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This Chapter 40B Housing Production Plan has been developed by the Town of
Franklin’s Department of Planning & Community Development, with input and
assistance from the Town Council Economic Development Committee,
Municipal Affordable Housing Trust, Franklin Housing Authority, the Town’s
Administration and staff, and the Town of Franklin’s residents.

The Town is greatly appreciative to all that have participated.
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Introduction

A Housing Production Plan (HPP) is a community's proactive strategy for planning and developing
affordable housing. The Plan includes strategies that a community uses to enable it to meet its
affordable housing needs in a manner consistent with MGL Chapter 40B and related Massachusetts
Department of Housing & Community Development (DHCD) regulations.

HPP regulations became effective in 2008 when the DHCD promulgated 760 CMR 56.00, Comprehensive
Permit; Low or Moderate Income Housing. Regulation that pertain specifically to the development of a
Housing Production Plan is contained in 760 CMR 56.03(4). DHCD has developed Guidelines (updated
October 2020) to assist Massachusetts communities with HPP development; the Guidelines are included
as Attachment A. Additional HPP related information, including links to Chapter 40B and 760 CMR 56, is
available at www.mass.gov/dhcd.

M.G.L. Chapter 40B requires that each Massachusetts town and city have a minimum of 10% of its total
year-round housing units as affordable housing. The HPP’s most important purpose is to develop goals
and strategies that will result in the community reaching the 10% Statutory Minimum set forth in 760
CMR 56.03(3)(a).

DHCD uses the Subsidized Housing Inventory (SHI) to measure a community's stock of low-or moderate-
income housing for the purposes of M.G.L. Chapter 40B. A community’s HPP must contain a numerical
goal for annual housing production that will increase the “number of SHI Eligible Housing units by at
least 0.50% of its total units (as determined in accordance with 760 CMR 56.03(3)(a)) during every
calendar year included in the HPP, until the overall percentage exceeds the Statutory Minimum”.

If a community has a DHCD approved HPP and is granted certification of compliance with the plan by
DHCD, a decision by the Zoning Board of Appeals (ZBA) relative to a comprehensive permit application
will be deemed "consistent with local needs" under MGL Chapter 40B. "Consistent with local needs"
means the ZBA's decision will be upheld by the State’s Housing Appeals Committee.

According to the DHCD web page, as of December 21, 2020, 11.96% of the Town of Franklin’s total year-
round housing units are on the Chapter 40B Subsidized Housing Inventory. Therefore, the Town of
Franklin is in compliance with Chapter 40B, and is not immediately under pressure to increase the
number of affordable units on its SHI.

However, the Town of Franklin’s total year-round housing units are based on the 2010 U.S. Census, and
hundreds of housing units have been permitted and constructed over the last 11 years. According to
Town estimates, the Town of Franklin will likely still have over 10% affordable units on its SHI, but the
percent will likely be much lower than the 12% mentioned above. Once the Town receives its 2020
Census data this HPP can be updated and if necessary the updated plan will be resubmitted to DHCD for
review and re-approval.

Implementing the goals and strategies outlined in this HPP will assure the Town of Franklin maintains at
least 10% affordable units on its SHI, but it will also help to make progress in facilitating the
development of a diverse housing supply for Franklin’s low and moderate income residents. In addition,
the research, documentation and strategies developed during the HPP process will be utilized in the
near future during the Town of Franklin’s Master Plan update process.



Executive Summary

The Town of Franklin Housing Production Plan (HPP) is a proactive strategy for meeting the housing
needs of the community, and in particular, for planning and enhancing its affordable housing inventory.
This document, an update to Franklin’s first HPP that was approved by Town Council in 2011, has been
designed to expand upon the concepts outlined in the previous 2011 HPP, serve as an update with more
recent data, and explore incentives and other options to increase Franklin’s affordable housing supply.

Since 2011 the Town has made good progress implementing its affordable housing goals and increasing
the number of SHI Eligible Housing units. In 2019, the Town surpassed the State-mandated target of 10%
affordable housing of its total year-round housing units under M.G.L. Chapter 40B. This Housing
Production Plan (HPP) is intended to direct housing development and preservation in such a way that
the Town will remain above 10%, and therefore be in control of its 40B destiny. In addition, the
strategies included in this updated HPP provide the Town’s residents with options not previously
pursued

Previous Affordable Housing Planning. The Town has made affordable housing planning a priority for
much of the last twenty-five years. The Town of Franklin’s 1997 Master Plan prioritized creating
affordable housing for the community’s senior population, which is summarized in Goal 1 of the Housing
Element: “Ensure that housing opportunities for the elderly are sufficient in number and type to meet
the projected growth in their population”.

