached
single family homes and compact development opti@uplex, quads, townhouse,
etc.); housing for families and individuals of aies and units tailored specifically to
the needs of senior citizens and those with speeds.

» Seek opportunities to combine affordable housintlp wpen space protection through
limited development on parcels acquired or desgghédr conservation.

» Distribute affordable housing equitably throughtiue# town. Residential growth in
general, however, should be channeled to those #neacan sustain higher densities
without harming the town’s sensitive environment.

» Target town-owned sites and other properties thatbe obtained at discounted prices
or through tax title acquisition.

 Encourage a range of incomes in multi-family depelents (5+ units), unless
restricted by funding source. Smaller projects4 (it structures) may, as
appropriate, serve entirely income-eligible house$o
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New affordable housing should be well designedtexdnsensitive, and harmonious
with its surroundings. To the extent practicale thlesign, construction and
environmental standards for the new affordable lbgwveent should be consistent with
those for other types of development.

Seek opportunities to expand the supply of affolel&lbusing within the existing built
environment through adaptive reuse of non-residestiuctures and increased density
in existing residential properties.

Negotiate assertively with developers seeking sthemi comprehensive permits for
appropriate public benefits, with the highest ptyorassigned to maximizing
affordability.

Maximize local control over the development of aff@ble housing. This can be
achieved by attaining the ten percent threshold #flaws a community to deny
comprehensive permit requests without the threadpyeal to the State Housing
Appeals Committee. In the interim, the town can eprpt incompatible

comprehensive permit requests by producing at Basjualified units per year (three-
guarters of one percent of the year round housiogksof the town) in accordance
with an approved plan, until it achieves 10 percent

Create and follow local preference guidelines whagilae priority in lottery for

affordable housing to: town employees; family membgyarents and children) of
town residents; and emergency service providers.
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4. AFFORDABLE HOUSING STRATEGY

Achieving the goals set forth in Section 3 will veg appropriate tools and regulations (or
regulatory relief), financial resources, developimeapacity, and political will. The
proposed set of strategies is based on recommendaticluded in the Town Master Plan
and other studies. In assembling the requisitéstabe Housing Authority and the
Planning Board have also drawn on the experiente®mparable communities in the
region and elsewhere in the state.

The strategies are organized into the followingegaties: production initiatives;

preservation strategies; planning and regulatofyrme building local development and

management capacity (including funding). An estedatimetable for implementation

follows the narrative. Some of the strategies espnt works in progress and enjoy
considerable public support. Because of the vagasfepublic funding and the public

approval process, however, it is likely that somh¢he specific developments will move
into production according to the schedule outlingdle others will lag, or may never

come to fruition. The plan anticipates some stlggdn of projects, and as long as new
proposals are consistent with the goals and ptie€ifaid out here, such substitutions
should not be problematic.

Production Initiatives

Development of Senior Housing

* Long term expansion planning is underway for theaxd@@ site on Dudley Road where
the 50 unit Atwood Acres is located. This expansalh first include a new 36 unit
building. The RFP for the building was awarded imyV2005 to RCAP Solutions,
who is the manager of the existing 50 unit buildidggrant application has been
submitted to HUD for the funding of this building.

* A grant application has been submitted to for d@sign which would include the new
36 units and additional assisted units (probably 8®bility impaired units (probably
8), and possibly additional units to maximize ukéhe site. Within the time frame of
this plan, we anticipate adding a total of 80 utotghis complex.

Non Profit Development

* At the May 2005 town meeting, the Town voted td sed small lots in the Pinetree
Haven development off Emery Road to a non profitettgper, such as Habitat for
Humanity, for $1, for the purpose of building affable homes. The RFP is expected
to go out during the summer of 2005 for these Ibtsaddition, a local resident has
pledged to donate a suitable lot to Habitat for Haoity in 2006. The Housing
Authority is working closely with Habitat for Humiy to assure that its first project
will be successful in gathering community supparttBat additional projects will
happen easily. The volunteers who work on sucheptsjoften become spokespersons
as well as supporters of affordable housing, wicaxhm be valuable politically.
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Municipal Development

The town owns a 19 acre parcel adjacent to TimbeRark. A grant has been
received, in conjunction with the parcels in PiaetrHaven, for engineering site
assessment to ascertain how many homes could l®oged on the properties. It is
anticipated that the majority of such homes wowddhbilt as affordable units of mixed
income. This project may be built by a private deper as a LIP project, or through
grant money, by the town.

