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INTRODUCTION
Background

Acton is a community of approximately 18,500 residents experiencing
rapid growth in both its residential and commercial sectors. The Town’s
proximity to Boston (25 miles) has made it especially attractive to both
housing and commercial developers. As in most Massachusetts
communities, new housing development in Acton in the past few years has
been limited to luxury single family homes and condominiums. Housing
prices for both new and existing homes have increased to the point that
young adults who grew up in Acton, as well as Town employees, cannot
afford to live in Acton.

Both residential and commercial growth has been rapid in the past months
in Acton. During the seven years from 1980 to September 1987, building
permits were issued for 424 new dwelling units in the community. There
are currently more than twice this number of units currently in the
"pipeline." According to research conducted by the planning staff, there
are currently over 1000 units proposed, in review, or under construction.

In addition to the new residential development, Acton currently has over
1,368,480 square feet of commercial development under construction or
recently approved. This new residential and commercial development has
placed a significant strain on the Town’s infrastructure and its ability to
provide adequate services. Traffic is considered to be one of the most
significant issues to be addressed. Acton’s roadways were laid out in the
1940’s as a rural road system. Today, many major intersections operate at
a level of service C or worse. Acton is currently in the process of
developing a Master Plan to address traffic and other growth issues while
at the same time encouraging affordable housing development.

In addition to market rate residential development in Acton, the past few
months have seen interest by many private developers in building
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affordable housing projects in the community. The Acton Community
Housing Corporation (ACHC), the Town’s official partnership committee,
is charged by the Board of Selectmen to review all affordable housing
proposals. The ACHC recently carried out extensive reviews and
negotiations with two developers of HOP projects. With limited
resources, the ACHC is continuing to work hard to attract affordable
housing developers and work with them to ensure that the highest amount
of affordability is achieved without comprising Acton’s planning standards.

Objectives
The Strategic Planning Project has had three objectives:

1. To integrate the ACHC’s review process into Acton’s current approval
process and modify both processes so that affordable housing
developers have clear development and process guidelines to follow.
This directly addresses the goal of promoting affordable housing
development in Acton by facilitating the oftentimes long, drawn out
and confusing approval process for affordable housing developers.

2. To develop an Affordable Housing Plan to be incorporated within the
Master Plan concurrently being developed by the Acton Planning
Council.

3. To create a "Program for Self-Sufficiency" for the ACHC.
Project Scope and the Planning Process

The Acton Affordable Housing Study was comprised of three distinct but
related, major components: (1) Development Review Guidelines for
Affordable Housing Projects; (2) Affordable Housing Plan; and, (3) Acton
Community Housing Corporation (ACHC) Management Plan ("Program
for Self-Sufficiency"). The process for developing each of these
components was slightly different.

The Strategic Planning Task Force was formed to oversee implementation
of this planning project. It consists of representatives from the Board of
Selectmen, Planning Board, Planning Department, Acton Community
Housing Corporation, Acton Housing Authority, Council on Aging,
Handicapped Commission and the Chamber of Commerce. The Strategic



P

Planning Task Force was kept informed of the status of on-going work and
reviewed all materials produced.

The Development Review Guidelines were developed working closely

with a Task Force subcommittee comprised of representatives of the
various land use and permitting boards and departments and the ACHC.

The Affordable Housing Plan was developed through working sessions

with the Strategic Planning Task Force in concert with the Master Plan
effort being undertaken by the Acton Planning Council.

The ACHC Management Plan ("Program for Self-Sufficiency") was
developed working with the ACHC and a subcommittee of the ACHC.

Accomplishments

1. Development guidelines for the review of affordable housing have
been developed which provide an integrated and coordinated process
among Town boards, departments, the ACHC, and the developer.
These guidelines will be submitted by the Task Force to the Board of
Selectmen for formal adoption.

2. The Town now has a comprehensive housing needs assessment,
including statistics on condominium conversion. This assessment
forms the framework and documents the need for the Affordable

Housing Plan.

3. The rdable Housing Plan, including specific recommendations for
three zoning bylaw amendments, will be "folded into" the master
planning effort presently underway and become a component of the
final master plan.

4. The ACHC has both a short term and five year management plan to
its affordable housing activities and efforts to become self-sufficient.
The Management Plan has been endorsed by the ACHC and the
ACHC has requested review and approval by the Acton Board of
Selectmen.
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Overview
The development of these review guidelines was a two phase effort.

The first phase was essentially a data collection and analysis phase.
The first objective was to identify all boards and agencies that do or
should have input into the affordable housing development approval
process. The next step was to meet separately with a representative of
each major department to discuss their areas of responsibility and any
current applicable development guidelines.

Interviews were held with the following boards, representatives, and
departments: Planning Board, Town Planner, ACHC representatives,
Board of Health Agent, Conservation Commission Administrator and
member, Town Manager, Town Engineer, Police Department, Fire
Department, Water District Superintendent, Building Commissioner
who is (also Board of Appeals representative), and Tree Warden. In
addition, a discussion was held with the department heads concerning
the project review process to date.

This task is summarized in the report attached as Appendix A.

The second phase was to work with a subcommittee comprised of
representatives of the various land use and permitting boards and
departments and the ACHC to develop the guidelines. Two work
sessions were held. The guidelines are in two parts, the review
process and site evaluation guide. A flow chart which summarizes the
review process is also included.
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uidelines for Affordable Housing in n

Part I: The Review Process

The Town of Acton looks forward to working with developers very
early in the planning process, even before a preliminary site approval
request has been submitted to the State. The Acton Community
Housing Corporation (ACHC) has been designated by the Board of
Selectmen to act as the "first stop" for interested developers of
affordable housing. The ACHC will conduct an initial review of the
proposed development concept and work closely with Town boards
and committees to identify health, safety, and other issues. The
ACHC will primarily concentrate its review upon issues of
affordability, rather than assume responsibility for analyzing such
issues as infrastructure, site planning and environmental
considerations which are best addressed by existing boards and
committees charged with those responsibilities.

The purpose of these guidelines is to spell out the review criteria and
process for affordable housing development so that health, safety and
affordable housing issues may be worked out prior to the start of the
Board of Appeals hearings. Both the ACHC and the Board of
Selectmen will then be able to make an informed recommendation
relating to a State funding application. Support of an application does
not constitute Town approval of the specific plan. The Board of
Appeals is the decision-making body for Comprehensive Permits
(Chapter 774 of the Acts of 1969, codified in Massachusetts General
Laws as Chapter 40B). The steps presented below may vary
somewhat on a project-by-project basis, depending on the specific
issues of the proposed plans.

Step 1. Initial Contact

(Developer receives a copy of the Guidelines for Affordable
Housing in Acton from the ACHC or Town Hall.) Developer
contacts the ACHC to schedule the introductory meeting.
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Step 2.

Step 3.

First Meeting with the ACHC

The purpose of this meeting is to introduce the project. The
developer should be prepared to present an overview of the
project concept. The ACHC will decide whether or not to
support the concept at this meeting.

Two weeks prior to the scheduled meeting, the developer must
submit 13 copies of all materials to the ACHC to allow time for
review. The Planning Department staff will assist the ACHC in
this initial review.

Submittal requirements are:

a. Location of project, name of applicant, form of entity (i.e.
partnership, corporation, etc.) and owner of record.

b. Existing conditions plan showing topography and

environmental features.

Conceptual site plan showing building footprints, parking,

roads, drives, buffers and major environmental features.

Density.

Housing types.

Proposed subsidy program.

Number and percentage of affordable units.

Zoning and Subdivision Rules and Regulations conformity

analysis.

Preliminary development proforma.

Preliminary traffic analysis, including trip generation and

distribution data and site drive evaluation, in order to

determine scope of detailed traffic study required under

Step 4.

FRme a0
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.

Introductory Meeting with Boards and Department Heads and
Water District

The Town Manager will schedule a brief introduction of the
project by the developer at a regularly departmental meeting to
be held within one month of submittal of the concept plan. The
ACHC will distribute the initial submission materials to the
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Step 4.

various departments. The purpose is to "flag" technical issues and
concerns generated by the proposed project. At this time the
developer is encouraged to submit an application to the state for
grant funding for technical review as may be required by the
Town. Participating departments include planning, conservation,
selectmen, health, building, engineering, fire, police and tree
warden. Written comments will be compiled and sent to the
ACHC.

Development of Preliminary Plans

Following comment by the ACHC and departments, the
developer should prepare preliminary plans. These plans must be
sufficiently detailed to permit meaningful review by the
applicable board/department. Preliminary plans must include:

a. General information, including name, locus map at a scale of
1" = 1200°, number of units, owner, proposed lender,
commitment or letter of interest from the lender, attorney,
contact person, resumes of development team, and name of
development.

b. Resume and past projects.

Development proforma.

Project description, including unit mix with respect to

ownership/rental, bedrooms, subsidized/market sales,

subsidized/market rental, proposed density, total site area,
total buildable site area, total building coverage of site, site
coverage for walks, parking and roads, open space on site at
completion of amenities.

Architectural elevations and unit floor plans.

Site plan delineating boundaries, lot lines, wetlands,

watercourses, flood plains, ground water protection zones,

and proposed/existing topography, building footprints,
parking, roads and drives.

g. Sewer/septic location and preliminary design.

h. Proposed drainage location and design.

i.  Traffic impact analysis, including LOS analysis and proposed
mitigation of impact.

e

™o
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Step S.

Step 6.

j. Preliminary environmental impact data, including specific

responses to the Site Development Evaluation Guide.

k. Water impact report.

1. Streets: all information required by Subdivision Rules and
Regulations (i.e. cross sections, profile, details, etc.)

m. Name of site engineer with appropriate seal.

n. Certified abutters list.

o. Identification of housmg subsidy programs to be utilized.

p- Zoning and other variances needed.

Public Participation

The developer is responsible for soliciting community concerns
relevant to the proposed project. A public meeting will be held
by the ACHC. The developer is responsible to directly notify
abutters within 300’ by certified mail, return receipt to ACHC.
The ACHC will assist the developer to coordinate this activity as
necessary. This meeting will take place within three weeks of
submittal of complete Preliminary Plans. The ACHC will submit
concerns identified at this meeting to the appropriate
board/department.

Informal Staff Review Working Session(s)

Joint review will be undertaken by the staff, including the ACHC,
Planning Conservation, Health, Public Works, Fire Department
and Water District. These working sessions will be coordinated
by the Planning Department staff. The plan also undergo
independent technical review coordinated through the ACHC and
Planning Department relating to affordability and any other
issues identified by Town staff. The developer is responsible for
funding this review through a state grant p[program or his/her
own resources. Clarifications or refinements of the plan may be
requested from the developer during this phase. Any items
identified earlier as points of negotiations will be discussed at this
time.
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Step 7.

Step 8.

Step 9.

Site Plan Review by Planning Board and Conservation
Commission Representatives

If applicable, Planning Department staff will coordinate a joint
review with representatives of the Planning Board and
Conservation Commission. The purpose is to ensure a
coordinated review process through increased interaction.

Informational Presentation(s) to Town Boards

The developer will meet with the ACHC, Planning Board,
Conservation Commission, Board of Health and the Board of
Selectmen. This meeting will be scheduled as a joint meeting to
the degree feasible.

ACHC Meeting with Developer

The ACHC will meet with the developer to "negotiate” project
trade-off. Options will be clarified.

The intent at this point in the process is to have substantial
agreement on the design. This agreement, "negotiated" in the
process described above, will form the basis of the
Comprehensive Permit submission to the Board of Appeals.

At this point, the Board of Selectmen and the ACHC would be
prepared to issued a formal letter of support for project funding,
if so decided.

The ACHC will assist the developer through the review process as
expeditiously as possible. Assuming that the developer can
complete preliminary plans within two months, the process should
be completed within six months, depending on the complexity of
the project. The process will greatly facilitate the formal
Comprehensive Permit review.
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Step 10. Formal Application to the Board of Appeals for a
Comprehensive Permit

The ACHC will act as an "advisory body" to the Board of Appeals
to summarize the review process and recommendation. The
Planning Director will provide specific technical assistance as
necessary.
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Part II: Site Development Evaluation Guide

Introduction

The Site Development Evaluation Guide is a tool for Town boards and
departments to evaluate development proposals. The Guide will also prove
useful to developers and builders as it spells out in detail which aspects of their
proposals/plans will be examined closely.

The intent of the Guide is to give order to the development review process,
promote high quality residential and other development and ensure that the
development will have no adverse impact upon the environment.

The Guide is divided into thre_e sections as follows:

L The Environment
IL. Site Design
IIL. Affordability Issues

The Guide uses a format of asking a number of questions pertaining to specific
aspects of the development proposal. A checklist preceding each question

signifies:
A B C
A: Not applicable.

B: Requirements/questions satisfied by proposal
C: More information is needed.
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THE SITE DEVELOPMENT EVALUATION GUIDE
I. ENVIRONMENTAL CHECKLIST

Does the project meet all statutory requirements?

A. GROUNDWATER

1.

10.

11.

Will the project alter the water cycle (the natural

movement of water through the natural system) in any
way?

Will the project adversely impact in any way upon a ZONE

OF CONTRIBUTION or existing wells? Future well
sites?

Are there any existing or potential water supply problems

in the general area (quality or quantity concerns)?

Is the project area part of a municipal water distribution |

system?

If not, what will be the source of water?

Will the water supply needs of the completed development

be adequately met?

What is the average depth of the seasonal water table?

Minimum and maximum depth?

Is the percolation rate acceptable?

Will the project be served by a municipal or other sewer

system?

If not, what will be the method of sanitary waste disposal?

Are there any existing or potential problems concerning

sanitary waste disposal in the general area?
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12.

What is the relationship on site to the provision of water and

13.

the disposal of sanitary waste?

Are any special safeguards necessary to ensure future

B. SOILS/SLOPES

1.

groundwater protection?

If no sewer, is the soil type conducive to efficient septic

system operation?

What is the depth to bedrock?

Will the soil type(s) provide good structural support?

Is the soil subject to erosion? If so, what safeguards will be

taken?

What are the existing drainage patterns? Will or should -

these be altered?

Will the topography be changed due to excavating, grading

7.

or filling? Why?

Is the degree of slope conducive to development?

C. WETLANDS/SURFACE WATER

1.

What is the proximity of wetlands or surface water to the

project site?

What is the direction of any surface water flow?

Are there adequate setbacks from surface water/surface

flow?

Will there be any changes or potential changes in the

direction of water movement or the configuration of salt or
fresh water bodies?
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S. Will the project generate pollutants that could damage
surface waters or wetlands?

6. Is there a "track record" of the developer/builders
regarding environmental protection sound?

7. Is a buffer necessary or recommended to protect
environmentally sensitive areas?

8. Is wetland vegetation on site or very close to proposed
development?
9. Is the site flood prone?

10. Will construction expose people or property to hazards?

11. What is the source of runoff water?

12. What is the runoff rate and destination?

13. Will the proposed project impair the capacity of the land to
serve as a home, breeding, or feeding habitat for animal or
marine life?

14 Is a conservation or other restriction appropriate to ensure

the protection of surface water or wetlands?

15. Is the stability of a coastal or inland bank threatened?

D. SIGNIFICANT AND UNIQUE FEATURES

1. Will scenic vistas be preserved?
2. Will historical landmarks (buildings or sites) be protected?
3. Is the site archaeologically significant?
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4. Does the site have unusual mineral or geological
formations?

5. Are rare plants or animals present on or near the site?

6. Will the site be in close proximity to an existing public

recreation area?

II. SITE DESIGN CHECKLIST

A. THE LANDSCAPE

1. Is the project in harmony with the landscape and does it
blend in with the natural surrounding?

2. : Is the project complementary to the existing character of
the neighborhood?

3. Will the development pose any conflicting land use
concerns?

4. Is the scale of the project consistent with the immediate
area?

S. Will the development block scenic vistas with buildings,
signs or parking lots?

6. Does the plan keep as much the existing ground covered as
possible?

7. Should additional planting be required?

8. Will the plan preserve all significant natural features?

9. Will the development destroy the natural quality and

attractiveness of the area?
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10.

11.

12.

10.

11.

12.

What means will be used to protect the site from poor

drainage, erosion, etc.?

What consideration has been given to construction damage

to the site?

What precautions will be taken to eliminate construction

1.

damage both on and off site?

B. SUBDIVISION DESIGN

Does the proposal meet all structural requirements?

2.

Is the plan well organized for good lot arrangement?

Does siting of structures promote energy conservation?

Does construction avoid hilltops?

What is the planned construction sequence and timetable?

What is the relationship of the project to commercial

shopping areas, schools, etc?

Does the project abut conservation land?

What precautions will be taken to protect conservation

land?

Is there a buffer that separates the development from

major roads, commercial areas or conflicting land uses?
Should a buffer be considered?

Are dwellings placed to look away from unsightly views?

How much of the site is dedicated to open space? (For

aesthetic, safety and privacy reasons.)

Is the open space arrangement good?
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13.

14.

15.

16

17

18.

19.

Is an active recreation area planned? (i.e. playground)

Could setbacks be improved or be more effective?

What are the existing and/or proposed storm drainage

systems/structures?

What is the planned utility placement?

Are the landscaping plans for structures, parking lots, open

space, and buffers sufficient?

Is the proposed development attractive?

Are the placement and size of the signs appropriate?

C. FACILITIES, UTILITIES AND SAFETY

1.

2.

10.

Does the circulation pattern follow natural contours?

Are there any traffic safety concerns?

What is the public access?

Does the circulation design discourage outside traffic?

What is the street capacity?

Does the design meet the projected need?

Does the traffic plan meet the community’s design

standards?

Are the parking plans for residents and visitors adequate?

Does the traffic plan provide good vehicular movement?

Will pedestrian movement be both safe and convenient?
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11.

12.

13.

14.

15.

16.

Are any adverse traffic impacts possible?

What is the utility capacity of the site?

What will the energy source be for the development?

Is emergency access adequate?

Are the plans for exterior/safety lighting adequate?

Are there any potentially hazardous areas in the immediate

vicinity of the planned development?

III. AFFORDABILITY ISSUES

1.

Does the project meet all affordable housing program

requirements?

Does the percentage of affordable units exceed the

program requirement?

Are the sales prices/rent levels calculated to meet the need

for housing for low and moderate income families in
Acton?

Are there a wide range of prices/rents to offer a variety of

housing opportunities for households of different incomes?

Does the housing type, number of bedrooms, living space

and outdoor space address Town housing needs and
objectives as most recently identified?

Are affordable and market rate units indistinguishable from

the exterior?

Are affordable units dispersed throughout the

development?
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10.

11.

12.

13.

14.

Are buildings sited in harmony with the topography,

vegetation and any other natural features?

Is the development complementary to the character of the

neighborhood?

Are all units appropriate in size and do they provide

facilities adequate to meet the needs of the households
expected to occupy them?

Are a minimum five percent of all units accessible to

physically handicapped persons?

Are projected sales prices of market units within 10% of

recent sales prices of similar housing units in Town or in
adjacent Towns?

Does the cost information reflect industry standards or other
HOP or applicable program experience? :

Does the buyer selection plan for marketing the project

conform to the Town’s guidelines?
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INTROD N

Housing trends in Acton are causing a transformation of the town, which if
continues, will largely restrict residency to the economically advantaged.
Many longer time residents would not be able to afford their home if they
had to buy it today. Their children may be unable to afford any home in
Acton if they are first-time buyers. Acton’s affordable housing problem
continues to grow. Certainly, this problem is shared in varying degrees of
severity with communities throughout Massachusetts and the Northeast.

Acton’s housing is becoming more expensive. More importantly, the gap
between housing cost and affordability is widening. New housing
continues to be developed and marketed at ever higher prices in a
"sluggish" market, seemingly at odds with the laws of supply and demand.
The median selling price of a single family home in 1988 was nearly 2.3
times the amount that a household earning the median income for Acton
could afford. The median selling price of a condominium - a type of
housing that is not suitable for all households - was nearly 1 1/4 times the
amount affordable to a median income household.

Acton has responded to its affordable housing problem in a variety of
ways. The Acton Housing Authority has sought additional assisted
housing. The Town has supported several development proposals which
contain affordable housing for first-time buyers. The Acton Community
Housing Corporation has come into being as a result of concerned citizens
who are committed to tackling the affordable housing problem.

The Acton Affordable Housing Plan reflects the Town’s recognition of the

seriousness of the problem and the goal of responding to it in a
comprehensive manner. The first part of the Plan provides a profile of the
housing and demographic characteristics of Acton. The relationship of
these is examined to obtain an understanding of the Town’s housing
needs, so that the Town can act to address these needs in an informed
manner. The second part of the Acton Affordable Housing Plan contains
strategies for affordable housing - actions which can be taken to preserve
and to encourage production of affordable housing. The last section of
the Plan contains proposed bylaw provisions relating to affordable
housing. These bylaws were presented to the Strategic Planning Task
Force and the Town’s Planning Department. The next step will be for
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these recommendations to be reviewed by Town boards and the public in
hearings and to be formally acted on in Town Meeting.

Acton is currently developing a new Master Plan. The Acton Affordable
Housing Plan is intendcd as an element of the Master Plan. Accordingly,
this Plan should be adopted by the Board of Selectmen.