In 2004, the Housing Element of Franklin’s Community Development Plan, “Affordable Housing, Strategy
and Development Action Plan” identified several goals the Town still needs to address, including:
Increase housing opportunities for low, moderate, and middle income households; Ensure the Town
meets the 40B goal for subsidized housing; Increase housing opportunities for seniors; and Encourage
development of multifamily housing.

In 2011 the Affordable Housing Strategy and Development Action Plan, Franklin’s first Housing
Production Plan was approved by DHCD. The Plan had several similar goals to those mentioned above
including Encourage development of multifamily housing, and Increase housing opportunities for seniors
and the elderly, but much effort was focused on utilizing zoning to create greater housing density, using
“By Right” zoning as a tool, and amending the zoning bylaws to allow assisted living and other elderly
housing facilities. The biggest priority of the 2011 HPP was creation of a Municipal Affordable Housing
Trust. A summary of the Plan’s Housing Implementation Strategy is included in this document as
Attachment B.

The most recent housing related planning was during creation of Franklin’s 2013 Master Plan.
Substantial public input was gathered and Master Plan Committee developed housing goals that
reflected the needs of the community. Housing related Goals, Objectives and proposed actions from the
Master Plan’s Implementation Element are included in Attachment C of this document. The most
relevant housing goals for the purposes of this HPP are as follows:

Goal 1: Provide the appropriate mix of housing alternatives that meet the needs of Franklin based
employment

Goal 2: Support development of affordable housing opportunities for low, moderate and middle-
income households.

Goal 4: Encourage, rezone as required, and support housing appropriate for expected future
demographics.

The above goals have influenced the development of the HPP’s goals detailed in Section 2.



Plan Development and Public Participation

The Town’s residents and elected and appointed officials have firsthand knowledge of Town housing
needs, problems and opportunities that need to be addressed; this collective knowledge is necessary to
ensure all issues are addressed, and any recommendations related to affordable housing goals or
strategies are feasible and will draw sufficient support to warrant a reasonable chance for
implementation. Per DHCD’s Guidelines, a HPP should be developed “with opportunities for community
residents to become informed of the planning process and the plan, and to provide input”. Therefore,
input from Town officials and the general public is an essential feature of the process of preparing this
Plan.

This HPP was not developed during a normal 6 to 12 month plan development / public participation
process. Originally intending to complete an update to the HPP during 2018, the Department of Planning
and Community Development (DPCD) began work in March 2017, engaging with the Town
Administrator’s office and the Municipal Affordable Housing Trust. At that time the Town was under
10% SHI and development of the Town’s HPP was focused on developing goals and strategies that
would result in the community reaching the 10% Statutory Minimum.

In April 2017 DPCD held an informational session on developing the housing production plan. Several
elected Boards, including the Town Council and Planning Board were present at the workshop. There
were several discussions on controlled growth within the Town of Franklin. The workshop provided
information on the existing affordable units in town and conversation was had on the housing needs of
the Town as it compares to the existing affordable housing. As a result of input received, DPCD began a
review of the existing zoning by-laws, and drafting of proposed zoning changes, including development
of an inclusionary zoning bylaw.

After several months of work on the HPP update, the Town was informed it was over the 10% Statutory
Minimum with the addition of the Glen Meadows apartment complex (288 housing units) to Franklin’s
SHI. The Town’s SHI Inventory is included in this document as Attachment D. Given the Town of
Franklin’s 40B affordable housing production requirements had changed significantly and was
considered to be in compliance with Chapter 40B, DPCD’s priorities also changed and work on the Plan’s
development was suspended until 2020. The proposed HPP update was no longer required, but it also
would require a different focus if it were to be created.