Private Development

Two projects are currently in permitting stageseQs a conversion of Benjamin’s
Motel into condominium units, 2 of which (25%) wile affordable. The second is a
44 home development of single and duplex homes ighl&hd Street of which 11

(25%) will be affordable. Both of these projectsrently have the Zoning Board of
Appeals approval.

The Housing Authority is currently in discussiontlwia developer regarding
production of a small development near Route 118 wi maximum number of
affordable units. It has also been approached loyhan local developer to consider
the conversion of an existing building near the dtmwn center into primarily
affordable senior units. Both of these projects Mdae consistent with our overall
goals, since they are both centrally located araf mear previously disturbed areas.

The Town will continue to work with private devels who propose to create
housing that meets community needs under Chaptr ZBe Housing Authority will
meet with developers who are interested in a Chagd® project on a particular
property, discuss their conceptual plan and provmgal feedback. When the
developer has a more defined proposal the Housutbakity will schedule a meeting
for the developer to present his proposal to towartts and agencies and the public.
The purpose of this "all boards" meeting is to mevthe developer additional input in
order to further refine the project. The Housingthority’'s goal is to facilitate
submission of an application to the Zoning Board Agdpeals which meets the
maximum possible local regulations, while contribgtto affordability goals, thereby
encouraging a smoother permitting process.

In time, the Townsend Housing Authority and/or etleecal nonprofit organizations
may develop the capacity to address the town’sihguseeds directly, but in the short
term “friendly comprehensive permits” and “localitiative projects” undertaken
cooperatively with private developers will continteerepresent a substantial portion
of the town’s affordable housing production. (Evecally driven projects are likely
to require the zoning, density and other regulatogfief afforded by the
comprehensive permit, and 40B will remain an im@airtresource given the town’s
significant environmental constraints.)
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Locate housing development strategically

In order to attempt to meet the dual goals of dffibte housing and stewardship of
crucial habitat in the ACEC, the Housing Authottitgs included in this plan a map of
Townsend (Appendix C) which shows the Natural Hget and Endangered Species
Program Biomap of core habitat and supporting mhtandscape. It is the policy of
the Town to discourage any application to buildareas identified as core habitat as
shown on the attached map or subsequent versidnissiped by NHESP. In areas
identified as supporting natural landscape, the ditmu Authority will only support
projects which have maximum clustering, reflectiegsitivity to adjacent core habitat
areas and maximization of wildlife corridors.

The third attached map Appendix D also show aredside the ACEC which the
town has determined are desirable areas for theedeatevelopment which makes
building the maximum number of affordable unitsafeially feasible.

Preservation Strategies
There are several preservation strategies thattdatwm will pursue to preserve the
affordable units that currently exist.

Ensure no loss of developed 40B unitdn ruling in on a 2000 suit filed by
Wellesley’'s Zoning Board of Appeals, the Massactiss8upreme Judicial Court
affirmed: “Where a comprehensive permit itself dnesspecify for how long housing
units must remain below market, the [ComprehenBigamit Law] requires an owner
to maintain the units as affordable for as longhashousing is not in compliance with
local zoning requirements, regardless of the teohsany attendant construction
subsidy agreements”. This principle will be madeaclto all applicable developers
and owners of 40B units.

Still, the town needs to be vigilant to ensure thase affordable units are not lost as
they can all be sold as market rate units if padémiuyers are not found or cannot
qualify because units increased in value at arfaste than incomes did. The town
should build a fund to enable it to purchase abélainits or to cover the shortfall
between increased cost of such units and the mawirallowable cost for buyer
earning no more than 80 percent of median inco@ae avenue to raise such funds
would be through the adoption of the Community Ereastion Act which has been
under discussion in town for the last two years.

Preserve existing stockSince the median household income for Townssmtbse to
the low income Boston MSA guideline, the presenrabf the existing housing stock
which currently serves these residents is extrenmajyortant to the true goals of
affordability. The housing stock is at an age wheggnificant proportion of homes
is, or will soon be, in need of upgrades and attento deferred maintenance.
Therefore the Town intends to actively participete@ny program or initiative which
will preserve and maintain these units and qudigm under State guidelines.
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Under the ongoing Ashby Ashburnham Townsend Houstedabilitation Project,
funded by a CDBG grant being administered by Mdmigett Regional Planning
Commission, 30 units have already been added toaffuedable housing stock,
through affordability restrictions which attach witthe program. The town is
anticipating adding 5 or more units per year byksgge maximum funding through
CDBG or other available sources. The original 3@tsuwill have their restrictions
expire within the period of this plan; thereforee tRlousing Authority will monitor
these units to maintain their status whenever ptessi

Planning and Regulatory Reform

Develop Guidelines for LIP Project§he Housing Authority and the Planning Board,
will be working with other related Town Boards, desemble a set of guidelines for
the Town and Applicants to follow in creating angdplying for LIP approval of
affordable units created or to be created throughlisscale private/local initiatives
such as conversions to multifamily or in-law apatns.