Tackling the affordable housing problem may seem a daunting task. The
factors causing it are complex, many which are beyond the control of local
government and town residents. The Housing Plan does not present a
solution to the problem; it does, however, provide a better understanding
of it and actions which can be taken in response to it. The interests of the
whole community suggest that it is necessary to do so.



Town of Acton
Affordable Housing Study
Section II - Page 4

H PR H

Acton witnessed its greatest period of total population growth between
1960 and 1970. During this period the Town’s population increased by
104%, from 7,238 in 1960 to 14,770 in 1970. The rapid growth of the
1960’s slowed during the 1970’s, to a 19% total population growth.
Between 1980 and 1986, the growth rate continued to slow, with the
Town’s population actually decreasing by 1.1%, even though housing units
increased by 5.1%. Acton’s population increased to 18,758 by 1988,
reversing the direction of the small population decrease between 1980 and
1986 (see Table 1).

Table1l. Population and Housing Overview

% Change Average

Dwelling from Prior  # Persons
Year Population Units (d.u.) Period (duu.)  perd.u.
1960 7,238
1970 14,770 4,195 3.52
1980 17,544 : 6309  504% 2.78
1986 17,350 6,628 51% 2.62
1988 18,758 6,719 1.4% 279

Sources: 1970 and 1980 U.S. Census, U.S.Census Bureau
1986 - Volume II Housing Inventory & Policy
Indicators, Abt Associates Inc.
1988 - Acton Town Clerk’s Office, Acton Building
Department
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During the 1970s the total housing stock in the Town increased by 50.4%,
from 4,195 units in 1970 to 6,309 units in 1980. Between 1980 and 1986
the number of units increased further by 5.1% to 6,628, although there was
a small decrease in population during the same period. Since 1986 the
total housing stock increased by another 1.4%. According to local realtors
nearly all the recent increases in housing stock have been in single family
homes.

While the total number of housing units has continued to increase the
average household size has decreased since 1970. In 1970 the number of
persons per household in Acton was 3.52 but by 1988 the average number
of persons per household had decreased to 2.79. This decrease in
household size reflects a trend that is occurring nationwide.

In comparison to other selected Boston metropolitan communities,
Acton’s average household size is somewhat small. Of the communities
compared, Maynard has the smallest average household size with 2.7
persons per household. Wilmington, with an average of 3.3 persons per
household, has the largest average household size of the communities
compared. Boxborough is slightly larger on average than Acton, with 2.9
persons per household; Concord and Westwood have approximately 3.0
persons per household.

Age

Although Acton’s population has increased by nearly 27% since 1970, the
total number of children under age 14 has actually decreased by 18%.
Conversely, the population of persons 14 years old and older increased by
approximately 86% during this same period. Whereas children under 14
years in age comprised more than a third (35.1%) of Acton’s population in
1970 this age group had dropped dramatically to 22.5% of the total by
1986. Table 2 shows this change in the composition of the population.



Town of Acton
Affordable Housing Study
Section II - Page 6

Table 2. Age Composition

Age % of % of % of
Group 1970 Total 1980 Total 1936 Total
Under 6 1,951 13.2% 1,292 7.4% 1,414 7.5%
6-13 3,238 21.9% 2,649 15.1% 2,828 15.0%
14-17 1,189 8.1% 1,615 9.2% 1,659 8.8%

18-34 3,595 24.3% 5,112 29.1% 5,543 29.4%
35-54 3,548 24.0% 4,966 28.3% 5,335 28.3%

55-64 617 4.2% 1,047 6.0% 1,131 6.0%
65+ 632 4.3% 863 4.9% 943 5.0%
Total 14,770 17,544 18,8531
Median

Age-  23.7 years 29.7 years 29.8 years

Sources: 1970 & 1980 - U.S. Census Bureau
1986 - REZIDE 1986; Claritas, Alexandria, VA

As the table above shows, the change in age composition has resulted in
an aging of Acton’s population. The change in median age between 1970
and 1980 - from 23.7 years to 29.7 years - was dramatic. The 1980 median
age in Acton compares with 31.0 years for the Boston SMSA
(metropolitan region) as a whole. The estimated median age of 29.8 years
in 1986 indicates that this trend is continuing, if at a much slower rate.

Public school enrollment can be used as an indicator of more recent
population trends. Since 1980 there has been a 25% decline in total
public school enrollment in Acton (see Table 3). In the GradesK - 6

1The estimated population shown in Table 2 differs from that in Table 1 because of
different data sources. The data source for Table 2 was used because it provides an
estimate of the population across age groups.
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Thousands

group overall school enrollment declined from 1980 to 1986. However,
since 1987 it has increased slightly. The Grades 7 - 12 group has seen a
steady yearly decline in total population, except in 1983 when enrollment
increased by 1.5%.

Table 3. School Enrollment

Grades % Grades % Al %
Year K-6 Change* 7-12 Change* Grades Change*
1980 2,084 2,094 4,178
1981 1,885 -95% 2,007 -4.2% 3,892 -6.8%
1982 1,782 -5.5% 1,971 -1.8% 3,753 -3.6%
1983 1,729 -3.0% 2,000 +1.5% 3,729 -0.6%
1984 1,696 -1.9% 1,931 -3.5% 3,627 -2.7%
1985 1,645 -3.0% 1,825 -5.5% 3,470 -4.3%
1986 1,588 -3.5% 1,729 -5.3% 3,317 -4.4%

1987 1,618 +19% 1,579 -8.7% 3,197 -3.6%
1988 1,663 +28% 1,479 -6.3% 3,142 -1.7%

Source: Acton School Department
* % Change is from previous year

School Enrollment per Yesr
1960-1968
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As recent school enrollment reveals, Acton is beginning to

re-establish a young school age population. This increase of the young
school age population can probably be attributed in part to two parent
working families who have decided to wait on having children to later in
life. This attitude follows the current national trend of later starting and
smaller families.

H hol mpositi

The composition of the average household in Acton has changed over the
past ten years, reflecting state-wide trends. The decrease in household size
is one of the notable changes. The trend is a result of smaller families,
single persons living alone, marriage at an older age, a higher divorce rate
and an increasing elderly population.

In 1980 almost half of the households in Acton were comprised of one and
two persons (see Table 4). Married couple families comprised 64.1% of
the total households, of which 61.5% had children. Including single parent
households, 46.4% of the Town’s households were families with children.

Table 4. 1980 Household Demographics

1 person 1,129 19.0%
2 people 1,709 28.8%
3 people 1,041 17.5%
4 people 1,206 20.3%
S people 554 9.3%
6+ people 300 51%
Total 5,939

Single Person Households 1,229 20.7%
Married Couple Families 3,808 64.1%
Single Parent Families 415 7.0%
Non-Family Households 487 8.2%
Total Households 5,939

Source: 1980 U.S. Census
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Community Opportunities Group, Inc.

661 Boylston Street 1880 Household Demographics
Boston, Massachusetts 02116 Number of Persons per Household
617-266-6234

4 people 20.3%

Income

During the period between 1979 and 1985 the median household income
of Acton residents increased by 43.2%, from $27,323 to $39,132. One
third of all households earned between $30,000 - $49,999 (See Table 5).
The most significant change is the increase of approximately 475% in the
$75,000 and greater income range. Assuming that current trends continue,
the percentage of households earning $50,000 or more will continue to
grow and the percentage with incomes below $20,000 will continue to
decrease. The per capita income increased by 78% from 1980 to 1985,
from $10,522 to $18,772. The estimated mean household income in 1986
was estimated at $51,060 (see Table 5). (Note: The mean income is an
average which is sensitive to large numbers at the upper end of the range.
The mean income would typically be higher than a median income. The
median income is that figure with an equal number of households earning
above and below a certain income.)
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Households
Thousands

Table §5. Income Distribution

1979 1985
# % # % % Change
Households Total Households Total 1979 to 1935

>$75,000 136 2.3% 782 11.61% 475.00%
$50K - §75K 639 11.6% 1,597 23.70% 131.79%
$30K - $50K 1,855 31.2% 2,082 3090% 12.24%
$20K - $30K 1,395 23.5% 1,145 17.00% -17.92%
$15K - $20K 737 12.4% 404 6.00% -45.18%
$10K - $15K 528 8.9% 323 479% -38.83%
<$10,000 599 10.1% 404 6.00% -32.55%
Total 5,939 6,737
Median Income: $27,323 $39,132
1979 Median Household Income for Boston SMSA:  $18,694
1979 Per Capita Income (1980 U.S. Census): $10,522
1985 Per Capita Income (Census Estimate): $18,772
1986 Estimated Mean Household Income: $51,060

(Census per capita income x HH size estimate)

Sources: 1979 - 1980 U.S. Census
1985 & 1986 - Volume II Housing Inventory & Policy

2]
2
19
18
17
16
15
14
13
12
n

1
0.9
[+X-]
a7
28]
as
0.4
03
02
al
o

Indicators, Abt Associates Inc.

Household Income

N Y O V) N W TS T O AN Y N Oy |

ANAAAAHHAASHNAAEE

S/ /Y /4

N E% 7

T T T
> $75.000 $SOK ~ S7SISICK - SSOIS20K - SIVKSISK -~ SIOKSWOK - SISK < $10.000

Incame
& w79 74 res




Town of Acton
Affordable Housing Study
Section II - Page 12

The sharp increase in the percentage of Acton households in higher
income category can be attributed to two likely reasons -- inflation and
in-migration. First, household incomes in Acton, as elsewhere, have
increased due to inflation. This trend means that income is higher in
absolute dollars, regardless of income losses or gains in relative terms.

Second, the in-migration of newer residents with higher incomes is also a
likely explanation of the increase. As Acton’s housing costs have
skyrocketed, particularly for owners, the result has been a community with
a higher income population in general and concomitant changes in its
socio-economic character. The sections "Housing Costs" and
"Affordability Gap" that are found later in this report discuss the
relationship between income and housing costs and the ability to be able
to live or, in some cases, to continue to live in Acton.

Housing Stock

Between 1980 and 1986 Acton’s total housing stock increased by 5.1%, or
319 units. This contrasts with a 50.4% increase (2,114 units, from 4,195 to
6,309) that occurred between 1970 and 1979. From 1986 to 1988 an
additional 91 units have been approved or constructed. These units
represent a further increase in the town’s housing stock of 1.4%. The
dramatic slowdown in the increase of new housing since 1980 suggests that
the town’s period of high residential growth has passed, at least for the
present. The data also indicates that the perception of a residential
building boom of the mid-1980’s is relative in comparison to Acton’s rate
of growth during the immediate preceding period.

Virtually all of new construction since 1986 has been in single family
structures. According to local sources all but 18 units built during this
period have been single family detached units. This is in contrast to the
large numbers of multi-family units constructed earlier, particularly during
the 1960s and 1970s.
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Table 6. Housing Stock

1980 1986
% Total % Total

#Units Units  # Units Units

Total Housing Units 6,309 6,628

Year Round Units 6,300 6,627
Seasonal/Migratory 9 <0.1% 1 <0.1%
Total Occupied 5,986 95.0% 6,306 95.2%
Owner Occupied 3,951 62.7% 4,387 66.2%
Renter Occupied 2,035 32.3% 1,919 29.0%
Total Vacant 314 5.0% 320 4.8%

Single Family Detached Houses 3,618 57.4% N/A

Single Family Attached 335 5.3% N/A
2-Unit Structures 245 3.9% N/A
3- & 4-Unit Structures 174 2.8% N/A
Structures with 5 or more Units 1,921 30.5% N/A
Mobile Homes/Trailers 7 <0.1% 2 <0.1%

Sources: 1980 - U.S. Census Bureau
1986 - Volume II Housing Inventory & Policy Indicators,
Abt Associates Inc.

In 1986, only 1 unit was classified as a "seasonal" or "migratory" unit. As of
1986, approximately 12% of Acton’s total housing stock had been built
within the last ten years. Additional data shows how "young" Acton is in
terms of its housing stock. Using 1986 as the baseline year, 55% (3,687
units) of the town’s total housing stock was built in the 15 year period
between 1960 and 1974. Conversely, only 15.5% (1,029 units) of the
housing stock had been constructed prior to 1950.

N EE W
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Tenure

According to the 1980 U.S. Census, 2/3 of Acton’s occupied housing units
were owner-occupied and 1/3 were renter-occupied. Between 1980 and
1986 the total number of owner occupied units increased by 11%;
however, the number of renter occupied units actually decreased by 5.7%.
Less than five percent (4.8%) of the year round units in 1986 were vacant
for various reasons; e.g., these units were for sale, for rent or held for
occasional or seasonal use. This low vacancy reflects the tight regional
housing market. Given that units are vacant for a number of reasons,
including being vacant because of being for sale, the actual vacancy rate
for rentals is presumed to be extremely low.

In comparing the tenure status of town’s housing stock with selected
Boston metropolitian area communities, we find that Acton’s
renter/owner mix is generally similar to adjacent communities. Westwood
and Wilmington had more than 90% of their housing stock in owner-
occupied units in 1986. Boxborough and Maynard had approximately 2/3
of their housing stock owner occupied and 1/3 renter occupied. Concord
had approximately 3/4 of its housing stock owner-occupied and 1/4
renter-occupied.

The tenure of housing units in Acton has changed from 1980-1986.
Owner-occupied units had increased both in percent and absolute
numbers. In 1986 there were 436 additional owner-occupied units and
owner occupancy increased from 66% to nearly 70% of all occupied units
between 1980 and 1986. More importantly, the renter-occupied units
decreased in both percentage and in absolute numbers. By 1986, renter-
occupied units had dropped to slightly more than 30% of all occupied
units. However, in 1986 there were 116 fewer renter-occupied in units
than in 1980.

In examining the changes from 1980 to 1986 in housing stock increases
and tenure, the conversion of rental units to condominiums is the likely
reason for the decrease in the number of rental units. Condominium
conversions are discussed in the following section of this report.
Examination of data from Table 6 supports the observation that condo
conversions are the reason for the rental unit decrease. Between 1980-
1986, 319 units were added to the town’s housing stock through new
construction. However, during this same period, owner-occupied units



L

Town of Acton
Affordable Housing Study
Section II - Page 15

increased by 436 units -- more than the 319 new units constructed. If the
116 unit loss in rental units is added to the new units built (116 +
319=435), the total is within 1 unit of the total 1980-1986 period increase
in owner-occupied units.

A major change in Acton’s housing stock since 1980 is the conversion of
multi-family apartment buildings into condominiums. Between 1980 and
1986 412 condominiums were added to the housing stock through
conversion of rental units, an increase of almost 80% in the number of
condominiums. During this period, no condominiums were created
through new construction. Since January 1987 an additional 556 rental
units have been converted to condominiums. During the eight year period
from 1980-1988 the number of condominium units in Acton almost
doubled. (Note: This does not include new condominiums built since
January 1987.) Of the 36 apartment complexes identified in an apartment
survey in 1976 by Curran Associates’ Acton Housing Study 42% have been
converted into condominiums.

Based on discussions with the Strategic Planning Task Force and Town
Clerk’s Office it appears that many of the condominium units have been
purchased as investments, rather than homes. The data discussed in the
preceding section supports this observation. Even though converted units
may remain available for rental, it is likely that the conversion process has
increased the rent levels. Although not specifically documented in Acton,
rental condominiums typically have higher rent levels than the same unit
prior to conversions. This is because taxation practices and other factors
result in recent ownership being more costly than presumably longer held
ownership prior to conversion.

Acton has had a condominium conversion bylaw since 1981. Although not
explicitly stated, the Board of Selectmen has negotiated with owners to
secure a certain percentage of the proposed condominium units to be set
aside for purchase by the Acton Housing Authority. To date the Acton
Housing Authority has purchased 24 condominiums at $65,000 each to be
rented to low- and moderate-income families.
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Subsidized Housing

The number of subsidized housing units in a community is one way to
measure the number of affordable units. A subsidized unit is a housing
unit for low- and moderate-income residents that is assisted through a
state or federal program. Generally, low- and moderate-income are
defined as 50%-80% of the median income based on household size for
the region. For a four person household in the Boston metropolitan area,
which includes Acton, the median income is $40,500. Low- and moderate-
income categorization, therefore, ranges from $20,250 to $32,400.

The Acton Housing Authority owns and manages three rental
developments for elderly, families and persons with special needs. In
addition, it owns "scattered site" units in various condominium
developments. The Housing Authority also provides rental subsidy
certificates for tenants residing in privately-owned housing (see Table 7).

Table 7. Subsidized Housing

Existing Program Name of Development Type # Units
State Ch. 667 Windsor Green Elderly - 68
(667-1) (4HP.)
McCarthy Village Elderly 23
(667-2) (1HP.)
Total )|
State Ch. 705 McCarthy Village Family 12
(705-1)
Scatttered Site Family 24
(Condo acquisition) (1H.P)
(705-2, 705-3) Jotal 36
State Ch. 689 Eliot House Special Needs 12
(689-1)
Federal Section 8 Scattered Site 70
State Ch. 707 Scattered Site 44
SRO 8
Total 2
State Ch. 667 Scattered Site Elderly 6
(667-3 to be acquired)
State Ch. 705 Scattered Site Family 3
(remaining 705-3 units
to be acquired)
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Proposed Name of # Affordable Total
Development Development Units # Units
State HOP Barker’s Pond HOP: 19

MHFA: 2

C.705: 5 63
State HOP Great Hill Village HOP: 25

C.705: 5 98
State HOP North Acton Woods HOP: M4

C.705: 7 136

Totals 97 297

In addition to the three HOP projects listed in Table 7, a fourth HOP
development, known as Castle Ridge, has also been proposed. Its current
status is unclear; discussions were held with the Town more than a year
ago, the project did not receive HOP funding during a previous funding
round, and no formal application(s) for permits have been submitted to
the Town. However, the project did receive MHFA site approval in
October, 1988. The development as proposed would contain 68 units, 17
for HOP-qualified purchasers, 5 for MHFA-qualified buyers and S units to
be purchased by the Housing Authority through the Ch. 705 program.

There are various methods to analyze housing demand. Review of the
existing waiting list for Housing Authority units is one approach (see
Table 8).

Table 8. Acton Housing Authority Waiting List

# of Bedrooms # of Applicants?

SRO 13
1 Bedroom 35 (mostly elderly)
2 Bedrooms 95
3 Bedrooms 48
4 Bedrooms 8
Total 199

Source: Acton Housing Authority

<A household is considered an applicant, regardless of number of persons in the
household.
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As shown above there is a significant waiting list for the limited number of
units available. The greatest demand is for 2 bedroom units for families.
The waiting list should be used as an indicator of need, rather than an
accurate estimate. The list does not reflect people who have received help
from other housing authorities, nor those people who do not fill out
applications due to the waiting period. Based on turnover rates, the
Housing Authority estimates that an elderly person with resident
preference could be served within six months. Since July 1988, the only
families that the Housing Authority has been able to assist are those
households "in crisis" who, therefore, receive preference. The greatest
need for Housing Authority units is for 2 bedroom family units.

Although not yet constructed or approved, 111 letters of interest have
been received in 1988 through mid-February 1989 by the ACHC for HOP
units. Of these 111 households, 52 (47%) are Acton residents. The
majority of the non-residents are from towns in the vicinity of Acton.

The Commonwealth has mandated that each community work toward
creating affordable housing. The statutory basis for this mandate is
through Chapter 774 of the Acts of 1969, known as the Anti-Snob Zoning
Law. Based on the standard established by ¢.774, the benchmark for
affordable housing is that 10% of a community’s housing stock should be
affordable. Currently, only those units subsidized with State and Federal
funds and which are of long-term affordability "count" toward the State’s
10% requirement. Rental certificate programs such as Section 8 or
Chapter 707 do not count as the rental units revert to market rate when
the subsidized tenant moves. Changes to Chapter 774 have been
proposed as a result of a special legislative commission which studied the
law and its implementation. A major recommendation of the
commission’s report is the establishment of a "Local Initiative Program"”
whereby additional forms of affordable housing efforts would be
recognized as meeting the mandate of c. 774. The commission’s
recommendations will be effectuated through changes to regulations. The
current timetable is for these regulations to become effective as of
January 1, 1990.

Acton presently has 139 units of long-term subsidized units, 2.07% of the
6,719 housing units as of 1988.
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Housing Cost

The 1980 U.S. Census estimated the median value home in Acton to be
$87,900. In 1986 the average cost of a single family home was estimated
to be $225,000 and the average cost of a condominium was approximately
$111,500. The median selling price for a single family home in 1988 was
$240,750 according to information obtained from County Home Data.
The 1988 median selling price for a condominium was $116,450.

Between 1986 and 1987 the average cost of a single family home increased
by 11.7% from $225,000 to $251,000 and the average condominium cost
increased by 13.7% from $111,500 to $126,750. In 1988 the mean cost of a
single family house increased by 5.3% to $264,400 and the mean cost of a
condominium increased by 11.4% to $141,200.

In 1988, 170 condominium units and 220 single family units were sold in
Acton. The least expensive condominium unit in 1988 sold for $80,000
and the most costly unit sold for $189,000. The least costly single family
house in 1988 sold for $113,000 and the most expensive house sold for
$706,750.

For the first quarter of 1989, the Greater Boston Real Estate Board
reported that properties sold through the Multiple Listing Service
maintained these levels, despite a softer market. GBREB data showed a
mean selling price of $264,593 and a median price of $257,250 for single
family homes. The mean price for a condominium was $143,975, with the
median price at $94,500.