Over the last few years the Town’s Administration and Department of Planning and Community
Development (DPCD) have attended public meetings asking for input on specific housing related issues;
this input has been critical in developing draft strategies related to affordable housing production. Public
input on Franklin’s housing needs was obtained at several public meetings, including the following:

January 2018 Meeting, Municipal Affordable Housing Trust. DPCD attended meeting to accomplish the
following: provide a Housing Production Assessment presentation, to update MAHT on the substantial
increase in housing production during recent years; discuss the Town’s SHI and how it related to recent
housing production; discuss the HPP update, and present three proposed general HPP goals; and
request input on proposed HPP goals. Given that the Town was over 10% SHI, the main Goal of the
proposed HPP would be to keep Town over 10%. Additional issues were discussed including the need for
workforce housing and potential zoning changes.

October 22, 2019, Economic Development Visioning Event held by MAPC and DPCD. Input received
from event and three additional workshops was used to develop a Market Analysis and Market Position
Summary for Downtown Franklin and two of Franklin’s other older commercial districts. During the
event Franklin residents provided a substantial amount of input on Franklin’s economic development
issues, including the need for workforce housing. In addition to the community engagement portion of
the economic development project, MAPC performed a residential analysis of the study area.




January 13, 2020 Meeting, Municipal Affordable Housing Trust. DPCD presented a summary of recent
work on the HPP update, and requested the MAHT hold a public meeting and invite the public to discuss
affordable housing needs, and to provide input on draft goals and strategies.

April 27, 2020 Meeting (remote), Franklin Town Council Economic Development Committee. DPCD
provided a presentation that included a proposed Inclusionary Zoning Bylaw, and a summary on the HPP
update. Input was provided by EDC members and others in attendance on both issues.

June 10, 2020 Meeting (remote), Franklin Town Council Economic Development Committee. Meeting
focused on a follow-up on the Inclusionary Zoning Bylaw proposal and similar issues, including use of
incentives to increase number of units on Franklin’s SHI; possible housing TIF (tax increment financing)
agreements to create middle (moderate) income type developments; consider 40R smart growth zoning
districts; change Zoning Bylaw’s housing density allowed in certain districts and allow some multifamily
housing by right; and use a mix of mandatory and incentive based Inclusionary zoning approaches. Input
on these and other issues was requested.

December 14, 2020 Meeting (remote), Municipal Affordable Housing Trust. DPCD attended meeting to
discuss the following: provide update on HPP development; request input on draft goals and strategies;
and ask for MAHT participation in upcoming EDC meeting.

January 13, 2021 Meeting (remote), Franklin Town Council Economic Development Committee. DPCD
provided a presentation on the following: Housing Development Update (Town added 1,283 over 10
years); and draft HPP goals and potential strategies that would result in increase of SHI housing units.
The DPCD Housing Development Update is included in this document as Attachment E. DPCD requested
EDC members and others in attendance provide DPCD with input on housing development and
affordable housing issues to be included in HPP update.

March 15, 2021 Meeting (remote), Town Administration and DPCD, and Old Colony Habitat for
Humanity. Meeting with Old Colony Habitat for Humanity’s new CEO about working together to create
affordable housing units within Franklin.

Draft HPP Public Review

The input from the above sources was used to produce a “public draft” HPP, which was distributed to
Franklin’s Town Council, Planning Board, Franklin Public Library, Housing Authority, Municipal
Affordable Housing Trust, Community Preservation Committee, Franklin Commission on Persons with
Disabilities, and Council on Aging. Notification of the Draft HPP was also sent to a variety of
organizations including MAPC, Metacomet Land Trust, Franklin Downtown Partnership, and Old Colony
Habitat for Humanity. Hard copies of the public draft HPP were made available at the DPCD’s office
during normal business hours. Given the difficulties of safely providing hard copies for review during a
pandemic, individuals wishing to review the Draft HPP were asked to arrange an appointment.

Draft HPP Public Comment Period. The Town held a formal Public Comment Period from May 12, 2021
through June 25, 2021, to receive input on the Draft HPP, and housing issues in general, from anyone
interested in providing comments. Input was received over the Town website, by email and letter.
Draft HPP Public Hearing, June 2, 2021. The Town’s DPCD and Municipal Affordable Housing Trust held a
public hearing to provide a Presentation of the Draft HPP, and provide time for residents to ask
guestions and provide input. The DPCD Presentation and meeting notes are included in Appendix J.

In addition to the formal Public Hearing, DPCD attended several public meetings to present the
highlights of the Draft HPP and obtain public comment; a list of meetings with brief summaries is below.

May 12, 2021 Meeting (remote), Franklin Town Council Economic Development Subcommittee. The EDC
was notified that the Town had completed a Draft HPP and that comments were being sought.