Revisit Open Space Preservation Development andn OBpace Multifamily
Development Bylaws to more effectively address ratible housing needs.The
OSPD/OSMD Bylaws do not specifically address themrwnity’s need for affordable
housing. The Housing Authority and Planning Boarg @vestigating possible
revisions to these bylaws to enhance their effea@gs in encouraging developers to
include affordable units in their plans.

Create Development Guidelines The Housing Authority will take the lead in
developing a set of guidelines that make procedw@mmendations to developers
proposing or contemplating affordable housing ptgein Townsend. These
guidelines will provide specific guidance to deymes in terms of what the Town
seeks in the way of affordable housing.

The guidelines will be specific on issues suchesrdd demographic mix, scale, level
of affordability, and locations potentially suitalfior higher density development. As
such, they will provide a useful tool for the towr@wn boards and committees as well
as for those seeking to build in Townsend. Therftyi needs and specific goals
referenced in Section 3 of this plan, Affordableusimg Goals, will be called out in
these guidelines. The guidelines will engender aenoollaborative 40B process in
which the Town can feel more empowered and devedopere confident in working
with the Town. The Housing Authority will begineéhprocess by collecting and
reviewing procedures from other communities.

Encourage mixed use development in Commercial iDistrThe Housing Authority
will encourage and support projects and appropriageaw changes within all
Commercial Districts that incorporate affordableitsinn multifamily residential
and/or mixed use buildings. The Housing Authorithd &lanning Board will work
with developers, whenever the opportunity arises,eticourage projects in the
Commercial District which create harmonious mixea ulevelopment the enrich the
variety, and accessibility, and affordability ofusing in Townsend.
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Development of nonconforming lotsTownsend’s minimum lot size is 2.0 acres. If an
existing lot is less than 2.0 acres and can melet Yiand water supply requirements,
the Bylaw should be amended to allow developmethe&de lots for affordable
housing. This would diversify the town’s housirigck. The Housing Authority will
work with the Planning Board to develop such a Byla

Modify Apartment Bylaw to address affordable hogsireedsThe current apartment
bylaw does not provide any density or other bon@sieprovision of affordable units.
Possible modification of this bylaw is being exgldby the Housing Authority and
Planning Board

Develop inclusionary zoning bylawhe Housing Authority and Planning Board are
exploring development of an inclusionary zoningawylwhich would best serve the
town’s goal to maintain a 10% level of affordalyility rewarding developers who
dedicate 10% or more of their new developmentdfasdable units.

Modify transfer of development rights to favor atfable housingThe Housing
Authority and Planning Board are exploring modifica of the town’s transfer of
development rights bylaw to increase the incenfigevelopment rights are moved
from ACEC areas to non ACEC areas and include @dfole units.

Amend the current In-Law Apartment Bylawownsend’s accessory apartment bylaw
currently allows special permits to be granted fribvea board of appeals; however, it
focuses on accessory apartments primarily for fanmiembers. The Housing
Authority is preparing, and the Planning Board willesent, amendments to this
section of the Town Bylaw which will allow for acksory apartments by right if they
meet the state guidelines for affordable units.sTWwiould serve to allow current
citizens to remain in their homes by creating ars®wf income while providing
additional affordable units in the town.

Develop guidelines and resources for developens. Housing Authority will develop
guidelines for developers which detail the stangliding Housing Authority will utilize
when evaluating proposals for LIP projects or otd@B projects. The Housing
Authority will also develop a continually update@source library of funding,
technical support and program information for depels, other land use boards and
citizens to utilize in promoting affordable devehognt.

Lottery and local preference standafide Housing Authority, in conjunction with the
Zoning Board of Appeals, will establish Town stamt$aand procedures for lotteries
and local preferences to be used for all 40B aidfdrbjects proposed in Townsend.