According to an article in the Boston Globe on January 28, 1989, the
average list price for a single family unit in Acton was $356,318, with
$169,000 as the lowest list price and $900,000 as the highest listed price.
In this article Acton was perceived as a compromise choice because its
prices are less than other nearby communities such as Concord, Weston
and Lincoln. In Concord the average list price for a single family unit was
$750,845, with $199,500 as the lowest list price and $3,400,000 as the
highest list price. The average list price in Weston was $978,843, with
$234,900 as the lowest price and $3,000,000 as the highest. In Lincoln the
average list price for a single family unit was $619,041, a low of $242,900
and a high of $1,500,000.

In 1986 approximately one-third of the housing stock was available for
rental units. The average rental fee in 1986 in Acton was $546 per month
for a one bedroom apartment and $681 per month for a two bedroom unit.
Between 1986 and 1987 the average fair market rent increased by 17.4%
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for a one bedroom unit and 11.5% for a two bedroom unit and in 1988 the
average rent for a one bedroom unit increased 5.75% to $681 per month
and the average rent for a two bedroom unit increased by 5.8% to $803
per month.

Table 9 below shows the increase in the cost of housing and the income
required to purchase the average priced single family house or
condominium in Acton in 1987 and 1988.

Table 9. Homeownership and Required Income

House Cost
1987 1988

Average Cost $251,000.00 $264,400.00
* 20% downpayment $50,200.00 $52,880.00

Mortgage Principal Amount $200,800.00 $211,520.00

Interest Rate 10.50% 10.50%

Monthly Payment> $2,129.00 $2,243.00

Annual Income Required $91,235.00 $96,125.00

ndomini
1987 1988

Average Cost $126,750.00 $141,200.00

20% downpayment - $25,350.00 $28,240.00

Mortgage Principal Amount $101,400.00 $112,960.00

Interest Rate 10.50% 10.50%

Monthly Payment> $1,075.00 $1,198.00

Annuval Income Required $46,090.00 $51,345.00

Assumptions:

Insurance = $40.00 per $10,000 in value, or 0.4%

Taxes = $10.00 per $1,000 market value, or 1.0%

Loan Term = 30 years

28% of gross monthly income for PITI (Principal, Interest, Taxes and Insurance) is a
conventional lending standard.

Jincludes Principal, Interest, Taxes and Insurance.
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The table below shows the required income needed to rent either a
one or two bedroom unit in 1986 and in 1988.

Table 10. Required Income for Market Rents

1986 1988
One Bedroom Unit: $23,400.00 $29,185.00
Two Bedroom Unit: $29,185.00 $34,015.00

Assumptions;
28% of gross monthly income (GMI) for rental costs is considered affordable
public rental subsidy programs use 25% or 30% of GMI as rental contribution

amount, depending on program).

Between 1986 and 1988 the annual income required to purchase the
average single family house in Acton increased more than $14,000 and the
annual income required to purchase the average condominium increased
by nearly $11,000. These increases represent an 17% increase in the cost
of a single family unit and a 26.6% increase in the cost of a condominium
unit. During this same period the annual income required to rent a one
bedroom unit increased by nearly $6,000, or 25%, and the annual salary
required for a two bedroom unit increased by more than $5,000, or 18%.
According to the CPI for urban wage earners and clerical workers in the
Boston metropolitan area, the average cost of living increase during this
same period was only 7.1%.

As the cost of housing continues to increase faster than wages in Acton,
fewer lower and middle wage earners will be able to afford to live in the
community. The 1988 estimated median income in Acton was
approximately $42,000 per household (This figure was projected from
1980 U.S. Census data and indexed to the C.P.1. increases since that date).
In order for a household to purchase the average condominium the
household needs to earn 122% of the local median income and to
purchase the average single family house a household needs to earn
almost 229% of the local median income. For a family to afford to rent
the average one bedroom unit it would need to earn at least 70% of the
median income and to rent a two bedroom unit would require a family to
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earn 82% of the median income.
Housin ] n

Housing costs and its effects on recruiting and maintaining a qualified
workforce is a matter of increasing concern to community leaders,
employees and managers. This relationship becomes more crucial when
further complicated by a labor pool that is shrinking from demographic
changes.

A qualified and available workforce is clearly important to both the
economic and general vitality of a community and a region. There is a
considerable body of literature relating to this subject, most of which
expresses serious concern about the effect of housing costs on the region’s
economic climate. Much of this discussion has been at the state and
regional level, with less information available at the local level.

One of the Town’s objectives under this study was to obtain information
on the effect, if any, of housing costs on businesses located in Acton. To
this end, a survey was developed and distributed to local businesses.
Surveys were distributed to various types of businesses in Acton. The
methodology of distribution was not intended to be scientifically valid, but
to obtain responses that reflect a cross-section of employers both by
business classification and by size.

Surveys were distributed to 23 businesses; 13 responses were received.
The survey and tabulations are attached as Appendix B. A variety of
business classifications are represented, including: finance,
manufacturing, social service, wholesale trade, and service. The size of
the businesses ranged from 275 full-time employees to 6 full-time and 8
part-time employees. The median number of employees was 20 full-time
persons. The total number of employees "counted"” in the survey, including
part-time persons is 862. Sixty-nine percent of the businesses have been
located in Acton longer than 10 years. Only 18% have been located in
Acton less than 2 years. Sixty-three percent of the employees have been
with the same employer for longer than five years. Twenty-six percent
were at their present employment for less than one year.
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Three employers declined from giving salary ranges. Five hundred and
thirty persons are represented by the following income information, which
includes 41 part-time positions:

Number
Annual Salary/Wage Level % of Total of Persons
Less than $10,000 15% 82
$10,000 - $19,999 32% 171
$20,000 - $29,999 25% 132
$30,000 - $39,999 11% 60
$40,000 - $49,999 6% 34
$50,000 - $75,000 6% 30
Greater than $75,000 4% 21

It is significant that 47%, or almost half, earn less than $20,000. Assuming
all 41 part-time earn less than $20,000, 43% of the full-time employees
earn less than $20,000. Only 10% earn $50,000 or greater. Only 8% of
the employees live in Acton. Sixty-three percent live greater than 10 miles
from Acton.

All of the businesses intend to remain in Acton, with four businesses
planning to expand within Acton. Additional employment is projected as
approximately 80 individuals. Only three businesses identified obstacles
to doing business in Acton. These were described as: (1) the difficulty in
finding employees in the area; (2) the high cost of rental space; and (3)
the difficulty to find qualified applicants.

A dramatic 84% of those responding stated that hiring qualified personnel
had been either very difficult or difficult during the past three years.
Ninety-three percent felt that it would be very difficult or difficult during
the next five years. Reasons given were:

- Salary (5 responses)

- Low unemployment in area (5)

- Lack of qualified applicants (4)

- Potential employees cannot afford to live in the area (2)
- Type of work (2)
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Sixty-two percent of the businesses felt that the housing costs in the area
made it more difficult to hire qualified personnel. Only 15% felt that it
did not make it more difficult, and 23% were unsure. Of the businesses
who felt that housing is a factor, 50% felt that it was frequently an issue.
However, only two businesses (15%) ever had an employee state that the
inability to locate affordable housing was a reason to leave the firm.

When asked to rank identified factors relating to difficulty in staffing, the
lack of qualified applicants was ranked the highest. Then in very close
sequence was ranked low unemployment, type of work, salary, and
difficulty in finding suitable housing. Transportation access, benefits
package, and child care followed in that order as less important factors.

Only three businesses provide assistance to locate housing. One
specifically stated that they help with the mortgage.

Only four organizations had ever heard of the Acton Community Housing
Corporation. Two businesses indicated that they would be willing to join
in the Acton Community Housing Corporation efforts.

Given the salary levels of the responding businesses and the known cost of
housing in Acton, it is not surprising that only 8% of the employees live in
Town. As noted previously, most of the businesses (62%) do correlate the
difficulty in hiring qualified personnel with the cost of housing. However,
the question is whether businesses also realize that salary level as an
obstacle also relates to the cost of living (i.e. housing) in the area. It
appears that further effort should be made to increase awareness of the
implications of the lack of affordable housing on business. In reviewing
the survey responses, it appears that many employers had not previously
made an explicit, direct connection between housing costs and an
adequate labor pool. Further discussion with the three businesses which
provide assistance to employees to locate housing should prove valuable.
Soliciting information from the perspective of employees might provide
additional valuable insight. Given that 69% of the organizations had not
heard of the ACHC, the ACHC may want to consider an outreach effort
to explain its mission and accomplishments to date. To reach the business
community, the Chamber of Commerce might be an appropriate forum.




Town of Acton
Affordable Housing Study
Section II - Page 25

\ffordability G

The affordability gap is the difference between the cost of housing and
what a household can afford to spend using generally recognized income-
to-expense ratios. In 1988 the least expensive single family house in Acton
sold for $113,000 and the least costly condominium sold for $80,000. In
order for a household to purchase the least expensive single family house
on the market in 1988 they would need to earn a minimum of $41,100 per
year, nearly equal to the 1988 median income in Acton. For a household
to purchase the least expensive condominium in 1988, an income of
approximately $29,100 would be needed, 70% of the median income in
1988 (assuming a 20% downpayment, 10.5% interest rate, 30 year loan,
and 28% of gross income for housing cost). While the affordability gap
presents a serious impediment to ownership for many, the required
downpayment may be an equal or even greater hurdle. The Boston Globe
recently reported that first-time buyers in the greater Boston housing
market averaged 4.1 years to save the money for their downpayment. This
length of time compares with an average of 2.4 years for the 18 major
urban markets studied and was second longest in the country. Further,
this was based on an average price of $165,100 for the Boston area, well
below the $240,750 median price in Acton.

A 20% downpayment for the least expensive and average priced home in
1988 is $22,600 and 52,880, respectively. If the downpayments were
reduced from 20% to 10%, the required annual incomes would further
increase to $45,500 and $106,500, respectively. Because mortgage
insurance is in most cases required for financing a loan with a loan-to-
value ratio in excess of 80% (an 80% mortgage), the actual incomes
needed would be somewhat higher still.

Acton’s escalating housing costs mean that many aspiring buyers,
particularly entry level buyers and younger households, will find it
increasingly difficult to purchase a market rate home or condominium. As
the market becomes accessible only to those with substantial financial
resources or "move-up" buyers, the town’s population will undergo change.

Fewer children of long-term Acton residents will be able to purchase
housing. The implications of this situation are that a new income level of
people will replace existing residents with every housing transfer and
continue to change the composition of the community.
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Summary of Housing Need

Determining the number of housing units needed to meet the affordable
housing demand in Acton is difficult. There is a lack of specific updated
information regarding income levels and the housing situation of the
different household types. For example, it is not known how many of the
renters spend more than 30% of their income on rent, or what the
household income is for the first-time homebuyer age group. It is also
important to remember that housing needs of families and individuals
change over time. However, the information presented in this report does
substantiate the housing need of different groups of residents and does
provide several benchmarks by which to measure the extent of these
needs.

- The Acton Housing Authority waiting list is an indicator of the need for
subsidized rental units. There are presently 199 households on the
waiting list. Most are families. The 35 applicants for one bedroom
units are mostly elderly. The greatest need is for two bedroom units for
families. Elderly residents are usually assisted within months, while
only families "in crisis" have been assisted since July 1988.

- The vacancy rate for rental units is very low. In 1986 4.8% were vacant.
However, the Housing Authority reported recently that tenant
certificate holders had great difficulty finding available two bedroom
units.

- The Town’s rental stock actually decreased by 166 units between 1980
to 1986. Yet demand for rental units and rent levels are increasing as
less households can afford to purchase homes.

- Of the 6,737 households in Acton in 1985, approximately 1,600 (24%)
earned less than the amount required to rent the estimated average
$600 two bedroom apartment (estimated 1985 cost).

- Local employers responding to the business survey indicated that only
8% of their employees reside in Acton. Sixty-two percent (62%) said
area housing costs made hiring qualified personnel more difficult.
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The affordability gap is widening. From 1986 to 1988 the income
required to rent one bedroom and two bedroom units increased by
nearly $6,000 (25%) and $5,000 (18%) respectively. According to the
Consumer Price Index (CPI), the average cost of living increase during
this period was only 7.1%.

The ACHC had already received 111 letters of interest for HOP units
as of mid-February 1989. Of these 111 households, 52 are Acton
residents. The ACHC will have a very accurate estimate of eligible and
interested first-time homebuyers in the near future when the marketing
effort is officially undertaken for Great Hill Village, the first HOP
project.

The affordability gap is widening. Between 1980 and the end of 1988
mean (non-condominium) housing prices increased by approximately
300% while median income increased only approximately 54%.

For a household to purchase the average priced condominium as of the
first quarter of 1989, more than 120% of the median income is
necessary. To purchase the average priced single family home, a
household needs to earn 230% of the median income.

Acton has 198 units of long-term subsidized housing (including Great
Hill Village), 89 family units, 12 units of special needs housing, and 97
elderly. These 198 units are 2.95% of the estimated 1988 housing stock
of 6,719 units (based on building permit information.)

To reach the state’s Chapter 774 benchmark for subsidized housing,

Acton needs an additional 574 units to reach the 10% standard as of
1988. The proposed HOP projects, Barker’s Pond and North Acton

Woods, will potentially provide 67 of these required units.
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TRA 1 R RDABLE H I
Overview of Strategies

There are various methods and techniques for creating or encouraging
affordable housing. These "municipal intervention" strategies include land
use regulations such as zoning, subdivision and other development
standards; other regulating controls, such as rent control or condominium
conversion; taxation policies; land acquisitions; state and federal financing
subsidies for homeownership and rental; alternative living arrangements;
and establishment of new development entities and alternative
development approach.

An overview of these strategies was reviewed by the Acton Strategic
Planning Task Force to inform the committee of the range of available
options. Potential strategies were selected which respond to the identified
needs and goals of the community. In certain instances, such as the real
estate transfer tax, it is clarified that the Task Force did not identify this
approach as a high priority at this time.

1. ZONING

a. Inclusionary Housing

In its simplest form, inclusionary zoning provides an incentive -
bonus units - to a developer of a residential project to provide a
certain number of units in the project.

o What is the potential impact? How much land in Acton is
undeveloped?

o What percentage of affordability is a reasonable requirement?
In other words, the requirement cannot be such that it
renders the project financially unfeasible and the developer
proceeds with an as-of-right development with no
affordability component.
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In HOP projects requiring 30% affordable units, the increased
density may commonly range from 2 - 4 times greater than that
allowed by right. In addition, there is below market financing
available to the homeowner.

(o)

o

o

How is affordability defined? What are the target income
groups?

The Town may use the State definition of low and moderate
income or may choose to expand its targeted group to include
middle income households (those earning up to 120% of
median income).

What options does the developer have to meet the
affordability requirement? i.e. Provide affordable units on
site; Provide affordable units off site; Make a cash payment in
lieu of units; Donate land to the Town.

May communities provide flexibility in their bylaw and offer
these options upon approval of the Special Permit Granting
Authority.

Affordable units may be donated to the local Housing
Authority (if State funding is available), sold or rented to
income-eligible households (defined locally) or sold to the
Housing Authority through the C.705 program.

If cash payment in-lieu of units is allowed, how will this be
determined?

The basic concept is that the cash payment should be roughly
equivalent to the cost of providing the required affordable
units.

o How will affordability be maintained and for how long?

For example, the HOP program ensures long-term
affordability through a deed restriction which remains in
effect for 40 years.
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b. Linkage

Linkage requires developers of commercial and industrial
developments to provide affordable housing or equivalent cash
contributions as a condition of the granting of a special permit.
Basic features of a proposed linkage policy are described below.

In return for a specified payment, a developer receives the right
to build additional floor area beyond that allowed by right. As in
aresidential project, the bonus must be sufficient, relative to the
payment, to make it financially feasible.

With regard to the amount of payment, there are two general
options: 1) aflat dollar amount per square foot of floor area,
and 2) an amount based upon a specified percent of project cost.
Boston uses a flat dollar rate of $5.00 per square foot to be
allocated to housing. Waltham’s impact fee is $1.00 - $3.00 per
square foot for additional development above that allowed by
right. The second approach is based on a percentage of the
construction cost for the additional building area, i.e. 5%. The
cost of construction would be determined by the Special Permit
Granting Authority and the Building Department.

The payment is made to a Housing Trust Fund to be utilized for
affordable housing.

Discussion of the legal issues is warranted. Linkage is a type of
impact fee. Cambridge and Boston both have linkage programs
tied to affordable housing. Waltham has an impact fee program
relating to traffic and infrastructure. There is disagreement
among professionals as to whether communities have the
statutory authority to adopt a linkage bylaw. The Metropolitan
Area Planning Council (MAPC) states: "While the legal
questions have not been definitely resolved, it appears that in
every municipality but Boston, inclusionary zoning programs or
linkage regulations will withstand a legal challenge if the
ordinance which sets up the program is properly drafted and if
careful consideration is given to the key legal issues", Inclusionary

Housing and Linkage Programs in Metropolitan Boston, 1986.
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According to MAPC, an inclusionary housing or linkage program
would likely withstand a constitutional challenge by observing
four important standards related to the issues of taking, due
process, and equal protection:

o A bylaw or ordinance should allow for some form of
development by right, and allow for economically feasible
developments;

o The inclusionary housing or linkage requirement should be
based upon at least a general review of local housing need,
and the level of linkage payment, in particular, should be
related to the estimated impact of the development.

o The inclusionary housing programs should stress the
development of units on site, as much as possible; and,

o Ordinances or bylaws should have a clear rationale for any
selectivity in the application of the program requirements.

B B S N Eh B EE B BN e
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There is presently a proposed Impact Fee Enabling Act before
the House Local Affairs Committee.

Legal counsel should be retained to assist the Town should this
provision be pursued.

Subdivision Standards

Reducing excessive subdivision standards relating to street width,
drainage and infrastructure requirements reduces the cost of
housing development. The concept is that the cost-savings are
passed on to the homebuyer.

-l EE E e
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The Acton Planning Board is presently reviewing its Subdivision
Rules and Regulations utilizing new ITE standards.

d. Comprehensive Permit

A primary vehicle for creating affordable housing in the state has
been the use of Comprehensive Permits (Chapter 774 of the Acts
of 1969 as described in M.G.L. Chapter 40B).

L]
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The law provides for "comprehensive permits" that allow for the
development of subsidized low or moderate income housing.
These permits are reviewed by the local Board of Appeals
following a public hearing and may allow exemptions from local
zoning and other regulations including allowable density. If
certain housing need thresholds are not met, a developer may
appeal the ZBA decision to the State Housing Appeals
Committee (HAC) when the permit is denied or includes
conditions that may render the project economically unfeasible.
Housing need thresholds are: (1) subsidized low or moderate-
income housing in excess of ten percent of the housing units; (2) 1
1/2 percent or more of the total land area zoned for residential,
commercial or industrial use utilized for subsidized low or
moderate income housing; or (3) the applications would result in
the commencement of construction of such housing on sites
comprising more that 3/10 of 1% of such land area or ten acres,
whichever is larger, in any one calendar year.

Given that these applications may only be denied by the local
Board of Appeals for health and safety reasons, in the absence of
these, it is in the best interest of the community to negotiate with
the developer to structure the type of project that best meets the
Town’s housing objectives and legitimate planning concerns.
Although the community may not reject an application due to
general opposition, it may impose reasonable restrictions on the
size, site planning or other characteristics of the project to the
extent that these conditions are supported by objective evidence.
Negotiations may also include such issues as the type of housing
unit, bedroom count, buffers, and land set aside for conservation
or a play area.

The Town of Acton has established Development Guidelines for
review of Comprehensive Permit and other affordable housing
projects pending approval by the Board of Selectmen and ACHC.

Special Uses: Lodging Houses, Single Room Occupancy,

Acton could modify its zoning bylaw to allow these special uses in
appropriate locations via special permit or licensing. These uses
provide a greater diversity of housing options.
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The Strategic Planning Task Force felt that this did not respond
to a major need and was, therefore, not a high priority.

f.  Accessory Apartments

The Town of Acton presently allows accessory apartments by
special permit. To encourage the creation of accessory
apartments, it is suggested that accessory apartments be allowed
by right provided certain requirements are met in order to protect
the quality of existing neighborhoods and minimize adverse
impacts. The types of provisions are outlined below.

o Full or Accessory Conversions: Some restrict the size of the

additional unit, requiring that it be clearly subordinate. Such
subordinate units are the so-called "accessory apartments".
Acton’s bylaw allows a maximum size of the accessory unit of
800 square feet.

o Owner Occupancy: Many allow conversions only by owners
who live in or intend to live in one of the units. Others also

require that the additional unit be occupied by a relative.
Acton’s bylaw presently requires that one of the units is
owner-occupied.

(o}

Age Restrictions: Often, only homes built before a certain
date are eligible. Acton’s bylaw presently specifies May 7,
1984.

o Restrictions on Exterior Alterations: Some limit the changes
to the outside appearance, in order to maintain the "single-
family character” of the home and neighborhood.

o Minimum Building Size: Some require that the original

structure be a certain size,

(o}

Minimum Unit Size: A number require that the converted
units be a minimum size.
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o Minimum Lot Size: Some require that the lot be a certain
minimum size in order to be eligible.

o Parking Requirements: Some specifically require a minimum

number of off-street parking spaces.

o Capping the Number of Units: Some limit the total number
of permits which can be issued under the bylaw.

o Septic System Requirements: A number require Board of

Health review and approval of the existing septic system.