May 24, 2021 Planning Board Meeting. DPCD notified the Planning Board that the Town had completed
a Draft HPP and that comments were being sought. Planning Board members did not provide comment.

June 16, 2021 Meeting (remote), Franklin Town Council Economic Development Subcommittee. DPCD
provided the EDC with an overview of the Draft HPP and was provided with input from CDC members
and residents.

June 21, 2021 Planning Board Meeting. DPCD attended the meeting to provide the Planning Board with
a presentation on the Draft HPP, and provide time for Board members and residents to ask questions
and provide input.

June 29, 2021 Meeting (remote), Municipal Affordable Housing Trust. DPCD attended meeting to update
the Trust on the HPP public input process.

July 14, 2021 (remote), Community Conversation: Housing and Race. The DPCD Director participated in a
panel discussion over Zoom that included a discussion on the Town’s historical housing development,
current strategies proposed in the Draft HPP, and how housing policies and practices may have fostered
socio-economic inequities and worked to reduce diversity in the community.

August 9, 2021 Planning Board Meeting. The Planning Board agenda for their August 9, 2021 meeting
included a second discussion on the HPP and proposed strategies. A Preliminary Final version of the HPP
was distributed to Planning Board in order to stimulate discussion and comments/input.

August 23, 2021 Planning Board Meeting. The Planning Board agenda for their August 23, 2021 meeting
included a third discussion on the HPP and proposed strategies. The Franklin Planning Board agreed to
move the HPP to a public hearing for a vote in September.

Formal Town Adoption

September 27, 2021 Planning Board Public Hearing. Franklin Planning Board held a public hearing to
review the HPP’s goals and strategies, and obtain additional public input. At the close of the public
hearing the Planning Board voted unanimously to endorse the HPP. A certificate of vote is included in
attachment J.

October 6, 2021 Town Council Meeting. At their October 6, 2021 meeting Franklin Town Council
discussed the HPP and voted unanimously to approve Resolution 21-54: A Resolution Adopting the Town
of Franklin 2021 Housing Production Plan. The Resolution is included in Attachment J.

Public Input Documentation

All comments, suggestions and other input received concerning the Draft HPP were carefully considered
and have been used to create the Final HPP. All input by the public since the start of the Public
Comment Period has been documented and included in this document as Appendix J.

Organization of Plan

This HPP provides a Comprehensive Housing Needs Assessment, a summary of Affordable Housing
Goals, and a description of Implementation Strategies the Town will utilize to meet its goals.

This HPP contains the following major elements:
1. Comprehensive Housing Needs Assessment
2. Affordable Housing Goals

3. Implementation Strategies

A short summary of each Element is below.



Comprehensive Housing Needs Assessment

The Comprehensive Housing Needs Assessment performed includes an analysis of most recent available
housing and demographic data, development constraints and limitations, infrastructure capacity, and
projection of future population and housing needs. The assessment was utilized to develop the Goals in
Section 2, and the Strategies in Section 3. Below are a few important findings:

Franklin has experienced a 48% increase in population over the past 25 years

By 2030, residents over 65 years of age are expected to make up approximately 23.2% of Franklin’s
population, compared to 8.2% in 2000.

Franklin is home to 11,941 households, up from 10,995 in 2010 (8.6% increase).

Franklin’s average household size is 2.69, and its average family size is 3.22.

Franklin's median household income has increased 13.24% since 2015, and 37.25% since the 2010
Census.

Franklin's 2019 median household income of $122,607 is 50.96% higher than the State-wide average.

The number of households making over $200,000 has more than tripled (218.5% increase) since 2010 to
23.3% of Franklin's households, compared to 13.2% of all Massachusetts households.

Nearly 39.3% of households in Franklin earn $150,000 or more, compared to 23.4% state-wide.
The vast majority of Franklin’s housing stock (80.65%) is owner-occupied.

Approximately 1,295 housing units were constructed in the last 10-11 years, representing an 11.4%
increase.

According to Zillow in January 2021 the median price of a single family home in Franklin was $549,000,
compared to $531,000 state-wide, and $310,000 country-wide.

There were 3,167 single family homes on the market in Massachusetts at the end of February 2021,
down 68.4% from the previous year.

The low inventory of homes for sale is not only in Massachusetts, but throughout the country. According
to Redfin.com, during January 2021 there were 696,312 residential homes for sale in the United States,
less than 50% from the previous year.