Marketing The Housing Authority, in conjunction with the 42ng Board of Appeals,
will establish Town standards and procedures ferrttarketing of all 40B and LIP
projects proposed in Townsend.
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Building Local Development and Management Capacity

1.

Secure funding from multiple source$he Housing Authority has just begun
discussing the best way to create a fund (suchrasracipal affordable housing trust
fund) to support its affordable housing agendaaAmtential key element in funding,
the Housing Authority will begin working with othéocal committees and boards to
pursue adoption of Community Preservation Act.

Participate in the State’s Soft Second Loan prograarticipation would allow the
Town to assist first-time homebuyers with affor@atviortgage financing options.

Establish nonprofit housing organizationThe Housing Authority will seek to
facilitate the establishment of a local nonprofiuking entity to develop affordable
housing within the town of Townsend.

Continue patrticipation in a regional Housing Rehttion ProgramThe Housing
Authority plans to continue participation in the by Ashburnham Townsend
Housing Rehabilitation Project, funded by CDBG. sTprogram has been a valuable
resource in assisting low income households toitiveecent, code-compliant housing
that also meets state affordability guidelines.

Public OutreachProvide informational and educational forums tecamage general
dialogue and understanding of our local afforddimasing issues and also to discuss
possibilities relative to specific projects as themay arise. The preparation and
presentation of this Plan will provide a concretasib from which to begin a
comprehensive effort to increase awareness of lfmrdable housing in the Town of
Townsend is linked to a number of other issuess Thn serve as a strong springboard
from which to create an ongoing dialogue with thblp, public officials, and other
ongoing committees addressing related issues inMhster Plan. The Townsend
Housing Authority will use this opportunity to bdil community awareness,
involvement, and support for the sensitive and fwewious development of affordable
housing in Townsend.
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5. DESCRIPTION OF USE RESTRICTIONS

Proposed

Many housing advocacy groups and funders now recamdrtying the allowable increase
in sales price to what a purchaser earning no rttae 70 percent of the area median
income could afford, at the time of resale, giviea inortgage interest rates then in effect.
All new developments must adhere to the requiremmehthe subsidy program. The New
England Fund use restriction is described in Sestid3 and 16 of th&uidelines for
Housing Programs in Which Funding is Provided Through a Non-Government Entity,
published by the Department of Housing and Commudévelopment (DHCD):

Units are or will be subject to an executed Reguafgreement between the developer
and the subsidizing agency unless the subsidy anogioes not require such an
agreement.

Use Restriction (from Section 13 of the Guidelines)

There shall be a use restriction in a form spetibe approved by the Department. The
use restriction and any regulatory agreement shellide provision for satisfaction of
pertinent requirements, including:

(&8  The Project Administrator or other public or qupablic entity approved by
DHCD must be a holder of the restriction with tight and the obligation to monitor and
enforce it during the term of affordability;

(b) The restriction must provide for effective monitayi and enforcement by the
Project Administrator, which may enter into a cantrfor monitoring services with a
public, quasi-public, or private entity experiendadaffordable housing operation. The
Project Administrator retains final responsibilifpr ensuring compliance with the
restriction;

(© The restriction shall provide for selection of ég tenants of rental units or

owners of ownership units in a fair and reasonabbnner in compliance with fair

housing laws, and such tenants and owners shatdered to occupy the units as their
domiciles and principal residences;

(d)  The units have been, or will be marketed in adan open process consistent with
state and federal fair housing laws and the resinishall provide for same.

(e) There shall be a term of affordability for as lagypractically possible.
e For a minimum of thirty years or longer from theedaf subsidy approval
or construction for new construction.
* For a minimum of fifteen years or longer from tregedof subsidy approval
or completion for rehabilitation.
« Alternatively, a term of perpetuity is encouraged foth new construction
and completion of rehabilitation.
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)] For rental and cooperative housing projects, alatgry agreement between the
developer/owner/manager of a project, the Projedmifistrator and DHCD may
incorporate the necessary use restriction. In hemeoship projects, a regulatory
agreement incorporating the use restriction will np itself be sufficient since the units
will be sold by the developer upon completion @& firoject. In such cases a separate use
restriction shall be attached to each low or maderecome unit in the form of a deed
restriction or deed rider (as well as in a mortgadpere appropriate). In homeownership
projects, the use restriction on an affordable shdll be renewed each time the unit is
resold, although failure to do so shall not aftbet validity of the restriction.