Amnesty for Illegal Units: One community, the Town of

Lexington, included in its bylaw a process for legitimizing
existing nonconforming or illegal units.

o Incentives for Affordable Conversion: The Town of Lincoln
has adopted incentives in its bylaw for owners who agree to
rent to eligible households within a specified rent level.

Shared Living Arrangements

Shared living or homesharing is an arrangement in which two or
more unrelated persons or households share one unit. It usually
requires only limited adaptations to existing stock, often a single
room with access to kitchen and bath provided. Homesharing can
expand the use of a community’s existing housing resources, and is
especially applicable where large, older homes exist.

o)

As households age and people’s needs change, older persons
living alone, or aging couples without children, may find
themselves with "too much" space for their needs, yet they do not
want to move or are not able to afford alternatives to
accommodate a separate unit. Even beyond shared elderly
housing opportunities, communities can also eliminate restrictive
"family" definitions and allow unrelated persons to share living
space. Acton’s bylaws presently define a "family" as "A person or
number of persons occupying a DWELLING UNIT and living as
a single housekeeping unit, provided that a group of six or more
persons shall not be deemed a FAMILY unless at least half of
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them are related by blood, marriage or adoption, including wards
of the state".

Homesharing can provide housing opportunities for persons or
households other than the elderly who need low-cost housing or
supportive services for independent living:

o Low or moderate income households seeking to reduce
their housing costs through a shared living arrangement.

o Single people without the resources to afford a more
conventional apartment.

o Single-parent households needing inexpensive housing or
child care services.

2. REGULATORY

a.

Condominium Conversion Controls

The purpose of condominium conversion controls is to control
and regulate the conversion of rental housing to condominiums or
full equity cooperatives to protect tenants, to slow the conversion
of low and moderate-income apartments to higher-priced
housing, and to preserve existing affordable housing stock.

Condominium conversions are regulated by state law. Chapter
527, Acts of 1983, requires those converting existing rental
buildings containing four or more units to provide certain
protections of existing tenants:

These protections are: written notice of the intent to convert;
limits on the amount rent can be increased; a guaranteed right to
purchase a unit; and relocation benefits.

Acton also passed local condominium conversion ordinances in
1981 and 1987. Acton’s ordinance includes provisions for: notice
of intent to tenants; a period of time before vacating the unit is
required; the right to purchase the unit at the same or more
favorable terms as offered to the public; relocation benefits;
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assistance to elderly, low or moderate income, and handicapped
tenants to locate comparable rental housing in Acton; and
extended notification periods for the elderly, low and moderate
income, and handicapped tenants. Buildings containing four or
fewer units and buildings containing five units with one unit
owner-occupied are exempt from the above descriptions.

To date condominium conversions permits have been issued by
the Acton Board of Selectmen when 10%-20% of the units have
been offered to the Acton Housing Authority at a purchase price
established by EOCD. This provision, however, is not included in
the ordinance. Town Legal Counsel has recently reviewed a set
of draft conversion regulations incorporating this provision and
has reached no conclusion on its validity.

The Town should consider amending the present condominium
conversion controls to incorporate this provision and others.
Communities may adopt more stringent conversion regulations
than the state law by a 2/3 vote by the local legislative body.

Other provisions to be considered:

o Eliminating the exemption for buildings with five units and
fewer.

o Lifetime leases for elderly, handicapped or low income
tenants at controlled rents.

o Requirements which make conversion approval contingent on
some proportion of present tenants’ commitment to purchase
units.

o Property owners could be required to build replacement
rental housing, or contribute to a fund for future affordable
housing development.

o Property owners could be required to first offer tenants the
option to purchase the building and convert it to a limited
equity cooperative.
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o Property owners could be required to subsidize unit purchases
by lower-income tenants to retain some units as affordable.

Communities may need to provide technical assistance and/or
secure additional subsidies for tenants to ensure that some
proportion of the newly converted units remain affordable or
conversion to limited equity condominiums or cooperatives is
feasible.

Legal counsel should review any proposed changes to assure
provisions are legal.

Use Covenants and Deed Restrictions

Any units that are publicly-assisted should contain rental use
restrictions or resale price controls via deed covenants, recapture
agreements, or ground leases to preserve long-term affordability.

3. TAXATION POLICIES

a.

Exemption men
Recently passed state laws (local options) allow communities to:

o Grant residential improvement exemptions for the value of
alterations or improvements to residential properties if the
changes were necessary to provide housing for a person at
least 60 years of age and who is not the owner of the
premises.

o Defer a portion of the property taxes for elderly homeowners
until their residences are sold.

o Grant hardship exemptions to homeowners who are "elderly,
poor, or infirm".

A community may seek home rule authority to extend property
tax deferrals to low and moderate-income homeowners or provide
exemptions for owners who rent to low/moderate income tenants.
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b.

Assessment Practices

To reduce the property tax burden on existing affordable housing
units, assessing practices could be structured to take into account
the lower resale value based on deed restrictions, rather than the
potential market value of similar homes.

Chapter 121A

Reduced tax agreements could be negotiated with limited-
dividend developers of affordable housing, as authorized by state
law.

4. ALTERNATE OWNERSHIP

a.

n-Profit Housin

Affordable housing can be developed and/or owned by non-profit
groups, such as a community based development group or church.
The Acton Community Housing Corporation (ACHC) is
presently seeking non-profit status. As part of the development of
a long term management plan, the ACHC is now discussing its
potential role in affordable housing development.

imited Equi

Affordable housing can be in tenure forms other than outright
homeownership or rental housing. Limited equity cooperatives
are on this "middle path". The concept is international but a
number of outstanding examples have recently been developed in
eastern Massachusetts. Cooperative housing can be new
construction, or single and multi-family homes can be bought by
non-profit groups or tenants and converted into cooperatives.

A limited equity cooperative is a form of ownership in which title
to the property is held by the member-controlled corporation in
which each resident is a shareholder. The resident members elect
a board of directors to manage and operate the cooperative. The
residents lease their units from the cooperative ownership entity.
To preserve the housing as affordable, the equity that members
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C.

d.

can accrue on the value of their shares is limited. In other words,
the market appreciation of the unit is limited.

The formula that determines the resale value is usually outlined
in the corporation’s bylaws. Depending on the goals of the
cooperative, the formula tries to provide a fair return on
members’ investments while keeping the resale value of the units
in the price range accessible to low and moderate income
members.

The shares of stock in the value of the building and land
purchased by a member are proportional to the size of the space
occupied. This purchase is similar to a downpayment but usually
costs less - a member also pays a proportionate share of the
budget for the cooperative’s mortgage, taxes, maintenance, and

operating expenses.

Limited equity cooperatives offer distinct advantages. The
cooperative is eligible for government subsidies which can reduce
purchase costs or provide financing for the building. The legal
constraints limiting deed restrictions to 40 years does not apply to
the sale of the shares and cooperatives can, therefore, remain
affordable for perpetuity. Limited equity co-ops offer specific
advantages over rental housing including security, tax deductions
and some equity build-up, while housing costs remain Jlower in the
long run.

Limited Equity Homeownership

Limited equity homeownership restricts the resale prices of
condominium or single family units similar to limited equity
cooperatives. This approach is required through the State
Homeownership Opportunity Program (HOP) and could also be
built-in to any locally developed programs to preserve
affordability. However, deed restrictions used to limit equity can
legally only remain in place for 40 years.

Community Land Trust
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A community land trust (CLT) is a mechanism through which
affordability can be preserved for perpetuity.

A community land trust is an alternative tenure concept which
separates ownership of the building from that of the underlying
parcel of land. This concept is similar to that of a condominium
which separates unit ownership from possession of the supporting
structure and surrounding land. A CLT is a member-controlled
non-profit organization that owns the underlying land and leases
its use to the individual homeowners living upon it, typically
under a 99 year ground lease. This substantially reduces the cost
of homeownership. When owners choose to sell, the CLT has the
right to repurchase the dwelling to keep its affordable to others,
thereby permanently exempting such housing from speculative
market forces.

The CLT membership is comprised of three groups: residents of
the geographic area that the CLT serves; residents of the CLT-
owned land; and "public interest" representatives from local
government, other service organizations, or those with needed
skills.

The CLT membership decides which properties should be
purchased and the appropriate use.

When the land acquired by the CLT is vacant, the trust may
develop the property itself or work with another non-profit entity
to construct affordable housing. The housing can be sold or
rented to community residents, or a CLT can lease the land to
individuals or groups to develop, within the use limitations set by
the lease.

If the land already has buildings or other improvements at the
time of purchase, a CLT can help write down the purchase costs
to lower-income households by securing government subsidies,
direct grants, favorable lending terms, or in some cases, by
organizing volunteer labor to assist with the rehabilitation. The
building may be structured as a single unit, condominium, rental
unit or cooperative.
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A ground lease agreement is the legal mechanism which describes
and protects the interest of the CLT and the interests of the
homeowner (leaseholder) in the improvements on the land. The
homeowner is guaranteed security through lifetime and long-term
renewable leases. There is a limited earned equity on the
buildings and improvements to the land upon termination of the
lease, allowing homeowners to recapture labor and capital
investments, based on an agreed upon formula. The homeowner
pays a lease fee to the CLT to cover expenses, property taxes, and
provide capital for the CLT to purchase additional property.

In most cases, the CLT retains the first option to buy the
leaseholder’s buildings or other improvements at a predetermined
price or at the price fixed by a formula at the time the lease
agreement was signed. If the CLT chooses not to exercise its
option, the leaseholder may sell the housing unit and the CLT will
grant a similar leasehold agreement with the buyer.

The Town/ACHC should consider the use of a community land
trust should development of affordable housing proceed on any
town or ACHC owned sites in the future. The CLT would ensure
that these homes remained affordable in perpetuity.

5. PUBLIC LAND DONATIONS

Many communities are utilizing the donation of Town-owned land as
a mechanism to encourage affordable housing by private developers.

As discussed with the Town Planner, Town-owned land in Acton is
primarily conservation land. However, the Town may want to
consider compiling an inventory of publicly-owned sites, including
small parcels and undeveloped portions of larger sites that might be
suitable for scattered housing development.

A proposed methodology to identify and evaluate sites is as follows:
o Develop an inventory of Town-owned land including school

department, parks and recreation, conservation and tax title
property utilizing information from the Assessor’s Office. Include
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small parcels of less than one acre as these parcels may be
suitable for scattered site development.

o Delete sites which are clearly unacceptable due to inappropriate
location, presence of excessive wetlands, ledge or steep slopes,
restricted use, well protection district, etc. Sites used for
recreation or schools will also be eliminated from further
consideration if the entire site is presently utilized.

Wetland, soils, floodplain, water department, and topographic
maps will provide necessary information, as well as discussions
with appropriate departments and boards.

o Site visits to many of the sites will most likely be necessary.

o Prepare a brief description for each feasible site that has been
selected on a preliminary basis. Include size, location, ownership,
physical characteristics, utilities, neighborhood characteristics,
amenities, etc.

o Prepare in-depth evaluations utilizing the environmental
component of the Site Evaluation Guide checklist that is part of
ment Review Guidelines for Affordable Housing (see
Section I of this report.)

Some communities have proceeded with Town acquisition of private
land for the purpose of affordable housing development. The concept
of "limited development”, developing a portion of a site and
preserving the remainder as open space could be considered when
C.61A land is offered for sale to the Town. Funding is necessary,
either through an established Housing Trust Fund or local
appropriation.

FINANCING AND SUBSIDIES

Various programs are available through the state and federal
government to provide financing for affordable housing. These
programs are summarized in the "Matrix of Local Affordable Housing
Strategies and Techniques" by Emily Achtenberg, 1986, which was
distributed to the Task Force.
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There is also extensive resource material available regarding these
programs. For further information, refer to two brochures by EOCD,
"A Guide to Producing Affordable Housing", and "A Guide to the
Massachusetts Housing Partnership".

ALTERNATIVE REVENUE SOURCES

Real Estate Transfer Tax

Clearly, many strategies previously discussed require financial
resources for implementation. State and federal funding sources are
appropriate to address certain needs, however these funds are limited
in use, competitive and not guaranteed in the future. A local housing
plan can best be implemented with a continuous and flexible revenue
stream. The other option instead of linkage is to impose fees on real
estate transactions. A proposed real estate transfer tax for open space
preservation has failed twice at Acton Town Meeting. The
Community may want to reconsider this provision for the two goals of
open space preservation and affordable housing.

State legislation has been proposed to grant each municipality the
right to impose fees on real estate transactions. Because the bill is
enabling legislation, municipalities will need to adopt the legislation
locally if it is passed by the State legislature. Under recently proposed
provisions, the tax revenue generated from local residential property
sales would be put into a local fund for housing, open
space/conservation and environmental capital projects: water, sewer,
and solid waste infrastructure projects. The proposed draft in
committee (H-5225) would allow communities to tax real estate
transactions at up to 2 percent of the purchase price. Communities
would be required to set aside 25 percent of those revenues to acquire
and maintain open space; 25 percent for affordable housing, and 50%
for either environmental capital projects, open space or affordable
housing at the Town’s discretion. This bill was heard before the
Taxation Committee on March 21, 1989.

‘The advantages are that the transfer tax would provide resources for

the Town to create affordable housing through its own, locally-
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developed programs. The Town would not be dependent on the State
for funds nor restricted to State-established programs.

Resources could be allocated to meet local housing needs through
strategies discussed by the Town: construction of new homes or rental
units, rehabilitation of existing structures to create accessory
apartments, rent subsidies, or establishment of a downpayment
assistance program.

Based on residential real estate transactions in Acton, over $110
million in 1988, it is estimated that over $550,000 could be generated
each year by a .5% transfer tax.

Disadvantages are that the tax might increase the cost of market rate
housing, and administrative costs would be incurred to develop
housing and open space plans and implement the program.

The Strategic Planning Task Force recommended that the Town
follow what happens at the State level prior to undertaking any local
initiative.

HOUSING TRUST FUND

Should a real estate transfer tax, inclusionary housing provision, or
other revenue generating mechanism be established, the Town will
need to establish a housing trust fund. The trust fund is a vehicle for
collecting and allocating revenue earmarked for affordable housing.
Local programs, administration and implementation responsibility will
have to be determined.

In other communities, such as Lexington, a non-profit organization
similar to the ACHC, administers the Housing Trust Fund.
Presently, the Acton Housing Authority administers any revenue
generated through the existing condominium conversion control
bylaw.

From an administrative perspective, it makes sense to establish one
housing trust fund for the Town of Acton to be administered by one
entity. This raises the following issues:
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o Which entity should be designated as the administrative body?

o How will funds be allocated to create/support low-income housing
v. moderate-income housing to ensure a reasonable distribution?

Based on discussions with the ACHC, it is understood that the Acton
Housing Authority is represented on the ACHC Board of Directors by
the Executive Director and a AHA board member. If this
representation were formalized by the ACHC, low and moderate-
income constituencies would be represented on the ACHC. In their
long range management plan, the ACHC has indicated their
willingness to assume the responsibility of administering a housing
trust fund.
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1.

POSED |
Inclusionary Housing

The Planning Board may grant a special permit for an increase in
density greater than that allowed by right to allow attached units
provided the developer provides a certain percentage of affordable
housing units.

A. Procedures: The application and review process will be as
required for all subdivisions by the Acton Subdivision Rules and
Regulations and as required for all special permits, as required by
the Acton Zoning Bylaw.

B. Requirements:

1)

2)

No development on any parcel of land which has an area of
at least 6 acres in the R-2 District or 12 acres in the R-4 and
R-8 Districts shall be granted a special permit for a density
bonus unless it is proposed within a cluster style development.
No parcel may be subdivided after [the date of adoption of
this bylaw provision] to avoid this requirement.

Provision of affordable units. The residential development
shall be required to set aside a portion of the dwelling units
provided on the site as affordable housing either rental or
owner-occupied, in accordance with one of the following
methods:

Minimum Percent of

Total Units Required Method
1. 5% Donation to the Acton
Housing Authority (AHA) or

other non-profit corporation.

2. 10% Offered to the AHA or non-
profit corporation for
purchase at levels
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established by the subsidy
program.

3. 15% + Set aside as moderate
or upper moderate income
units to be purchased or
rented by eligible households.

4. Tobe combination of the above
negotiated methods.

If the developer is unable to meet the requirements above, the
Planning Board, at its discretion, may approve all or some of the
units to be located off site or a cash payment in lieu of housing.
The cash contribution must be equivalent to the net cost of
developing the units on site.

The Planning Board may allow multi-family use up to 4 attached
units in one structure, subject to design review.

The dimensional controls will be consistent with section 9.4.1,
Planned Conservation Residential Community standards, of this
Zoning Bylaw.

The affordable units should be dispersed throughout the
development. They should be compatible with, and as nearly
indistinguishable as possible from market rate units. In all
likelihood they will be smaller in square footage and have fewer
interior features than market rate units.

Eligible households: Units may be purchased or rented by those
who meet the guidelines for low, moderate and upper moderate
income households as defined below:

Low Income: Below 50% of Boston PMSA median income
Moderate: 50%-80% of Boston PMSA median income
Upper Moderate: 80%-120% Boston PMSA median income
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G. Project Approval Standards: The Planning board shall approve
the special permit if the proposed site plan, density, architecture
or relaxation of zoning standards does not have a negative impact
on environmental resources, health and safety, and is compatible
with the character of the neighborhood.

H. Long Term Affordability: Long term affordability will be

preserved through resale price controls or rental use restrictions.

a) Rental levels shall not exceed the level affordable by the
target income group based on allowable housing cost of 30%
of gross annual income or the limits established by the
applicable subsidy program.

b) The increase in equity shall be limited to the increase in the
wage component of the Consumer Price Index for the Boston
metropolitan area with adjustments incorporated for property
improvements. The resale price restriction will be
incorporated into the deed and will bind all subsequent
purchasers for a period of forty years after the initial
conveyance.

(Note: The deed restriction should be developed/reviewed by
legal counsel and needs further clarification.)
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2. Accessory Apartments

The bylaw would be amended to allow accessory apartments by right
provided certain requirements are met to protect the quality of
existing neighborhoods and minimize adverse impacts.

Existing requirements would remain in effect, including:

a)

b)

<)

A single family dwelling in existence on or before the date of
adoption of this bylaw may be used or altered for not more than
two dwelling units.

Accessory dwellings shall not contain more than 800 gross square
feet.

Either the single family dwelling or apartment is occupied by the
owner of the property.

In addition, the following provisions are proposed:

a)

b)

c)

d)

The maximum floor area of an accessory apartment shall not
exceed S0 percent of the floor area of the single family home.

There shall not be more than two bedrooms in an accessory
apartment.

Board of Health review and approval of existing septic systems is
required.

The accessory apartment shall be designed so that the
appearance of the structure remains that of a single family
dwelling, subject further to the following condition and
requirement:

1) Al stairways to second and third stories shall be enclosed
within the exterior walls of the dwelling.

Accessory dwellings may be in detached structures existing on or
before the date of adoption of this bylaw, but the location shall be
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f)

g

h)

such that the use of the structure as a residence shall have
minimal visual impact on the surrounding property.

Not less than 14 days before issuing a building permit, the
building inspector shall notify owners of property immediately
abutting the applicant’s property, including owners of property
separated from the applicant’s property by a public or private
way.

No use as an accessory apartment shall be permitted prior to
issuance of a certificate of occupancy by the building inspector. A
certificate of occupancy shall be issued after the building
inspector determines that the accessory apartment is constructed
in conformity with the approved plans and with the provisions of
this bylaw.

A certificate of occupancy shall be issued for a period not
greater than three years. A new certificate of occupancy shall
require proof of owner occupancy at the time of application.

A certificate of occupancy shall be issued to the owner only, and
is not transferable. A new owner shall apply to the building
inspector for a new certificate of occupancy.

Tax abatement on the accessory unit would be allowed if rented
by the owner-occupant to a qualified low and moderate income
elderly person who is unrelated to the owner-occupant. (This
provision is authorized under the General Laws of 1986, requiring
action by Town Meeting and institution of a simple method of
certification).

(Note: Low and moderate-income is defined as 50%-80% of the
HUD area median income. The merits and administration of this
provision should be discussed with the Assessor’s Office who would
ultimately be responsible for implementation.
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3.

ndomini n i

(Note: Legal counsel should be consulted as to the mechanism to
amend Acton’s existing condominium conversion regulation which
was adopted through an act by the State legislature.)

A. Applicability. Amend Section 1 of "An Act Relative to the
Protection of Tenants and Purchasers of Condominiums or
Cooperative Units in the Town of Acton" to extend the
applicability to two, three, and four unit structures, unless the
structure will be owner-occupied.

B. Under Section 4 of the "Act" amend it to include a provision (f)
as follows:

(f) Any owner of residential property who intends to convert to
the condominium or cooperative form of ownership shall first
give to the tenants the option to purchase the building and
convert it to a limited equity cooperative on terms and
conditions which are substantially the same as or more
favorable than those which the owner extends to the public
generally.