Affordability of Ownership Units (from Section 16 o the Guidelines)

Initial purchase prices shall be established sbappropriately sized households for a unit
are not required to spend more than 30 percerteofjtoss income of a similarly sized
household earning 70 percent of area median incbased on household size, as
determined by HUD, for annual debt service on atgame (at 30-year fixed-interest rates
at the time of initial sale), taxes, homeownersuiaace, mortgage insurance and
condominium or homeowners fees with no more thad @ercent down-payment,
including any required entrance deposit. The marinrasale price shall be the initial
purchase price increased by the percentage inchre@asea median income since the time
of initial sale. In the event area median incomalldimave declined the maximum resale
price shall be the initial purchase price. The pthoe to be followed by a seller desiring
to sell a unit shall be specified in the use restm. The use restriction may permit an
adjustment in selling price on account of closiogts and brokers’ fees.
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6. APPENDICES
A: Townsend Master Plan 2001 Excerpts

Townsend Master Plan

Update, June 2001

Excerpts:

Sections with relevance to the Affordable HousitanP

OVER-ARCHING GOALS

» ENHANCE the Town’s historic and rural character and presepen space.

» PROTECT the natural resources and environmental qualitly aftention to the
water supply, a sound solid waste program, andrairnoise pollution.

» IMPROVE the quality and stability of Town government imler to promote
economic health for the Town and its residents.

LAND USE
Land use is a key element in the Town’s master.pldre use of land is central to the
function and character of the community. All otegstems support the use of the land,
including transportation, public facilities, envinmental protection and regulatory
controls. The community's future and economic weilg are directly related to the
future use of the town’s land.
GOAL: Encourage balanced land use consistent with &v England character
Policy:
*Balance cost of community services in land usepiag
Proposals:
*Calculate the actual cost of Townsend’s commuratyises by each
property type (residential vs. open space vs. comial¥Review the cost
impact of each proposed development
Policy:
*Establish conservation zoning for subdivisionshnaits four-step process of
identifying resource areas for preservation, loxptbadways and trail ways,
placing houses, and lastly drawing house lots
Proposals:
*Educate builders and developers to the benefitoservation zoning
*Revise Subdivision Rules and Regulations and Zgiglaws to require
“outside of parcel” vision when subdivision is hretdesign phase so that
open spaces are linked
*Establish criteria and goals for recreational landbe set aside in each
development
Policy:
*Acknowledge natural wildlife corridors in zoningné approval of developments
Policy:
*Review zoning districts every 5 years for suitéapibf purpose and recommend
appropriate changes
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Proposals:
*Use buffer zones to transition between differemming districts
*Allow increased mixed uses in commercial zone
Policy:
*Model a build-out analysis 30-50 years out withgdial zoning changes
Proposal: Determine potential site for school buildings
Policy:
*Preserve agricultural resources and the agricalliguality of Townsend
Proposals:
*Inventory land in active agricultural use
*Seek Agricultural Protection Restrictions for lacuakrently in agricultural
use
*Create agricultural districts or overlays
GOAL: Promote business development consistent witprotecting water supply and
preserving town character
Policy:
*Allow commercial and light industrial activities ithe Aquifer Protection
Overlay Districts if the applicant can demonstrae@mpact to ground water or
aquifer
Policy:
*Increase commercial and industrial zoning dissriwhere parcels are of a size
and have the appropriate soils to support thosg use
Proposal:
*Adopt flexible zoning requirements for parking
GOAL.: Protect water supply and infrastructure throu gh careful and comprehensive
land use planning
Policy:
*Strengthen wellhead protections and Aquifer PricdecOverlay Districts
Proposals:
*Require best management practices for any comualescindustrial
activity occurring in the wellhead protection distr
*Establish a monitoring program for compliance witkst management
practices
GOAL: Facilitate the development of housing that isaffordable
Policy:
*Allow 2-family units in certain districts, when @ritecturally consistent with the
neighborhood
Policy:
*Revise Subdivision Rules and Regulations and ZoByigws to comply with
minimum State mandates for affordable housing
Policy:
*Develop Village Zoning Bylaw to allow smaller Iaze and neighborhood-
consistent frontage and setbacks in older, vilgas
Proposal:
*Downsize lot area, frontage and setback requiresnantillage areas to
be consistent with the existing structures Town&endal nature and
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qualities are threatened by residential sprawlotligh careful and
comprehensive land use planning, Townsend willlde t best preserve
its treasures while growing through the'2&ntury.

OPEN SPACE
Townsend is a rural town which values open sp&tsidents have overwhelmingly
voiced their support for preservation and enhanceémieopen space and the rural
character of the town. One of the reasons forghpport is to protect our abundant, yet
very precious and fragile, water resources. Anoth& maintain rural quality and
provide outdoor recreational opportunities. Faestd meadows, rich with wildlife, and
rivers and streams provide diverse opportunitiegfgpoyment, recreation and learning.
GOAL: Identify and preserve available open space
Policy:
*Develop capital plan and incentives for protectopen space
Proposal:
* Adopt the Community Preservation Act at Annual Tdveeting
*Explore tax incentives for those who own open gpaccreate
conservation restrictions
Policy:
*Seek grants to purchase land or conservationicgetrs
GOAL: Preserve rural character through open spaceprotection
Policy:
*Determine what percentage of land can be develybdd maintaining small
town, rural character
Policy:
*Protect open space by revising regulations on deveént
Proposal:
*Create recreational/agricultural zoning to incledesting open space and
farms
*Promote the use of conservation zoning or clustpe development
*Strengthen wetland protection bylaws and regufegio
*Support land use planning that maximizes contiguopen space to
protect wildlife habitat
By continuing to take an active role in preservinug open spaces, they will remain open
and viable places for residents, tourists and vigd|

WATER SUPPLY
Townsend derives all of its drinking water (publiater supplies and private wells) from
ground water drawn from two aquifers. The quadityhe drinking water is considered
excellent and is rated as one of the town’s strendowever, quality of water continues
to be a very important concern. Contamination alewaupply is considered one of the
greatest threats to the community.
GOAL : Assure safe and adequate water supply for sileats and businesses

Policy:

* Restrict development in areas of low water cégac

Proposals:
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*Establish criteria to estimate the impact of aeyrdevelopment to the
aquifer and the aquifer recharge area
*Issue permits only where impact is minimal

Policy:

*Require developers within ¥2-mile of a water miirextend the main to

the development

NATURAL RESOURCES

GOAL: Preserve, protect and enhance Townsend’s natal resources

Townsend has a wealth of natural resources andatanal opportunities. The Open
Space Plan, Zoning By-Laws and Wetland By-Law pfe\a basis for protection of these
assets. Pressures for development will requirdénrtohesive efforts of town boards,
government agencies and the townspeople themgelwesure that these natural
resources are preserved and protected. With iretlesscess and maps of these resources,
townspeople will be able to avail themselves oséhareas. This also could have a

positive economic impact for businesses in towtoassts also avail themselves of these
recreational opportunities.

HOUSING
Townsend continues to face important choices abousing. We need to actively
encourage and promote affordable, diverse houding.important that the current
residents, the elderly and entry-level buyers bte & remain part of the Townsend
community.
GOAL: Increase affordable housing supply, while keping the rural nature of the
town
Policy:
*Promote affordable housing programs
Proposals:
*Research State and Federal funding for familiesj@s and others
*Require affordable units in all new developments
Policy:
*Encourage mixed use development
Proposal:
* Revise Zoning Bylaws to allow mixed use, suchetail/office first floor
with apartments above, in village areas
Policy:
*Allow two-family housing and accessory apartmentgappropriately zoned areas
Proposals:
*Allow development of multifamily structures thateaconsistent in
character with the existing housing stock
*Revise Zoning Bylaws relating to multifamily dwigly and accessory
apartments
Policy:
*Require developers to propose affordable housmigalternatives
Proposal:
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*Revise Zoning Bylaws and Planning Board Rules Redulations to
allow alternative housing
GOAL: Ensure Townsend has an appropriate housing nxi to meet the needs of the

town
Policy:
*Reactivate Housing Authority as a viable town coittee

Proposal:
*Track housing types, such as accessory apartmssmgyr housing and

affordable housing, for grant purposes
*Explore town-sponsored development of afforddimeasing units

It is important that Townsend continue to be afédnie to the residents living in

Townsend now. This can be accomplished by encongaggreater diversity of housing

opportunities in Townsend to meet the needs ofaaging and diversified population
with respect to age groups, persons in a housetmaldncome.
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B: Map: ACEC

TOWNSEND ACEC AREAS

Created 8/05 by A Stevens
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D: Map: Areas targeted for higher density developmet

TOWNSEND, MA

Areas Targeted for Higher Density Development
(Cross-hatched Areas, outside riparian corridors)

_ HiGH ROGK ROAD
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