C. Amend the existing Act to incorporate a section as follows:

Permit may be subject to reasonable conditions. The Board

may make the permit subject to reasonable conditions for the
protection of any tenants. The Board shall use the following
factors in setting conditions to the granting of a permit:

1. the protection of the public interest of the Town of
Acton;

2. the hardships imposed on the tenants residing in the
accommodations proposed to be converted;

3. the aggravation of the shortage of rental housing
accommodations in the Town, especially
accommodations suitable for families of low and
moderate income persons, for single parent households,
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for elderly, for handicapped or for people on fixed
incomes, which may result from conversion;

the hardship on the owner of the real estate to be
converted or to the purchaser of the unit.

Reasonable arrangements, made by the owner or third
parties, to alleviate the hardship on the tenants affected
by the proposed condominium conversion.

Scope of conditions. The conditions may include (but are
not limited to) a time schedule for the sale of the
individual accommodations; construction of replacement
rental housing; a requirement that a reasonable
percentage (not less than 10% and not more than 20%)
of the accommodations be offered to the Acton Housing
Authority, or a non-profit legal entity on such terms and
conditions as will make it economically feasible for the
unit to be purchased for rental to persons of low and
moderate income. Such units shall be permanently kept
as rental accommodations for low and moderate income
persons. A cash payment in lieu of housing units may be
allowed by the Board. The cash payment will be no less
than the net cost of providing the required percentage of
unit(s) on site.
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Acton Community Housing Corporation (ACHC) Management
Plan ("Program for Self-Sufficiency")

Overview

The following scope of services for this task was developed with a
subcommittee of the ACHC.

Task 1:

—
:
3

:

:

Research funding sources for ACHC operations and investments.
Such research will include the feasibility of: utilizing state and
federal grant programs; obtaining Town support; charging
developer fees; fees earned from developers for activities
relating to the selling of affordable housing units; the recapture

- of public subsidies upon the resale of affordable housing units,

and the possibility of donations from area employees.

Propose a schedule of items to be discussed and decisions to be
made in order to complete development of a management plan.
Confirm desired functions and future directions of the ACHC.
Determine the feasibility of the desired functions and future
directions.

Develop short and long-term plans of action for the ACHC,
based upon the feasibility of funding sources and the desired
direction of ACHC future activities as determined in Task 2.

Determine staff, volunteer, and other resources needed to carry
out the plan of action, during the first year of operation, and in
future years.

Determine the cost of the short- and long-term plans and
determine the resources needed to most efficiently use volunteer
time.

Develop budgets which serve as management plans for the
ACHC.
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Task 6.1: Develop an operating budget which provides for the short-term
(one year) plan of action. The budget should be balanced and
should match expenses with revenues.

Task 6.2: Develop a longer-term operating and development plan/budget
based on long-term goals and on revenues to be generated over
future years.

ndin

This section summarizes the findings regarding sources of funding for self-
sufficient local housing development corporations.

An initial step was to research the sources utilized by other non-profit
groups. The experiences of the Town of Weston, and of the cities and
towns in the Merrimac Valley seem most relevant to Acton’s situation.

Town of Weston

Because of the income level of its residents, Weston is not eligible for
grant programs available to other cities and towns. Weston supports its
affordable housing activities with grants from the Town itself. In its first
year of existence, the Weston Housing Needs Committee received a
$20,000 grant from Town Meeting. Town Meeting provided $30,000 to
the Committee in its second year. The Housing Needs Committee has a
particular Town-owned site in mind for development of affordable
housing, and is using the funds from Town Meeting to hire a consultant to
assist in the development of the site.

i rshi

The MVHP grew out of coalition of churches in the Merrimac Valley.
Forty religious organizations paid a one time membership fee of $500, and
the MVHP also received some start up grants from foundations. MVHP
supports itself through developer fees. However, in order to keep housing
as affordable as possible, MVHP charges minimal developer fees, and
relies on on-going support from project-specific foundation grants, and
from a core group of churches that hold special fund raising events and
collections. MVHP also has the support of local banks, which provide
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below market-rate conventional mortgages, contributing to the
affordability of the housing.

As in Weston, our research has shown that it is unlikely that Acton will be
able to use state or federal grant programs. Because of its income levels,
Acton does not qualify for programs that other towns have used, such as
Community Development Block Grants (CDBG), and grants provided by
the state’s Community Development Assistance Corporation (CEDAC).
Also because of its income levels, and with state budget cuts, Acton will
probably not be able to compete against lower income communities for
limited state grants.

The Massachusetts Housing Partnership is discouraging the imposition of
fees on developers of affordable housing. This additional cost to
developers is seen as contributing to higher project costs, thereby
decreasing the potential level of affordability. The ACHC has in the past
requested a minimal contribution of $3,000 to $5,000 to assist the ACHC
with technical review of the proposed development. This minimal cost has
not been perceived by either the ACHC or the developers as negatively
impacting the potential affordability of the project. However, the use of
these funds is very focused and does not provide a significant resource for
self-sufficiency.

The MHP has also stated that the state would recapture public subsidies
upon the resale of affordable housing units, not the local community. The
ACHC will continue to explore reconsideration of this issue with the state.

In developing the management plan, presented later in this section, the
ACHC opted against undertaking the responsibility of marketing
affordable units for private developers, even though a fee may have been
earned. It was felt that a more appropriate role was to review, approve
and monitor the marketing plans and efforts.

It is recommended that ACHC consider the following potential sources of
funding.

0 Seek funds from Town resources, local churches, and foundations, and
corporations (see discussion of Business Survey).
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o Share expenses with surrounding communities. Although Acton has
experienced a very high level of affordable housing development over
the recent past, the continued level of development may slow down,
and a full-time staff person may not be needed for activity in Acton
alone. Rather than taking on the financial burden of a full-time staff
person, Acton may want to consider sharing an "Executive Director"
for affordable housing development with surrounding towns, under a
model similar to the shared Housing Partnership Planner.

o Provide "in kind" Town support. Acton may want to consider using
Town resources to provide for at least part of the cost of operating the
ACHC. Such support could include use of Town office space,
telephone, postage, copying, typing, office supplies, etc.

o Obtain "in-kind" assistance from the Acton Housing Authority. If the
Town is unable to provide as much "in-kind" assistance as necessary,
ACHC may be able to get some support from the Housing Authority
for office space, telephones, etc. It is also possible that the Housing
Authority may be able to provide some technical staff support.

o "Sell' Town-owned land for affordable housing sites. If the Town owns
any land that would be appropriate for development of affordable
housing, Acton may want to consider:

1. Donating the land to the ACHC for it to develop, contributing to
the affordability of the project and enabling the ACHC to take
out a higher developer fee; or

2. Selling the land to a private and affordable housing developer,
and using the proceeds from the sale to support the activities of
the ACHC.

As part of developing a program for self-sufficiency, a survey of
representative employers in Acton was conducted. This survey is
described in the Housing Needs Section of this report. One of the
purposes of the survey was to evaluate the potential for eventual
donations to the ACHC from area employers.

Several questions were asked specifically relating to the ACHC.
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o Have you heard of ACHC? Only 4 organizations of the 13
respondents had ever heard of the ACHC.

o0 Would your business be willing to join in the ACHC’s efforts to create
affordable housing in Acton? Only two businesses responded "yes".
However, this is not surprising given that great majority had not heard
of the ACHC previously. In fact, one of the businesses which
responded favorably apparently did so just on the limited information
in the survey, as they also had not heard of the ACHC previously.

The survey results revealed that 62% of the businesses felt that housing
costs in the area made it more difficult to hire qualified personnel. It also
indicated that most employers had not previously made the connection
between housing costs and the direct impact on businesses. It is clear that
the lack of affordable housing impacts the ability of area employers to hire
qualified personnel. This provides the rationale for a corporate
fundraising effort. However, the survey also shows that further
groundwork must be laid by the ACHC before undertaking such an effort.
The ACHC may want to consider an outreach effort to explain its mission
and accomplishments to date. To reach the business community, the
Chamber of Commerce might be an appropriate forum.

To become self-sufficient, ACHC needs a two-phase plan, with different
financial resources provided for each phase:

o Phase I: The first phase is "start-up", for which the ACHC needs "seed
money" to hire a staff person and pay for initial office costs - including
space, telephone, supplies, etc.

o Phase II: A viable second phase for "self-sufficiency" is to serve as a
developer of affordable housing, and to support itself with "developer
fees", just as a private developer does. In order to ensure the
affordability of the units, ACHC would need to limit its developer
fees to a minimal level. As such, ACHC may need to look for
additional on-going support for local churches and synagogues,
foundations and corporations.

Phase I and II are reflected in the short term (Year 1) and long term
(Years 2 - 6) components of the following management plan.
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Acton Community Housing Corporation
Management Plan
Year 1 (1989)

The Year 1 (1989) Management Plan of the Acton Community Housing
Corporation is based on the following major objective:

To assist the Town of Acton in achieving a number of deed-
restricted affordable housing units that is equal to 5% of
the Town’s housing stock in 1995.

The Year 1 Management Plan includes ACHC tasks that will; lead to self-
sufficiency over the long-term; foster development of affordable housing
by private developers; service households needing affordable housing; and
service the units currently being developed, and to be developed in future
projects.

The Management Plan will be implemented:

- within the context of the affordable housing component of the Master
Plan;

- consistent with the growth policy established by the Town;

- consistent with the results of the affordable housing study, and;

with due consideration to the conservation of natural resources and
the environment.
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In the short-term, ACHC will establish itself as a self-sufficient entity, with
specific functions for fostering and supporting affordable housing, and for
planning a more "proactive" role over the long-term. The specific tasks to
be undertaken in Year 1 (1989) are as follows:

1. Obtain non-profit status for the ACHC.
2. Investigate revenue generating functions for the ACHC.

3. Begin fundraising to establish a $100,000 permanent endowment by
the end of 1990.

4. Continue to coordinate the Comprehensive Permitting Process for
HOP and other projects that include affordable housing units, in
accordance with affordable housing guidelines approved by the
selectmen and adopted by ACHC.

5. Work with other Town entities to establish affordable housing target
populations (renters or homebuyers; low or moderate-income,
families or elders), and to determine a method for updating the
targets annually.

6. Act to expedite the processing of private development proposals that
include an affordable housing component.

7. Educate the community about affordable housing needs, and about
who affordable housing serves.

8. Serve as an information clearinghouse for households seeking
affordable housing in Acton.

9. Review, approve and monitor marketing plans for affordable units.

10. Maintain a list of households eligible for the affordable units and
notify them when units become available in Acton and surrounding
communities.

11. Work with local banks to support affordable housing by offering
favorable mortgage rates and closing costs.
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12.

13.

14.

15.

Develop and administer controls for preserving the affordability of
units.

Support zoning amendments that would encourage affordable
housing development.

Evaluate and establish a governance structure to carry out the
functions of the ACHC.

Investigate means and establish procedures for the ACHC to receive
any resale proceeds in the event that affordable units are sold at
market rates because qualified moderate-income buyers are
unavailable.
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Budget for Year ] - 1989

Community Opportunities Group, Inc. estimates that the tasks outlined
for Year 1 can be accomplished by a staff person in 15 hours per week.
The Acton Housing Authority will likely continue to offer the use of its
offices, office supplies, telephone, copying, postage, etc. The costs of to be
covered by ACHC are a staff person’s salary and fringe, as well as travel
and other necessary costs. ACHC has access to the services of Bryan
Whyatt through 1989 under a state grant. He currently spend about two
days per week for Acton, and will be available to perform these Year 1
functions (with assistance from ACHC members) through the end of 1989.
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Acton Community Housing Corporation
Managment Plan
Year 2 (1990) - Year 6 (1995)

The long-term (Year 2 - 6) plan for 1990 through 1995 provides for the
ACHC to: continue supporting affordable housing through the Year 1
tasks; implement tasks to foster its self-sufficiency; and evaluate, and
possibly undertake, a more pro-active role in affordable housing
development in order to meet the 5% goal by 1995. The five year plan for
1990 through 1995 is a working document, which can be revised and
updated each year as the ACHC reviews its progress toward meeting the
goal of 5% deed-restricted affordable housing in Acton. The plan will be
updated, as needed, to ensure consistency with the Town’s Master Plan.
This plan is subject to approval of the Acton selectmen.

1.

2.

4.

If necessary, continue work to obtain non-profit status for the ACHC.

Investigate and implement revenue generating functions for the
ACHC.

Continue corporate fundraising. (In Year 2 to complete the drive for
a $100,000 permanent endowment by the end of 1990. After Year 2
for general support of ACHC’s affordable housing goal).

Continue to coordinate the Comprehensive Permitting Process for
HOP and other projects that include affordable housing units, in
accordance with affordable housing guidelines approved by the
selectmen and adopted by the ACHC.

Continue to work with other Town entities to update affordable
housing target populations.

Continue to act to expedite the processing of private development
proposals that include an affordable housing component.

Continue to educate the community about affordable housing needs,
and about who affordable housing serves.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Continue to serve as an information clearinghouse for households
seeking affordable housing in Acton.

Continue to review, approve and monitor marketing plans for
affordable units.

Continue to maintain a list of households eligible for the affordable
units and notify them when units become available in Acton and
surrounding communities.

Continue to work with local banks to support affordable housing by
offering favorable mortgage rates and closing costs.

Administer controls for preserving the affordability of units.

Continue to support zoning amendments that would encourage
affordable housing development.

As needed, review and revise a governance structure to carry out the
functions of the ACHC.

If necessary, follow procedures for the ACHC to receive any resale
proceeds in the event that affordable units are sold at market rates
because qualified moderate-income buyers are unavailable.

Administer an Acton Housing Fund if one is created.

Evaluate ACHC purchase of units built by a private developer, and
rent or sell them as affordable housing units.

Evaluate ACHC purchase and development of property for
affordable housing units, by sub-contracting to an experienced
affordable housing developer - either a for-profit firm, or a non-profit
organization.

Evaluate an ACHC role as a land broker - to purchase land, or
receive land from the Town, and offer it free or at low cost to

-developers who will build with a high proportion of affordable units.
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Corﬁmunity Opportunities Group, Inc.

661 Boylston Street
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617-266-6234

TOWN OF ACTOR

Development Review Guidelines
for Affordable Housing Projects

Strategic Planning Project: Task 1 Report

10 January 1989



Purpose and Methodology

Task 1 was essentially a data collection and analysis
phase. The first objective was to identify all boards
and agencies that do or should have input into the
affordable housing development approval process. The
next step was to meet separately with a representative
of each major department to discuss their areas of
responsibility and any current applicable development
guidelines.

Interviews were held with the following boards,
representatives, and departments: Planning Board, Town
Planner, ACHC representatives, Board of Health Agent,
Conservation Commission Administrator and member, Town
Manager, Town Engineer, Police Department, Fire
Department, Water District Superintendent, Building
Commissioner (also Board of Appeals Tepresentative),
and Tree Warden. 1In addition, a discussion was held
with the department heads concerning the project review
process to date.

Key points of these interviews are highlighted in
Attachment A to this report.



Identification of Local Development Review

Boards/Departments

Local boards and/or departments who have, or should
have input into the affordable housing development
approval process include:

Board of Appeals

Board of Selectmen
Acton Community Housing Corporation
Planning Board

Board of Heslth
Conservation Commission
Engineering Department
Building Commission
Fire Department

Police Department

Acton Water District
Tree Warden

The following committees do not play major roles in the
review process but their input should be solicited as
relevant to their particular, topical area.

Historical Commission
Transportation Advisory Committee
Commission for the Handicapped
Recreation Commission
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Roles and Responsibilities

Responsibilities of each board and department were
discussed both in terms of specific topical
rTesponsibilities and the process itself. The two
matrices at the end of this section summarize the
existing responsibilities and roles of the boards and
departments as identified by the individual
Tepresentatives.

It is clear from discussions that significant
improvements have been made in the Town's approach to
the review of affordable housing developments.

The following issues and concerns were identified.
Some of the issues relate directly to the Comprehensive
Permit process, while other concerns are applicable to
the development review process in general. These
issues warrant further clarification and will be
discussed at a joint working session(s) of the
boards/departments to be scheduled as the next step of
this task.

o Which board is, or should be, the "negotiating"
agency for the Town on affordable housing projects?

o What is meant by affordable housing development
negotiations?
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When should "negotiations' with the developer take

place?

The timeframe for review of developer proposals has
been insufficient to work out detsils among Town
boards and the developer.

The level of detail in the plans submitted has been
insufficient for proper review by some of the Town
departments. This situation makes it difficult for
boards to comment on the proposed plan and more
likely leads to an appeal to H.A.C.

There is a lack of sufficient communication between
boards on shared or '"overlapping' concerns.

Not all board members fully understand the
Comprehensive Permit process.



TOWR OF ACTOS

Affordable Housing Development Review Matrix 1
10 Januvary 1989

Board/Department

T 8d. of " Trans., Comm,
Topical d. of  Plng. Con. Bd. of  Engr. 814q. Vater ree . 0 st.  Advis, for the . Rec
Resoonsibilities :99,21, gz? ACHC Come, Health Dept. Comm. Fire Police pist. MWarden Select. Comm, Comm, H.P, Comm

Health

Safety

Environmental
Wetlands
Flood Hazard
Aquifer Protectfon -

Drainage

Site Planning
Architectural Design o o o
Affordsble Housing Needs ([ ] ' ’ ®

Water Supply

Traffic
Development Proforma o

Development Team Exp. ®

Note: Based on indfvidual discussions with boards and/or departments..
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Affordedle Housing Bevelopment Review Matrix 11
10 January 1989

Board/Department

Trans. Corm,
Mater Tree 84, of Rist, Révis. for the Rec.

Procedural Bd. of Ping. . Con. 84, of Engr. 81dg. Mater arden Seiect. Comn. Conen. . o,

Responsibilities Appeals Bd. ACHC Comm, Health Dept. Comm, Fire Police
Inftia) Contact

Coordination
(Preliminary Review Phase)

Review/Comment )

HOP Approval

Hetlands Protection ' o
Act Compliance

Comprehens{ve Permit ®
Coordination

Final Design Review/' ) o ) o o o @ @ [ L L o o [

Comments

Comprehensive Permit @
Decision



Current Guidelines

Criteria utilized for review of affordable housing
projects was discussed with individual
boards/departments. With the exception of the ACHC, no
guidelines have been specifically developed for review
of affordable housing projects. The ACHC has developed
a package for developers which describes the
information to be supplied by developers for HOP
projects. This information is the same as that
required as part of a HOP application. The cover
letter and submittal checklist are attached to this
report as Attachment B.

Given the differences between HOP affordable housing
projects and conventional residential subdivisions,
general departments commented that they utilized the
Town's commercial site plan standards for guidelines
addressing such issues as driveway standards, internal
circulation, and landscaping.
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Attachment A
Summary of Key Issues from Board/Departmental Interviews

Acton Community Housing Corporation (ACHC)

The ACHC sees itself as the initial contact for developers of
affordable housing projects and the ''negotiator" for
affordability issues. The ACHC understands that maximizing
affordability is a balancing act within the overall project
context. Given this understanding, the ACHC has distributed
project information and has solicited comments from other
departments. These comments have been reviewed with technical
assistance from the Planning Department. The HOP application
would then be supported (or not) with a list of concerns to be
addressed by the developer. In terms of the Comprehensive
Permit process, the ACHC feels that its role is to review and
negotiate the affordable housing component and submit comments
to the Board of Appeals. Their role is broader than just
review of housing issues as they will recommend to the ZBA
whether or not to approve the project. The ACHC will note
issues of concern beyond the scope of ACHC review for the ZBA
to consider as the ZBA determines permit conditions. The ACHC
states explicitly that it does not replace or supercede the
review by other Town agencies and the ZBA during the permitting
process.

The membership composition of the ACHC was discussed. The
Board of Selectmen is the only Town board represented on the
ACHC. Reaffirming this decision to have community members,
rather than Town officials on the board, the ACHC recognizes
that this necessitates strong communication and coordination

with other Town boards and departments.



Planning Board and Planning Department

Planning Board discussion focused on their areas of
responsibility as noted in Matrix I. The Planning Board is
concerned with health and safety issues and in the past has not
actively addressed the issue of aesthetics. The potential

" issue of conflicting requirements by the Planning Board and

Conservation Commission as relating to wetlands (i.e. wetlands

crossings, retention ponds) was noted.

Important issues include access (two points of entry or at
least an alternative emergency access); traffic; off-site
impacts such as drainage; safety such as sight distance, fire
access, etc; density and character of the development (i.e.
urban v. rural); and aquifer protection.

Building Commissioner

The major role of the Building Commissioner has been to act as
staff for the Board of Appeals to coordinate the comprehensive
permitting process and review other departmental and board
comments to determine health and safety issues. At this stage,
the plans are not detailed enough for a building permit review.
The Building Commissioner will comment that the buildings must
conform to the State Building Code.

The question raised is whether it is appropriate for the
Building Commissioner to play this role in the Comprehensive
Permit process.

Water District Superintendent

The responsibility of the Water District includes both water
supply and quality. The Water District requires an
Environmental Impact Report to be undertaken by their own
engineers at the developer's cost to determine the water need

of a proposed development and evaluate needed on-site and



off-site improvements.

The Water District has worked with the ACHC on affordable
bousing projects. Although demand charges were waived for the
Housing Authority project and the old rate was used for the two
HOP projects, it is the policy of the Water Commission not to
waive any demand charges for affordable housing projects.

A Betterment Act is in place, but has never been used.
Police Department

The police department is not that active in the review process
itself, but would like to be kept informed and know about a
project at an early stage. The police department is involved
with safety issues and works closely with the engineering
department. Their involvement is often at the completion of a
development relating to the need for stop signs, etc.

Tree Warden

The role of the Tree Warden in development review relates to
the replacement planting of street trees as required by the
Subdivision Rules and Regulations. For the most recent HOP
project, he did review a landscape plan for the development and
submitted comments to the ACHC, although this is not
specifically designated as his responsibility. Commercial site
plan standards provide some guidelines for this type of review.

Conservation Commission Administrator

The discussion centered on the need for more interaction
between the Conservation Commission and other boards. Possible
approaches for improved coordination included Conservation
Commission representation at Planning or ZBA meetings, joint
staff review, and joint board meetings. An informal review

with the Commission prior to the hearing is very valuable.
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Civen that the Conservation Commission must still hold its own
Wetlands Protection Act hearings separate from the
Comprehensive Permit process, not all Board members understand

the Comprehensive Permit process.

Plans submitted to Conseration Commission for their review and
comment during this phase were too vague for them to adequately

comment.

The Conservation Commission is in the process of revising the
Town's Wetland Bylaw.

Board of Health Agent

The Board of Health is concerned with impacts on the
environment, not density per se. Concerned about sewage
(treatment plents and septic systems), drainage, and storage of
fuel. Aquifer protection is a major concern. Any project
proposed on an 8quifer should receive immediate input from the
Board of Health.

Comprehensive Permit time constraints have not allowed
satisfactory resolution of conflicts. Normally the process

works fine.

Plans submitted by developers should contain more detailed
information on sewage disposal and drainage.

The Acton Bosrd of Health rules and regulations are stricter
than State Title V for single family homes, but multi-family
and larger projects are primarily governed by Title V.

Town Engineer

Discussion focused on areas of responsibility as noted in
Matrix I. GJven that HOP and other affordable housing projects
will not be conventional subdivisions, commercial site plan

standards can provide guidelines for design of internal
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circulation.

Several reviews would be helpful: i.e. at the conceptual phase

and then to review specifics. More time is needed to review

development plans.

One month to six weeks would represent a

reasonable timeframe.



Attachment B

ACTON COMMUNITY HOUSING CORPORATION
P.O. Box 6&1
Acton, Massachusetts 01720

INFORMATION TO BE SUPPLIED BY DEVELOPERS
FOR HOP AFFORDABLE HOUSING DEVELOPMENTS
IN THE TOWN OF ACTON

Dear Developer:

The Acton Community Housing Corporation (ACHC) has been directed
by the Board of Selectmen to act as the Town's affordable housing
negotiating agency. 1Its responsibilities include initial review
of all proposed Chapter 774 Comprehensive Permit housing
developments and/or proposed affordable/subsidized unit housing
developments. The attached Mission Statement will provide

additional background on ACHC.

With respect to any projects which the developer intends to
submit for funding under this State's HOP Program, the approval

process consists of two stages:

1. Preliminary review and negotiations which allow the
developer to proceed with a proposal for HOP Funding;

and

2. Final design review as a part of the Comprehensive
Permit application process.

*
This two-stage approach is consistent with EOCD's new competitive
process for awarding limited HOP resources. As a prerequisite to
submitting a proposal, the ACHC requires that a developer be
aware of and familiar with the most recent HOP guidelines for
affordable homeownership developments. A copy of these
guidelines is attached to this letter.

In order to expedite the ACHC review of your development plans,
please assemble and submit the following information to ACHC at

the address in the letterhead:

1. DESCRIPTION OF THE DEVELOPMENT TEAM: Fill out the two-
page section of the HOP application titled DEVELOPER
INFORMATION, and attach the Developer's full resume
including references for similar projects as being

currently proposed.




2. PROJECT INFORMATION: Fill out the three-page section of
the HOP application titled PROJECT INFORMATION.

3. SITE AND DESIGN INFORMATION: Fill out the two-page
section of the HOP application titled SITE INFORMATION.

{Please note that the last paragraph, Construction

Financing, need not be completed]. 1In addition,
please provide the following:

- Site Map: A map of the site noting relationship to
the immediate neighborhood:;

~ Development Footprint: The location of proposed
buildings on site and roads and parking areas;

-~ Unit Plan: Preliminary schematic plan showing
elevation of the buildings and interior layouts of
units. Various unit types (e.g. public housing,
HOP-assisted, MHFA-financed, market) should be
separately identified and located within various

buildings; and
Documentation that MHFA Site Approval Request has
been Intiated.

4. DEVELOPMENT COST INFORMATION: Fill out the two-page
section of the HOP application titled DEVELOPMENT COST

(PRO_FORMA) INFORMATION.

S. HOUSING MARKET INFORMATION: Include a copy of the
market study conducted for this project.

You will note that we are requesting only information that will
be required in the HOP application. Upon receipt of a completed
package of information, we will review the materials and schedule

a meeting with you to begin discussions.
Attached is a checklist that §hou1d be attached as a cover to

your submission.

Sincerely,



HOP PROJECT DEVEILOPER SUBMISSION COVER SHEET

DEVELOPER NAME:

PROJECT NAME:

LOCATION:

DATE:

CHECKLIST:

Relevant Sections of the HOP application
Developer Information

Project Information

Site Information

Developer Cost Information

Developer Resume

Site Map

Development Footprint (Site Plan)

Unit Plans (Schematic Dr?wings)

Request for MHFA Site Approval Documentation

Market Study

Submit to:

ACTON COMMUNITY HOUSING CORPORATION
P.O. Box 681
Acton, Massachusetts 01720
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Appendix B
ACTON BUSINESS SURYEY

Name of Firm (optional):

Name of Person Completing Survey:

1. How Tong has your business been located in Acton? (Circle one)

(a) less than 1 year 0% (c) 2 - 5 years 0% (e) longer than 10 years69%
(b) 1 - 2 years 8% (d) 5 - 10 years23%

2. What general classification best describes your business? (Circle one)

(a) Contract Construction (1) Manufacturing 4

(b) Finance, Insurance, Real Estate 1 (j) Retail Trade 3

(c) Government (k) Social Service 1

(d) Health Care Facility (1) Wholesale Trade 1 _

(e) Institutional (church, service (m) Communications
organizations) (o) Research & Deve]opment

(f) Professional (please specify):
(g) Service (please specify): 3 Public DrinETﬁg Water, Fue] Delivery,
and Restaurant

(h) Other (please specify):

3. How many full-time, year-round employees do you employ in Acton?
Average 59 Total 773

4. How many part-time employees do you employ in Acton?
Average 8.1 Total 105

5. Please indicate the approximate percentage of your employees that have been
with you for:

(a) 1less than 1 year 24 % (c) 2 - 5 years 32 %
(b) 1 - 2 years 20 % (d) longer than 5 years 24 %

6) Approximately how many employees fall within each of the salary ranges below?

(a) less than $10,000 15% (d) $30,000 - $39,999 11%
(b) $10,000 - $19,999 32% (e) $40,000 - $49,999 6%
(c) $20,000 - $29,999 ~25% (f) $50,000 - $75,000 6%

(g) greater than $75,000 - 4%
NOTE: The total percentage exceeds 100% due to “rounding off" figures.

7. How many of your employees live: (Enter number for each category):

(a) in Acton _8% (b) within 10 miles of Acton 29% (c) greater than 10 miles 63%

8. Is your business planning to stay in Acton for the next 5 years? Yes 100%
No 0%

If not, why?

9. Do you have any expansion plans for the next 5 years? Yes 36% No 36%
Unsure 27%

10. If yes to Question 9, will it be in Acton? Yes 100% No __ Unsure _

11. If yes to both Questions @ and 10, how may additional employees do you
anticipate hiring? Total 80 emp]oyees (3 employers)
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12. Have you found any serious obstacles to doing business 1n Acton? Yes27%
No 73%

If so, please describe them:Young applicants, high cost of rental space,
difficulty in finding employees in the area.

The following questions relate to the hiring of employees at your business/

~organization.

13. Hiring qualified personnel to fill job positions has been during
the past 3 years. (Circle one response from below.)

(2) very difficult 38% (b) difficult 46% (c) easy 15% (d) very easy _0%

14. I expect that hiring qualified personnel will be during the
next five years. (Circle one response from below.

(a) very difficult 31% (b) difficult 62% (c) easy 8% (d) very easy 0%

15, If you have had or expect difficulty in hiring, please state the 2 most
important reasons why:

1. No available labor in area 1
2. Salary 5
3. Inexperience 2
4. Low unemployment 4
5. Travel 2
6. Type of work offered 2
7. Age 1
8. Can't afford to live in area 1
9. Reliability I

16. Do you feel that the housing costs in the area make it more
difficult for your business to hire qualified personnel? (circle one)

(a) Yes 62% (b) No 15% (c) Don't Know 23%
17. If "yes" to Question 16 how often is this a factor? (circle one)

a) frequently 50% b) occasionally 50% c) rarely

18. Have employees ever stated that a reason for leaving your firm/organization

was their inability to locate affordable housing? (circle one)
(a) Yes 15% (b) No 69% (c) Don't Know 15%

19. If “yes" to the question above, is this reason given (circle one):
(a) frequently 0% (b) occasionally 100% (c) rarely 0%

20. If you have at least some difficulty in staffing, please rank each of the

following factors as reasons why. ("1" being the most important factor,
"8" being least important).

3.6 Salary/Wage Level 4.5 Transportation Access

5.3 Benefits Package 5.4 Child Care/Day Care

3.2 Type of Work 1.6 Lack of Qualified Applicants

3.8 Difficulty in finding 3.0 Other (please specify)
suitable housing (Tow unemployment in area)



21. Does your business/organization provide assistance to new employees to
help them locate housing? (circle one) (a) Yes 23% (b) No 77%

If yes, describe the type of assistance. Housing/child care, help with
mortgages, and help locate housing.

The following questions relate to the Acton Community Housing Corporation
(ACHC), a non-profit housing corporation. The ACHC exists to enable the
creation of affordable housing, primarily ownership opportunities

for moderate income families, with priority to Acton residents, former Acton
residents, and employees working in Acton.

22. Have you heard of the ACHC? (a) Yes 31% (b) No 69%

23. Would your business be willing to join in the ACHC's efforts to create
affordable housing in Acton? (a) Yes 20% (b) No 80%

24. If yes to question 21, what type of support would your business offer?
(Circle as many as apply)

(a) Serving on the ACHC board or subcommittee

(b) Providing additional information on need for affordable housing by
employees 100%

(c) Financial support to help meet the ACHC's objectives

(d) Donating land to ACHC for affordable housing development

(e) Other, please specify

23. Would you like information on the ACHC? (a) Yes 43% (b) No 57% If so,
please provide your: Name:

Company Name:

Address:

Telephone:

24. Please provide us with any comments you wish: 1 comment - "I can only say
that if we had Tow income housing our company would do better in hiring.
Our need 1s part-time, no benefits, lower income. The caliber of residents
do not meet these needs. The real question is -- does the community want
affordable housing".



Community Action Statement

Identification of Municipal Needs in the area of Community and Economic Development:
Use the following chart to present specific municipal needs in the area of community and economic development which have been identified by departments,
boards, commissions, and authorities in the community. Needs may be suggested by the information and/or plans, goals, and objectives provided on the previous
page. We have provided a list of potential needs and a completed sample of this form on pages 38 through 41 in order to facilitate local dialogue. It is not

intended to include all the possibilities. For each need, complete other columns.

DESCRIBE THE NEED(S)

WHAT FACTORS CONTRIBUTE TO THE
NEED(S)

POTENTIAL WAYS FOR MEETING THE
NEED(S)

a need to create affordable
housing opportunities for
first time buyers-low to
moderate income Town

and adult children of
residents.

A need to create a % of .
barrier free housing for
low to moderate income

Employees,residents rentln

town employees & residents.

Housing trends in Acton are
causing a transformation of
the Town in restricting
residency to the economicall
advantaged. Many long time
residents would not be able
to afford their own homes if
they were to buy them today.
Their adult children are
unable to afford any home in
Acton.

Acton's escalating housing
costs mean that many aspirin
buyers, particularly entry
level buyers and younger
households find it increasin
difficult to purchase a
market rate home or condo.

Often potential homebuyers
lack knowledge of resources
or the process involved in
purchasing a house.

Housing that 1is currently be-
ing constructed does not pro-
vide for units to be handi-
capped accesible..

granted for construction:of
iy affordable housing. Work in
cooperation with Planning

Board to require each Devel-
oper to construct a % of de-

affordable housing.

Identify & secure Town and

suitable for donation of
gaffordable housing.

Linkage - monies to be given

to ACHC Trust Fund to
gﬁ%omote & create affordable
housing.

Real Estate Transfer Tax
Inclusionary housing

Taxation policies extending
- property tax deferrals to lo
& moderate income homeowners
or provide exemption for owny
Require % of handicapped
accessible units in afford-
able housing developments.

Select areas & parcels in toy
where density bonuses would

velopment to be set aside fozx

State owned property that arg

30



Community Action Statement

DESCRIBE THE NEED(S)

WHAT‘ FACTORS CONTRIBUTE TO THE
NEED(S)

POTENTIAL WAYS FOR MEETING THE
NEED(S)

A coordination & management of
grants especially Federal &
State grants which involve
many different areas

Need for education & counsel-
ing for first time homebuyers,
tenants, and Landlords.

Due to the financial limita-
tions of the ACHC there is
no paid staff. The Board de-
pends on their volunteer
members that have limited
amount of time & energy.

Often potential homebuyers
lack knowledge of resources

& of the process involvyed in
purchasing a home.

CBDG monies to hire staff to
coordinate the Town's hous-
ing efforts in encouraging
affordable housing.

31




Community Action Statement

Regional Activities

Please describe any activities that the municipality is involved in on a regional basis.
Include the names of other municipalities included in the activity. If you anticipate
needs emerging for the region, please include a brief description here.

MAGIC - Minuteman Advisory Group in Interlocal Coordination

MAGIC has begun preliminary talks with its ten (10) towns to explore
addressing the housing needs on a regional level.

Acton Community Housing Corporation has Share a Partnership Planner
with the towns of Westford, Groton, and Acton. It continues to be a
resource for the regional communities in providing information on
setting up non-profit Affordable Housing Partnerships.

i.e. Concord, Carlisle, Littleton, Sudbury and Stow



ADDENDUM A

TOWN OF ACTON E © BOARD OF SELECTMEN

WILLIAM F, WEEKS, CHAIRMAN
TOWN HALL . CHARLES E. XOSTRO, |R., VICE-CHAIRMAN

472 MAIN STREET NANCY E. TAVERNIER, CLERK . ’

ACTON, MASSACHUSETTS 01720 ;OD:ARLE(; 2”:“;;“
JON P. JOHNSON ) - l
AV TELEPHONE (617) 264-9612 .

July 8, 1988

Naomi E. McManus, Secretary

Acton Community Housing Corporation
P, 0. Box #5681

Acton, MA 01720

RE: MISSION STATEMENT
Dear Ms. McManus:

The Board of Selectmen, at their meeting on, Tuesday, June 28,
1988, voted unanimously, by consent, to approve\the Mission

Statement of the Acton Community Housing Corpotation as submitted on
June 22, 1988,

acs

56018



ADDENDUM A

ACTON COMMUNITY HOUSING COPORATION
MISSION STATEMENT

Background

The ACHC was incorporated by the Board of Selectmen as a
direct result of the formation £ the Housing Task Force to
study ‘the need for afiordable housing and to rscommend
proceduraes for the implementation of the Town's Affordable
Housing policy. The general affordable housing objectives of
the ACHC have the approval of thes Board of Selectmen, Town
Manager, Zoning Board of Appeals, Planning Board, Conservation
Commission, and other applicable Town Boards, Committess, and
Agencies.

Responsibilities

The Board of Sslectmen and the Town Manager, with the
concurrence of the aforementioned Boards, Commissions, and
Agencies have delegated certain defined responsibilities and
functions to the ACHC. These include, but are not nscessarily
limited to, the following.

The ACHC will act as the Town's initial contact
with developers of proposed affordable residential
housing projects which are site-specific and for
which the developer has indicated an intention to
reguest an increase in allowed density or other
variances in return for szaid provision of
affordable housing. In this context, the ACHC
will serve as a preliminary negotiating agency.

The ACHC may also initiate action intendsd to
create affordable residential housing projects.
In this context the ACHC will work to cresate a
specific project consistent with Town policy.

Procedurss

In fulfillment of this mission the Acton Community Housing
Corporation will follow the course as outlined below.

The ACHC will forward its project specific
preliminary recommendations and conclusions to.
each of the above mentioned Boards, Commissions
and Agencies with a request for comments from

each.

Comments will be reviewsd with ACHC's Consultant,
Project Proposers and the Authors of the
comments. Following the review process by a
majority vots of its Board of Directors, the ACHC
will issue project specific recommendations which
will be distributsd to the Board of Selectmen and
other appropriztz designated Town agencies.
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and the ACHC as

- town's affordable houstn
- "resents 3 percent of the

The plaque was actually awarded - -
“to the town last year, but was sept
back to be engraved before the offl-
cfal presentation was made.

The Massachusetts Housing Part-
nership cited the “Innovative” AHA  meet 1
two important
“Ingredients in the town's success, .

According to Betty -McManus, -and low-
- executlve director of the AHA, the

gunits rep-  will. handle - the 312 considered

total hous- “affordable”,"and butlt with funds
ing units” avallable in town.” The ~ provided by, the

. étatg -has »récov

_ ommended that each  Community Development, .
town shoot for a 10 percent figure, = * . AHA di I
“For a suburb like Acton, T think housing projects atmed at elder]
that we're dotng a very good Job in ., .
working toward  that 10 percent.”
goal," said McManus Tuesday after- -
noon. “But I don't think we'll ever . .
0 percent, because our walt.
ing st doesn't warrant that many.” .
There are a total of 470 affordable
income housing inits bullt -
- or being planned in town.. The AHA .

Execuliv Omgc of

Acton selectmen accept'a plaque from the EOCD hono}ing the tQWn fo
housing. From left, selectmen Norman Lake and Don Gilberti, develo,
Betty McManus of the Housing Auth

Staff phato by Kristen Kelleher -

r its commitment o affordable
per Roy Smith, Jean Schoch and K
orily, selectmen Bill Weeks and Nancy Tavernier, -

|
—————— e

The AHA deals with affordsb)

i
- To mark that honor, a plaque was

‘presented to the selectmen Tuesday

night oy, Communlty excellence

affordable houstng.™ -~ . .
" “This'sts*a communtty effort and
everyone!ti ‘Adton should be proud
Yoti for all the work you
. 8ald Selectrnan Willtam
"Tepresentatives of the
Affordable & Housing  Committee
{AHC)*and ‘the ‘Acton Community
Housing_Corporation (ACHC). He

te considered model -
 communities for affordable housing

DA PERS
‘Roy Smith,”a ‘member of- the.

cess in aflfordable housing was an

_carly realization that "all” town

boards must be consulted from the
beginntng T 7 - R
Jean Schoch of the :AHC also
pralsed the cooperation between
boards, especlally the selectmen. -

- “Join me in saying ‘thank )'you‘ to

. the town and everyonc in it for help-

ing us. I can’t tell you how proud we
are that we live In Acton and have
this support.” Schoch sald. - *

L : HOUSING-PAGE 8

ACHC, said they key to Acton’s suc-

NOT.LDES

~ AL



By Hedy Lopes
Staff Writer

ACTON — In another twﬁt along

the long and convoluted path to de.
velop a South Acton parce! of land,
“the current developer this week

of $300.000 to the town instead of
the promised four units of afforda-
le housing, . . :

“- Kevin Sweeney of Lunn and
Sweeney, developers of Mill Comner,
an 18-acre parcel on Great Hyll
which lles between Main and School

_Streets, told the Planning Board -
Monday night he dectded South '

Acton Village vould be better served
with money which could be put to-
“ward a'package treatment plant to
kick-start the revitalization” of the

.offered to provide a cash donation

DeVeIOper urged
~ to provid

village. :
“I'm not taking anything away,

Just adding a new ~dimension,”.

Sweeney told the approximately 25
residents at the third continuance
of the project's public hearing. The

amount of money s just over the -

.cquivalent of the four units
1$297.385. T T o Looio

. --- But several were dcarthat thls ls
Dot an acceptable offer. Wiliam -

Gothorpe, chairman of the "Acton
Community Houstng Corporation, a
volunteer non-profit group that sup-

ports affordable housing inittatives, .

said Sweeney’s decision “caused se-
vere “ disappointment.”
also said he doesn't believe the
$300,000 added to the $150,000

' -DEVELOPER, Page 14

e houses |

Gothorpe -

™ DEVELOPER, From Page 1
donated to the town by a previous
developer, is sufficient to build the
. - treatment plant to serve the village
* center . which, like other parts of
South Acton, has been plagued by
- septage problems. ., ;oo

- The idea s “a wonderfui'dr'e.a'm.'”

"sald Gothorpe. But Gothorpe said
he would rather see the certainty of
the units and a small pool of funds
that the ACHC could use as seed
money to develop additional hous-
ing. .

Another ACHC member, Befty
McManus, executive director of the
Acton Housing Authority, said the
_idea of the project was to encourage
a diversity in its population. “We're
talking police, fire, teachers ... ”

McManus urged the developer to
keep the affordable plece intact. “It
is important for young people and
for people who work in this com-
munity.”

Sandra Whaley, a South Acton
resident and longtime member of
the area’s revitalization commitee,
said, “Now I feel like I don't know
what this project is,” adding she
feels “the whole project is now
thrown up in the afr.”

As a veteran of past hearings on
this parce] whose history with other
developers goes back to the mid-
1980s, Whaley said the money will

‘Developer urged to pr

_ not address the sewage problem. T

know how complicated
issuecan be.”. . -’ T

Gregory = Niemysk!, - Planning
Board member, also questioned the

the sewer

- ‘numbers and' where the rest of the
““money for a treatment plant will
"come from. *I would rather ‘see

houses for people who would use

them than money sitting in a fund.” -

Chairman Willlam Shupert agreed
the lack of a sewage treatment fa-
cility is a hindrance to development
but said he is firmly behind afforda-
ble housing, .- o

Another member, Mary Glorgto,
told the public the board is “not be-
hind this one way or the other. The
board Is behind affordable housing.
Mr. Sweeney simply added an-alter-
native. That's all that's here, noth-
ing else.” .

After listening to the objections to
his new offer, Sweeney said, “I am
more than willing to donate the four
units,” but reemphasized his bellef
that the package treatment plant
would give the revitalization effort a
needed boost.

In a later interview Town Planner
Roland Bartl said, “He's right. The
lack of adequate sewage treatment
is the area’s main drawback to pro-
spective merchants. The area will
continue to detertorate,” Bartl said.
“Nobody can invest in these prop-
erties. There is no future.”

" Board member John Pavan
pointed out that the option in the

-agreement for the town — to have
- several parcels of land on which to

build a treatment plant and create

-public parking in the future —

should be expanded to revive the

‘area. He also said it is important to
make sure that option is secure in

case the project is half butlt.
Although the hearing ended Mon-
day night, the issue of the donation
will have to go before the board of
selectmen, Bartl said. The Planning
Board has 90 days from the close of
the hearing to make its decision.
Lunn and Sweeney’s plan for Mill

Corner calls for 34 single- family -

detached “energy-efficient™ condo-
minfums. Because it is not a con-
ventional subdivision, but a
Planned Conservation Restdential
Community (PCRC), 60 percent of
the land must be retained as open
space. This i3 the first PCRC to go
to the Planning Board without flrst
going to Town Meeting for a zoning
change. Bartl said he belleves this
new process, approved at a recent
Town Meeting, encourages devel-
opers to pursue a PCRC instead of a
standard subdivision. ’

Ann Forbes, a member of the His-
toric District Commission, said she
was struck by that difference. “We
can criticize Town Meeting for its
flaws ... but TM can pay attention to

ovide houses

i

whatever it wants and zero in on
- the big ptcture.” =T e

" From her commission’s perspec:
tive, Forbes told the board, ."We
hope you ‘can use ‘whatever has

been presented on both sides and g

really look at the purpose of this
bylaw. To us, the most important
provision of the bylaw {s that’it
must be in harmony with the sur-
rounding area.”

Some of Mill Corner’s proposed
features create a “false sense of co-
loniallsm,” Forbes said, adding
there are design options so the fea-
tures can be compatible with the
neighborhood.

Another concern is safe pe-
destrian and wheelchair access to
the development whose entrance,
Nylander Way, is off Main Street.
Area residents have expressed the
destre for a stdewalk all along Main
Street from the entrance down to
connect with the one at the begin-
ning of Scheol Street. They view it
as a “connectton of communittes,”
Jim Lee of the Planning Board said.

An alternattve is the paving of an
easement next to the Exchange Hall.
It would be about eight feet wide
and function as emergency access
and exit.

Michaela Moran said, “It would
behoove the developer to do both.”
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18 would be

By Hedy Lép,es
Staff Witer - -

ACTON — When Quarry Woods, 2
proposed affordable’ single-family
housing development, i3 completed,
it will be a first. And it will provide
an opportunity for the town to grow

did in the 1950s, said Willlam
Gothorpe. . : :
- Gothorpe is

Community Housing Corporation
{ACHC), established in 1987, whose
mission is to support such projects,

“It would be a wonderful first step

- for the town,” Gothorpe said, noting
the ACHC has already lent its sup-
port to the concept.

Planned by CMA Architects, Inc.
of Jamaica Plain, which is complet-
ing a similar development in Bol-
ton, the proposed development
would be off Quarry Road beyond
the intersection of Granite Road.

Of the 45 homes planned, 18
would be set aside as "affordable.”
while the other 27 would be sold at
market rate. Harvey Rosenbloom of
CMA sald the 18 units would sell
for anywhere from $105.000 to
$110,000, while the market ones
would go for between $135,000 and
$150,000.

CMA has had success in neigh-
boring Bolton. Of Boiton Woods' 28
stngle-family homes, 14 are market
rate and 14 are affordable with
income requircments and price set

gle-famil
‘homes proposed

set aside as

and open up to people who couldn't .
otherwise afford to live here, much h
as the Indlan Village development "'

chalrman of the 10-
member volunteer non-profit Acton °

amily

1t would be a wonderful
_first step for the town.”

T William Gothorpe

.. - chairman, Acton Community

Housing Corporation

T by the state’s- Executtve: Offices ‘of
. Communities "and ~ Development
(EOCD). : The :1,500-square-foot
homes have full ~basements and
four ‘styles: country cottage; “bun-
galow, farmhouse and cape. Ro-
senbloom said ail bave been sold
and half are oceupied with the re-
mainder under construction. .

Stow has voted to support a simi-
lar concept designed by CMA, Stow
Farms, planned for Great Road.

“We feel affordable housing is
something every town needs,” Ro-
senbloom said. . .

In a best-case scenario, Rosenb-
loom said construction of Quarry
Woods would begin in the spring
with completion 12 months later. .

This type of project i3 not the first
that has come along. Others have
been proposed but have fallen wvic-

tm to the economy. Betty McMa-

nus, executive director of the Acton
Housing Authority and a member of
ACHC. said “We've reviewed four or
five developments and had recetved
state approval on three, but the
economy changed. Everything fell
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| through and we never got anytbing

bulit.”
But Gothorpe sald be is more
optimistic about this onpe. “It's not
so huge ...it's a digestible stze for a
bank to look at.”
Selectman Nancy Tavernier,
chatrman of the board and ACHC

* member, said Peter Conant of CMA

“seemns to be 2 high-quality butlder.
We were quite impressed with bim.”
The only potential “down 'stde.”
Gothorpe sald, is the development's
Jocation opposite the site the town
has been considering for a swim fa-
ctlity. - . .-
Health Director Doug Halley said
the CMA site is about 1,000 feet
from the proposed swimming area
and that a hydrogeologic study
would be-a deflnite requirement.
Rosenbloom said those studies are

-under way. The consuiting firm of

At last night's meeting HL&P
poard members sald they were un-
casy about granting the 41 rest-
dents’ request because it would set

Pine and Swallow had done a stm-
flar preliminary study on a devel-

opmesnt behind this proposed one.

Halley said.

One of the other considerations is

that the land is within an aquifer

protection zonc and by law must
bave a treatment plant if it will gen-

erate more than 10.000 gallons of
septage per day. Halley satd. Such a
requirement would have an impact
on the affordability of the houses,
sald Rosenbloom. He sald the
“septic system 13 under discussion
and negotiation.” The health depart-
ment has asked Conant to prepare
a more precise package. But “right
now, we would be looking for a
treatment plant,” Halley said.

No plans or applications have yet

been flled with the Planning Board
although CMA representatives met

By Mark Arsenault
Staff Writer .

Fifth District Congressman-elect
Martin Meehan has been appointed
to the House Armed Services and

Small Business committees, Mee

han announced late last week.

\farancbnentts lost representation

with town officials and
{nformational meeting which was
opean to the public. "

In a project such as this one,
which 1s not federally funded.
tighter restrictions on focal-prefer-
ence buyers can be put in, Goth-
orpe said. That means town em-
ployees such as police officers,
teachers or - firefighters, or resl-
dents, would be given preference
providing they meet the income re-
quirements.*

McManus said there is a lot of in-
terest in the project “Yes. thereisa
need even though the real estate
market has dropped (In pricel. Peo-
ple have-trouble with a §5¢ (thou-
sand] or $60,000 income™ to get
into the housing market for the first

tme.
~Another Step i3 being ‘taken to
open up the town to famtlies In

lower income brackets in a South
Acton development. Kevin Sweeney
of Lunn and Sweeaey, which s de-
veloping a 17-acre parcel off Main
Strect, plans to designate four of his
34 units for ACHC. "It is not a fed-
eral, state or town subsidy: it Is a
total contribution,” Sweency sald.
Antique colonials arc planned for
Mill Corner to take lato account the
historic significance of the area,
Sweeney said. He said he expects to
start construction in the spring.
Gothorpe sald the ACHC will sell
those four units to qualified buyers
on behalf of the town and use the
money as seed money to develop
additional housing. The long-term
goal of ACHC 1s to "become mor¢
pro-active” and “generate new hous-
ing initiatives™ Gothorpe sald, not-
{ng the town would like to replicate
the success of Lexington's LexHal

group.

Meehan assigned to
House committees

ensure that Massachuselis con
panles receive a fair slice of
shrinking defense budget.

Noting that small businesses er.
ploy 60 percent of the people wor
ing in the United States. Mech:
sald his appointment to the Sm-
Business Committee puts 'him

G Art the reedan’s o



The" cohousmg

the, United Smtes, it 'was ﬁmt pros-_ {
: ,‘ ‘elytized by’ ;wo Cahfomm ‘architects] |
“ple.her' age are. ‘winding .7 Charles Durrett and Kat.hryn Mcha i
down for: the retirement -, mant, who wrote a: book Cohous-A .
years Carol Novak 58, of,.. ~ing’ A Conbemporary Approach :

. The ‘Danish conrept, whxc
“{Novak, who is divorced and a art.--'» for clusters ‘of houses, a"-common

newest ‘membera of New Vlew I dens .and_indoor and outdoor chil-

;_Gwmg rise to thl:; type of
p)anm.d community ig an inexorable -
: t_'eelmg that nelghborlmess ng Ionger :

N plans for a $3 million to $4 mﬂhon
intergenerational residential com-

“no hm:hes in that or bank fmancmg,

- {New View ‘could unvexl its concept of'
comrunal living gome time in’ 19945 %
ald Steven Hecht, a Brookl(ne "wha' was, af.tracted to Lhe cohousmg [

the few in the nation, sald Hecht, * Readmg the archxtects’ book con”
“noting that there are now. three’ such vmced Nancy- Wight, 34, and ‘her
communities in California and ‘one: ~husband - Pablo “Halpern, 31, -both
Yeach in Washington and Colorado.: ;- founding " members of New View,
_‘-An Ambherst group, he added, is at'. that life could be more emoyab)
rabout -the same planning stage as - They now live in Hopkinton. >
‘New View. #= 7" “We realized that we wanted
Nineteen ninety-four can't come ° ~ live in a community where we kne
‘soon enough, said Novak wha owns everybody,” 'said Wight, who,: lik
a condominjum., . * her husband, is a self- employed soft-

“I've been lookmg t‘or thns type of “!ware consultant. “We also knew that .
"‘tween the ages of 29 and B8, have:
_ families or are childless. There are
. 20 children - from' 3 months to 12

living arrangement for a long while. - if we started a family, we didn't want

I have a need to be part of a commu- to be living in an isolated area. We
tnity where different age groups are  would want our children to have oth-

represented,” she explained, adding er ldds to play with.”

that her children are grown and liv-

-ing “in other parts of the world.” .":  has 22 householde_ from throughout

etarted in Denmark in the 1970s. In :

,))een imitated 'iri” this country, calls i

. ..itime church Secretary, is one of the _ house for eatmg and socmlmng, gar.".¥

10!
Yare: nanexlslent,, mamtzuned Hecht, ;,' i

As New View Nelghborhood' evelopment plans
for'xts upsca]e, p)anned commumty, the (Acwn Com

1. $25, 000. Steven Graham an Acton lawyér and a direc
. tor of the housing corpombon said a developer ofat
“proposed subdmsxon An’ Squth ‘Acton bas agreed to.]

Formed in 1989, New View now :

are married, singlé or' divorced, bé-

128 and 1495, Hecht, pointed out. -

years old - in the group.
Occupations represented, sai

T A

- 'Acwn
<A purc ase-and-sale agreement .
h was signed last August, Hecht said, ¢
. adding that the price of the land was
-~ “over $300,000 but under $1 million” -
", for 21 acres. He declined to be spe-.’
- tifie. Between $300,000 and $100,000
. has been raised so far from member

and has good access to ‘routes 2 and assessments he said.

In the  Summer of 1991, New.'

ouldn’t be reathéd, and a year later

Farm, a fresh produce oudet in West " financially possible, cwould be con-.

structed of nontoxic materials,” ahe

+ Soil tests have beguh, ‘and sever-

banks have been approached re~__

" garding” iortgages, said Wight, a
j-Hecht, ra.nge from contract_mg to South Acwn near the MB’I‘A com-ﬁj_

member of New View's design, de-

e group began negotiating for two’
;parce)s of land ad)ommg Idylwilde-

Hecht and Wi

17 site pmbnbly ‘would be converted w }
: f,q!:rree aUAched houses. But lhe ‘num-

said, addmg that a third of the mem

“bers are renters. Those unable m
»sell their houses in s reasonable time
"' probably would try to rent them, she

said. .

move in yesterday for a long Ume.
Wight abserved.

Bl gald It Uely that New Views
plans will eonfonn to wmng require- -
menta *“Whether. Lhe ‘project’s eco-: 4

conﬁdent, that’ plans will be"ap- "
. proved,  that finghcing will® become
;" available’ ‘and that the® real)estate“
tranaacbon will- be closed thfs sum !

! till sketchy, | itis nntiupated that t.he
;. complex” would rbe ‘made : cup of st
uwhed and detzzched houses An ex

‘meet the latest alr-quality and insu-
. lation standards and,’to the extent "

.theu- current houses on the market . |
soon aﬂer ‘construction begins, ahe

- “Alot of Us 3 have been rendy -

M| CONCORDREVIEW en's suffrage movement, and An-
Continued from Page 1 drew Zurcher, a former Phillips
from Lhe Truman Doctrme to the Academy student who contributed a

R A S Ty plece on atomlc bomb pioneer-

N Y s Qo

engmeenng at Pnncet,on, where she
is now a senior. “Learning how to

write papers is important in any -
field,” Davidson, 21, said in a recent
intrrview. “Even writing technical

done,” he recalled of the Russian

action was, 10,000 little girls got on
5y LIPS P 1 L

nasts “She got on the balance beam,
and did things no other little girl had ’

princess of the 1972 Games. “The re-

i another, on the 191h-cent,ury move to

recolonize American slaves in Africa,
maintained that American blacks im-
posed their own oppressive caste
system on natives in Liberia.

“I've tried to keep the selections

R ..'l Tt

lemnuonal Bncmlaureate and thy.

Boston-based Mifflin Memori
Fund, but its survival Is assured on
through next summer’s issue. To
production costs, inchaling edity
and mailing, are approximat

RN LTS
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dcture is still dreary in the
"4 residents, according to a

*! persons surveyed said the
- grnd. Thirty-seven percent
~nt declared it poor, and 9
ut terrible. .

% ¢conomic lines, with fam-

“ta year just as downbeat as
~.000, according to the poll
(¢~ KRC Research Communi-
‘ecember.

ae outlook was grimmer,
wse over 65 said the market
% pereent of those between
't the same way. The gloom
«y of 18 to 30-year-olds: 34
"8 good or very good.

those surveyed said they
"2 percent of that group said
ave lost no value in the last

ir homes' value has slipped,
t under $10,000; 16 percent
-1 320,000; 17 percent said it
"0 and $30.000; 9 percent
~wh as $30.000 to $40.000 in
“mated $40,000 or more.

X1 percent of the 263 home-

* they expect their homes to-

e future. .

I+ 14 percent said they felt
“he Boston area were low
person to afford to buy a
‘t of those surveyed said’
-h.

o issues, the survey, which
plus or minus 5 percentage
wilar to a survey a year ago:

* of those surveyed said they

©im 1009 an A eneW of Yhe
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_ Low=cost housing in high-cost towns

S By Mary Sit

. " GLOBESTAFF = . -

": Pat Barry, 48, can't afford to buy a
house in the town where she works. . :

7 For 20 years, she has worked at the E

Acton-Boxboro Regional School district.
When she was a teen-ager, she moved to

- Acton with her family and attended high "
“ school there. Today, she's a single mother »
with a college graduate daughter who *

lives with her.

I,/ “Acton is a great town to live in, it's a

. kers — clerks,

SR

- great town to work in,” said Barry. “I'm in ,;‘ S

a-lovely apartment ... but it's still not ..
mine. There’s no way [ can afford to buy a °

house in Acton. You make do. But it's
tough to reat.” i -
Now there's a new effort to help Acton

[ PO

workers afford home ownership in a town™

that caters to upscale professionals. Deck -

House Ine., an Acton-based designer and .

manufacturer of custom housing has made

a commitment to donate a two-bedroom, :
_one-bath house lo the town through the

Acton Community. Housing Corp., a pri-
vate nonprofit group dedicated to helping
the town of Acton find affordable housing.

A number of well-to-do communities =

. became cognizant of the difficulty that -

their own workers ~ clerks, police officers, .
teachers - had buying homes in towns -

An kr;:mtect's rendering of An.nﬂ‘o}dnble‘ home designed and built By Deck H.ouse Inc.

where real estate values soared d
mid- to- late 1980s: Ly

That recognition drew attention to tha
fact that the Greater.Boston area, with,

uring the.*

some of the highest priced housing in the
. country, is a difficuit place-not only for -

- those with low incomes to- buy into the.
. American dream of home ownership, but
for people of moderate income as well
And, despite some housing price relief
in the early 1990s, real estate in many
- towns remains out of the.reach.of local:
workers; Barry, for example, makes-
335,000 a year and the median price for a
house in Acton is about $230,000. -
Other afMiuent suburban towns are also .
trying to increase their affordable housing
stock. Community Builders Inc. in Boston

is working with the town of Manchester-

by-the-Sea to build a $52 million limited-
equity cooperative for low.and moderate
income families, said Jon Juhl, project
manager at Community Builders.
Subsidized housing makes up 4.1 :

percent of the housing stock in Manches-
ter-by-the-Sea. In Acton, 2.5 percent of all
housing stock is subsidized, according to a

P TS
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Anumber ;f ﬁ)ell-to:do co;nmﬁn-itiéé beéame céé‘riizarit oft!w difficulty that their own
police officers, teachers — had buying homes in towns where real estate
. . values soared during the mid- to- late 1980s. .

1990 iriven'wry list by the Executive O[_i?ce_

of Community Development. - -+ <7
- The Manchester project will consist of *

40 two- and three-bedroom units on,9 ~

acres of town-owned land. “It takes a tre-.

mendous amount of effort and cooperation !
project like this work,” said

Juhl, © = Led RETRSR

“We had tremendous support from the

town, It’s that commitment that has been -

a key for us to be able to move this project -

forward.” - -- - .

In Acton, the donated Deck House will
be for a first time home buyer who is a
town employee, an adult child of a current -
resident, or a resident who currently
reats. . .- o -

- Naney E. Tavernier, chairwoman of ot

the Acton Board of Selectman, said al---
though it may sound. exclusionary to give
children of residents a priority, that crite- -
rion resulted from a 1989 survey conduct-!
ed when the town wrote its master plan. "
“One of the concerns that came up

over and over again was: My children are

grew up here, may have gone away to col-
lege and want to come back and raise a
family here.” -

+ ‘The Acton Community Housing Corp.
is hoping for a donation of land where the
1,000-square-foot house offered by Deck
House can be built, said Steven R. Gra-

-. ham, a board member of the corporation.

Otherwise, he said the corporation will
find a way to buy a plot.

“There are not a lot of single-family
homes at affordable prices in our commu-
nity,” he said. To make homes “afforda-
ble” in Acton, the group strives to sell
houses 8t prices that range from $80,000
to $108,000 to buyers with incomes of be-
tween 331,500 and $38,000.

There are condominiums in town that,
at foreciosure sales, can be had for around

© $50,000. But Graham noted that it can be

difficult to win mortgage approvals in

_some condo complexes and there remains

reluctance on the part of even first-time
buyers to put their equity into a condo.

-Deck House, which normally produces
-ary, custom houses for $200,000

being forced out of the con ity. They

coni

and up, recently designed its “Core Cdl-
lection” of low-cost houses for first-time
home buyers - worth closer to $100,000 -
after winning a tontract last year to ship
low-cost, prefabricated houses to Israel.

Judith Berkes, market development
coordinator for Deck House, saw an arti-
cle in a local Acton newspaper describing
the lack of low-cost housing in the town.

“We felt we really needed to address
the affordable housing situation in this
country,” said - Berkes, whose late hus-
banded founded the firm 32 years ago. “It
was something with our expertise and our
history that we felt we could do. We took
this Core house (for Israel) and came up
with a new design criteria to make it an
affordable house for-this country.”

For Pat Barry, the school- district
worker, the wait to buy a house in her
dream town, may soon be over. She’s pre-
pared with downpayment money to grab
the next chance she gets to buy a house in
Acton which she can afford.

“It's sort of a dream. That's how I look
at it,” said Barry.



dle police have not yet com-
.ed their fnvestigation, Acton res-
it Nathan Kinnon satd the re-
. port itself “Is enough to decide
whether to be a pro-active commu-

nity versus a reactive communtty.
“We're a whole lot better off than
WAYS, Page 13

ACTON — Deck House, Inc., a de-
signer and manufacturer of custom
housmg with corporate headquar-
ters in Acton, and the Acton Com-
munity Housing Corporation, a
non-profit organization devoted to
developing affordable housing lo-
cally, have formed an alliance to
find a solution to the problem of
affordable housing for town employ-
ees.

In response to a report that the
ACHC was secking seed money to
construct an affordable housing
project within the .town, Deck
House contacted the organization to
offer its assistance in the project.
The ACHC was looking to more cre-

INSIDE

Leveling the field

Educators site moves
toward gender equality in
high school athletics.
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Thanks to writers

The names of the many
people who wrote in their
opinions to The Beacon
during 1992 are included in
this edition.
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- bies problem,”

Water fallmg |

Staff Photo by Ann Rlngwoc

Alexandria Schmidt, 2, of Acton, had the choice of pouring the water through the water wheel at
the Children’s Discovery Museum or just dumping it out. She chose the latter.

atlve ways to get the project off the
ground through donations of land
and materials to construct the pro-

Ject in an effort to avoid federal '
-funding and the restraints it would

bring. They were looking to bring
back the idea of people helplng pCOo
ple within their own town,'

“In these uncertain tlmes. we owe’
it to ourselves to be creative in solv-

-Ing some of our problems,” said Ju-

dith Berkes, market development

coordinator for Deck House's Core -

Collection product.llne. “The town
‘of Acton has been good to Deck
House over the past 30 years. The
company is pleased to have the

- opportunity to work with the ACHC

to show -our support for the Town

By Darren Garnick
Staff Writer

Town health officlals are awaiting
word from the state about how to
enforce a new law requiring all pet
owners to vaccinate their, cats
against rabiés.

Governor Willam Weld signed the
law in November, which penalizes
violators by a fine of not more than
$50. The law, which goes into effect
in mid-February, does not address

enforcement and does not mandate

towns to issue cat licenses.

“They need to do.a lot more if
they really want to control the ra-
sald Acton Health
Director Doug Halley this week.
“They need a way of dentifying cats
and knowing what thelr vaccination

through the donatton of a low-cost -

housing unit.”

" The ACHC plans to use this ﬁrst
house as a vehicle for the town to

‘obtain more affordable housing for

its employees. “With the donation of
the pre-engineered house package
by Deck House, we are now in a po-
sition to pursue.th€ financing of this

. project and the purchase of a piece

of land,” sald Steve Graham of the
ACHC. "It 1s our hope that someone
in the town will have a ‘site which
they would like to make available
for this project in-order to see the
first house built.”

"In 1991 the Deck House Core Col-

: lect.lon was developed after the com-
'pany exported 202 unlts of aﬂ‘orda-

knowledged a general public reluc-
tance to fully cooperate with a cat li-
cense program.

~ “People have different attitudes
about cats and dogs. Cats breed so

rapidly and -people are willing to.

keep so many more of them. I'm not
sure everyone will pay a fee [for
cach animal),” he said.

Halley added that affixing identifi-
cation tags is difficult since cats are
prone to choke on collars.

One bit of leverage authorities do
have s the caoperation of veterinar-
fans. According to Littleton Animal
Control Officer Amy Fuller, animal
hospitals will not release unvacci-
nated cats to their owners until they
pay for shots.

Dr. Michael McGull, a veterinar-
fan for the state Department of

"Core Collection,

| Corporations work to solve heusing problems |

ble housing to Isracl. This new
product line is an affordable hous-
Ing system which incorporates the
techniques and design tools from
the Deck House high end product.
Deck House now makes’ this prod-
uct line available dornestically to
builders, developers, and commu-
nity groups in order to help address
the problem of affordable housing
for the first-time home buyer.

For more information on the

‘Acton Community Housing ' Cor-_ -

poration, contact Steve Graham at
{508) 264-0480. For more infor-
mation about Deck House and the
contact Judith
Berkes at (617) 259-9450. -

-Vaccmatlon enforcement not yet determlned

“The goal Is to vaccinate as many
cats as possible,” he said.

McGuil added that the Depart-
ment of Public Health 1s now draft-
ing enforcement regulations to be

released when the law takes effect )

next month. He said there would be
a perfod of public commentary be-
fore those regulations are finalized.

But even with those regulations,
the law will not address the issue of
stray and feral cats [cats born In the
wild).

With a spreading rabies problem

among raccoons, Halley sald there

is a “high potential” for the disease
to be passed on by stray cats.

“You may have sympathy for a
stray or wild cat, but stay away
from them,” he advised. “That cat®
may be rabid. There's no guarantee
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MAGIC Works to clear roadblt)cks to affordable housing
e ?

2
Tt

By Darren Garnlck
Staff Writer

‘ Towmes _ people who are
born, then breed and die
in their hometown — are
becoming an endangered species In
suburban communities outside
Boston. The reason is simple:
Except for those couples who stay
under thelr parents’ roof, housing
prices are too expensive.

The “not in my backyard” opposl:-
tton to affordable housing devel-
opments in towns such as Lexing-
ton, Concord and Lincoln,  {s a
double-cdged sword. While keeping
away the “riffrafl” might be the
opponents’ {ntent, they may inevi-
tably be forcing away thelr own
children as well as public employ-
ees who wish to live in the towns
they serve, say local houslng offi-
cfals.

Having identified a notablc shorl-

"age of affordable houslng in the

area, member communities of the
Minuteman Advisory Group on In-
terlocal Coordination (MAGIC). met
at the Maynard Municipal Bullding
last week for a brainstorm sessfon
on how to generate more subsldized
units. MAGIC towns Include Acton,
Boxborough, Carliste, Concord,

Hudson, Littleton, Marlboro, May-
nard, Stow and Sudbury.

MAGIC Staff Coordinator Judith
Alland satd member communities
are moving toward forming an
information network of local hous-
ing authorities, developers, plan-
ners and potential tenants. She sald
a cooperative network would carry
more clout when applying for state
and federal grants and give towns
more leverage when rcqucsting
loans from local banks.

10 percent benchmark

Slate law requires towns to re-
serve at least 10 percent of year-
round units for rent or purchase for
low-tncome households. According
to Alland, only Lynn, Cambridge,
Boston and Chelsca are fn compli-
ance in the Greater Boston area.

© Communittes which have not-

reached the 10 percent benchmark

" may be forced by the state to walve

local zoning regulations and allow
new high-density developments — a
powerful slap at the authority of lo-
cal planning boards.

The Metropolitan Area Planning
Council deflnes affordable units as
“all housing that can be rented or
purchased at no more than 30 per-

K
..
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ccnt of thc lncomc ol‘ a low- or mod-
erate-income bousehold.”

Low-income bouscholds refer to
incomes up to 50 percent of the
area medlan income defined by the
federal office of Housing and Urban
Development (HUD). Moderate
Income refers to incomes up to 80
percent of the medlan,

In Acton, for example, the average
teacher earned $39.000 in 1989

* compiared to the town's median

income of $61,000. The teacher,
who earns . 64 .percent of the
medlan, would be eligible for afford-
able housing If he or she belonged
to a single-income household.

The same concluslon applles to
police officers, firefighters and other
public servants,

Developer Peter Conant, who has
brought affordable houslng projects

Lava Qia present the mcmbcrs

in Bolton and Stow, sald {inding af-
fordable land i3 the biggest obstacle
for towns. Most land available from
the Federal Deposit Insurance Cor-
poration may be inexpensive, but 1t

I also unbulldable rocky land or )

wetlands, he said.

But former Concord Selectman
Willtam Sullivan, now the developer
of the Westvale Meadow project (n
Concord, cites more human roadb-
locks.

“The biggest problem isn't den-

_sl(y he satd. “'I'hc blggcst problem

is NIMBY.”

* The acronym refers to the "Not In
My Back. Yard" phenomenon, a
trend Sullivan sald i3 omnipresent
in Concord.-

Local efforts

..The MAGIC communities plan to
meet next month to continue the
housing dialogue. Isolated examples
of affordable: housing progress so
far were cited last week. Including:
M The Acton Housing Authority
recently landed a donated home
from Deck House, a local building
destgn flrm.

W Marlboro requires developers
to set aside 15 percent of housing
for low-income houscholds. The

W
bill.”™

units are placed on a 99-ycar deed
restriction, ensuring that a change
of ownership would not climinate
their economic status.

8 [n Sudbury, affordable housing
proponents passed an accessory
apartment’ bylaw, allowing home-
owners to carve apartments out of
thelr homes for low-income resi-
dents, family members or domestic
help. Mulli-family dwelllngs were
previously tlegal tn town.

What's tn a name? The same by-
law " falled twice before at Town
Meeting when the “accessory dwell-
ing units™ were referred to as
“apartments,” a term which clashes
with the town’s slng,lc- amlly home
image. :
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THE PUBLIC PLANNING PROCESS

in April of this year, Acton's Town Meeting approved a number of zoning
changes, marking the beginning of a new Land Use Plan for Acton.
Adoption of these zoning changes was the first and most important step
in implementing a Master Plan for Acton's future. (The complete Draft
Master Plan is currently available for review in the Acton Memorial
Library.)

“On November 28, 1990, Acton will hold a Special Fall Town Meeting. This
Special Town Meeting Warrant will offer a second opportunity to implement
important sections of the Master Plan. It will include an article which
provides incentives for the inclusion of some affordable housing units when

vacant land is developed for residential uses. This amc!e will further .

complete the new Land Use Plan for Acton.

Acton's Long-Range Planning Council and Planning Board will bring
additional actions recommended in the Master Plan to future town
meetings. The Master Plan includes a series of actions the town shouid
take to achieve the goals expressed by townspeople and adopted at the
. April, 1990 Town-Meeting. The primary goals of the Master Plan are:

alleviation of traffic congestion :
preservation of the remaining elements of Acton's rural and
_ historic character
environmental protection
~ control of commercial sprawl and strip development
affordable housing
improved recreational opportunities

Actlons to achieve these'goals may include not only zoning changés, but

also other laws and regulations, programs dependent upon the availability

of funding, and projects that can be carried out by interested citizen and
business groups. However, the zoning changes (the Land Use Plan) lay
the foundation for all other actions to follow. The Zoning Bylaw and

-Zoning Map represent the blueprint for Acton's future development and,

growth; they are the legal expression of Acton’s Land Use Plan.

The Planning Council urges citizens to become informed about the zoning
incentives for affordable housing, and to support their adoption at Fall
Town Meeting. The article for affordable housing is another important
-chapter in completing Acton's new Land Use Plan.

The following summary of the Affordable Housing Overlay Districts will help -

explain the article to be voted at the Town Meeting on November 28.
Planning Council members are available to attend community meetings to
answer questions, or you may call one of the numbers listed be!ow for
more information.

Planning Council Planning Depaftment
Anne Fanton : " Roland Bartl
Chairperson Town Planner

263-4989 264-9636
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AFFORDABLE HOUSING SUMMARY REPORT

Introduction

In the continuing effort to develop a comprehensive Master Plan for managing Acton’s
future, the demand for affordable housing has taken on a special significance. One of the
objectives established by the Master Plan and approved by the voters this past April is to
"promote a wide range of economic diversity in housing including low and moderate income
housing”. We can all agree that those families searching for housing in the $200,000 and
higher category have had little trouble finding a variety of available homes to investigate.
However, those who, by virtue of their income levels, have to limit their search to units
priced below the $150,000 level are quite discouraged by the lack of available units. '

- The unprecedented grow{};which took plaée in the New England region in the 1980’s left

many persons and families unable to find affordable housing in the area. In 1988 alone, the
median selling price of a single family home in Acton was approximately 2-1/3 times the
amount that a household earning the median income for Acton could afford.

In an effort to encourage the inclusion of some affordable housing units in future residential
construction in Acton, an Affordable Housing Overlay Districts Map has been developed
and is attached to this summary report. Before dlscussmg the detalls of the map, a brief -
review of its history is presented.

What is Affordable Housing and is there a need for it in Acton?

Affordable Housing in Acton can be defined as those housing units that can be purchased
by households with incomes below 120% of the median income for the region. This
definition could involve both subsidized and non-subsidized units. A subsidized unit is a
housing unit which is kept affordable through the financial assistance of a state or federal
program. However, public financing constraints make it impossible to provide for affordable
housing through subsidies alone. In those cases where no subsidies are available, the normal

‘mortgage financing standards would apply, and the units would have to be made affordable

through another mechanism established through local regulations and which generates

_subsidies from the private sector.

‘The U.S. Dept. of Housing and Urban Development defines low income households as those

households with incomes of 80% (or less) of the median income for the region. Moderate
income households are defined as those whose incomes fall above 80% of the median
mcome but below 1209%. :



T
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For a four person household in the Boston metropolitan area, the median income is $40,500.
The low income category, therefore, ranges up to $32,400, the moderate income category
up to 3$48,600. The estimated median income in Acton for the same period was
approximately $42,000 per household which yields a low income ceiling of $33,600 and a
moderate income ceiling of $50,400. These are based on 1988 income study figures.

Compare these income levels with the $96,125 salary generally required under customary
lending practices to purchase the average priced home in Acton for 1988, and it becomes
painfully obvious that most households in the low to moderate income bracket will not
qualify for a standard mortgage to purchase and maintain a home.

The impact of the high cost of housing is greatest on the young seeking first homes, elderly
people on fixed incomes, and single parents. Over time, this affordability gap creates a
homogenous community lacking in diversity, which is both exclusionary and inconsistent with
the Goals and Objectives of Acton’s Master Plan. In addition, the shortage of affordable
housing will impact all of us as our town employees are forced to move away or seek -
employment closer to where they can afford housing, and as new industries choose to locate
outside Massachusetts because their employees cannot find housing.

One final note on the need for affordable housing, a recent study published in the June 1990
TRANSREPORT newsletter (a Boston Metropolitan Planning Organization newsletter)
stated that there is a direct connection between the lack of housing -(affordable and
otherwise) in close proximity to suburban job centers and the ever-growing traffic congestion
problems in those towns. The fundamental problem arising from this circumstance is that
‘while Boston is well served by highways and various transit modes, suburban job centers (Rt.
495 and 128 belts), are entirely dependant on one or two access routes and the private
automobiles of their employees. The report concludes that " -~ every effort must be made
to bring employees closer to their work places. Housing must be given a high priority in the
job centers, so that suburban employees have the option to live within a short radius of their
job." :

Acton can provide a local solution to the affordable housing shortage by helping our young
people, elderly, single parents and local employees to live here. We can also assist with

regional efforts to address traffic and economic problems created by this jobs-housing
imbalance.

How much Affordable Housing does Acton need'?

_ Acton currently has 142 units of long-term, publicly subsidized housing: 39 family units, 12
units of special needs housing and 91 elderly units. These 142 units are approximately
2.13% of the estimated 1988 housing stock of 6,667 units. Projects approved or under
construction could raise the percentage of publicly subsidized housing units to 3.25%.
However, some of these projects may not be viable at this time since they were conceived
prior to the current downturn in the economy. They include the North Acton Woods, Great
Hill Vxllage and Barker s Pond projects.



In 1969, the State of Massachusetts established as a goal that each community must have
10% of its housing stock affordable for low and moderate income people. The law is known
as Chapter 774 (M.G.L. 40B), or the Anti-Snob Zoning Act. This regulation created the
Comprehensive Permit process, which provides the State with a vehicle for imposing
development projects with affordable housing on communities that do not meet the
minimum 10% requirement or who have not adopted a realistic plan to meet this goal.
Comprehensive Permits take away a town’s ability to determine housing location and
densities thraugh zoning, :

" By creating a workable, local plan that has the potential of reaching 10% or significantly
.. contributing to 10%, the Town will greatly relieve the pressure applied by the

Comprehensive Permit process. The 10% figure is intended to be a target level and should
not be considered the deciding factor as to the acceptability of proposed future housing -

- * projects involving affordable units. The Town will continue to review each project’s design

and adherence to local regulations in evaluating proposed developments. The difference will -

“be that the town will have established, through the Master Plan and through its local Zoning

Bylaw, the best locations for affordable housing and the design standards for its

. construction. It will be pro-actively working towards the goal of 10% affordability while -
" .controlling the process and the selection of ‘sites.- This approach reduces the Town’s
- susceptibility to Comprehensive Permits. While such permits are issued or denied by a local

Board of Appeals, the final arbiter is the State Housing Appeals Committee. This

. committee has established a track record of overturning local denials except-in a few
-instances where a community had a realistic plan for the creation of affordable housing in

place. -

Specrfically, what is the Acton Planning Councxl proposmg at this pomt"

»For the Specral Town Meetmg on November 28 the Planning Council will present the
Affordable Housing Overlay Districts as part of the Land Use Plan recommended in the
Master Plan. These Overlay Districts simply mean that another development option, which
would generate affordable housing, would be available for all areas covered by the districts,

- in addmon to the zomng that already applres to these areas.

The Affordable Housmg Overlay Drstrlcts Map, wl'uch is mcluded in this report only applres
to future construction projects and does not alter existing developments The map also

- applies only to residentially zoned areas with few exceptions. Its purpose is to move Acton

as close as possible toward a goal of 10% affordable housmg, while recognizing specific local

- needs. -

The Affordable Housing Overlay Districts Map was developed by analyzing all land areas

~within the town. ~ All parcels which are substantially built-out, all conservation lands,

- Groundwater Protection Zones 1 and 2, wetlands and all parcels with significant wetlandand
- floodplain portions, were eliminated, leaving the undeveloped, residentially zoned areas -

~eligible for future affordable housing development. Since the cost of land is directly tied to
- the cost of housing, a developer must be able to put more houses on a given amount of land

in order to decrease the cost of some of the housing units. Thus, the Affordable Housing
Overlay Districts identify areas eligible for higher densities than allowed by existing zoning,
on the condition that the added housing units include some that are affordable.



Areas Shaded in Stripes:

On the Affordable Housing Overlay Districts Map, those areas shaded in stripes have been
identified for a 25% density bonus if at least 10% of the housing in the development is
affordable. In other words, a parcel on which 24 houses could be built under standard -
zoning, could have 30 houses if 3 of them were affordable. This modest density bonus, if

. fully implemented, will keep Acton from moving backwards from the percentage of

affordable housing already achieved. Design standards and a special permit procedure will
ensure that affordable single family units or duplexes will be virtually indistinguishable from
the market rate units. The developer could take advantage of the 25% density bonus only
if the entire development were arranged in a single family cluster-style pattern preserving

~ significant open space on the site. Thus, the Affordable Housing Overlay Districts Map -

could provide an additional incentive for a developer to take advantage of the existing Open -

~Space Development bonus option whenever it is available in the R-8/4 or R-10/8 dlstrxcts, _

as approved by Acton voters at the Sprmg, 1990 Town Meeting.

Areas Shaded in Black:

To work towards the goal of 10% affordability, the areas on the map shaded in black have
been identified for a higher density bonus equivalent to approximately 5 units per acre or
8,000 sq. ft. lots per house. This higher density allowance assumes that at least 30% of the
units in the development are set aside as affordable. Most of these areas have been selected
because they are close to the village centers or other commercial areas, or because they

. have convenient access to public transportation or the regional road netwock. Some parcels

owned by the Town are also included. Again, the density bonus assumes that the
development would be clustered with significant open space left undeveloped. For example,
under this system, a black parcel on the map that could be developed for approximately 10
housing units under existing zoning, could have up to 50 units under the Affordable Housing
Overlay Districts zoning, with at least 15 of those units classified as affordable. Detached

‘or attached units would be permitted. : Again, desxgn standards and a spec1al perrmt

procedure will ensure qua.hty of desxgn and construction.

In addition to the areas shown in stripes and black are parcels which are notjresidentially

- zoned but may nevertheless be suitable for residential and affordable housing development.

They have been identified as appropriate for residential use (mcludmv affordable umts)
should a developer decide to pursue such an option.

In all cases, the Affordable Housmg Overlay DlStl'lCtS map does not attempt to consider the
individual parcel’s suitability for development (i.e. water supply, perkability, etc.), but only
that the land is undeveloped, currently zoned for residential use, or that the potential exists

for future housing construction. In some cases, certain parcels may not be suitable for

development given current technology and dependence on septic systems but may hold -

- “tremendous potential should new technolog1es or facilities for sewage dnsposal become

available in Acton.

- It should also be made clear tllat 'the.densl‘ty borluses provided by the Affordéble Housing :

Overlay Districts Map are gptional for the developer and only provide an incentive to build
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