According to the Massachusetts Association of Realtors, February 2021 housing supply numbers
represented the “lowest number of single-family homes and condominiums for sale since MAR began
reporting the data in 2004”. Housing supply is very low, and housing prices are very high.

Affordable Housing Production Goals.

The goals resulting from this HPP update process are basic goals intended to increase the number of SHI
Eligible Housing units, but also to increase the number of affordable housing units available to the
community’s families, individuals, persons with special needs, and the elderly.

Goal 1: Maintain Franklin’s Subsidized Housing Inventory above ten percent through 2030 and
beyond.

Goal 2: Increase the number of housing units affordable to Franklin’s very low income, low income,
and moderate income residents.

Goal 3: Increase the number of affordable housing units available to persons with special needs, and
the elderly.



Goal 4: Support affordable housing appropriate for expected future demographics.

Goal 5: Provide housing alternatives that meet the needs of Franklin based employers and
employees.

Goal 6: Adopt strategies that incentivize the production of affordable housing.
Goal 7: Adopt zoning strategies that will advance affordable housing production.

Goal 8: Continue the funding and expansion of the Franklin Municipal Affordable Housing Trust for
additional in-perpetuity affordable housing units.

Goal 9: Identify new funding sources and other resources for affordable housing production.

Strategies for Affordable Housing Production

Section 3 of this HPP includes a substantial number of Implementation Strategies, which for the most
part are ways to incentivize the creation of affordable housing. The Implementation Strategies section
provides an explanation of the specific strategies the Town can use to achieve its housing production
goals. In addition, Section 3 provides a description of Regulatory and Funding Incentives that can be
used to stimulate affordable housing or other desired development projects.

Strategies include, but are not limited to the following:

e Amendment of zoning regulations in order to increase the likelihood of creating SHI eligible
housing developments

e Use anincentivized Inclusive Zoning bylaw to attract SHI unit developments.

e Utilize Workforce Housing Special Tax Assessments (WH-STA’s), multi-year property tax
exemption, as incentive to create middle-income housing.

e Perform an extensive assessment of the Town of Franklin Zoning Bylaw, Chapter 185 of Franklin
Town Code. Specific attention will be shown to housing density, creating zoning related
development incentives, assessing parking requirements, and other Zoning best practices.

e Advance projects under the Local Initiative Program to create the type and level of affordable
housing best for the community.

e Consider creating a density bonus incentive program that allow more units of housing to be built
than would be allowed under current zoning regulations, in exchange for a developer’s provision
of affordable housing units or other public good.

e Actively engage with developers to further incentivize SHI development.
Plan Implementation

The HPP’s implementation will require the commitment of a variety of organizations and individuals,
including non-profit organizations, state agencies, resident volunteers, and Town departments, boards,
commissions, and committees. Through the combined efforts of all parties mentioned above the Town
will implement the goals outlined in Section 2 over a five-year implementation period. DPCD will provide
an update the HPP implementation on a biennial basis, or as requested by the Town Administrator.



1. Comprehensive Housing Needs Assessment

The analysis of local demographic data and housing stock below reveals key characteristics and trends in
Franklin that help explain housing need and demand. In order to understand how the town compares to
its neighbors, Franklin data is compared to other municipalities in the region, and to Massachusetts.
Ultimately, this section provides the framework for the housing production goals and strategies to
address local housing concerns included later in this document.

1.1 Existing Conditions
1.1.1 Regional Context and Historical Perspective

The small city known as the Town of Franklin Massachusetts is located in Norfolk County in the south
MetroWest region of the State. The Town is fortunate to have access to Interstate 495 at two locations,
quick access to other major routes, and two MBTA commuter railroad stations, making Franklin a highly
desirable place for people to live and work. Since construction of 1-495 and subsequent development
boom several decades ago, Franklin has become both a popular commuter suburb within thirty-five
miles of Boston, Providence, and Worcester, and the heart of this region’s industrial development.
Figure 1 below is a sub-region map showing Franklin’s location within the State and region.

Figure 1. Sub-Region Map
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The Town Center is a mix of commercial and residential uses surrounded by residential neighborhoods
and a few older industrial areas, as well as home to Dean College. The Town has focused much of its
attention during last twenty years on revitalizing the Downtown area.

Franklin has attempted to maintain a quintessential New England small-town feel with its old fashioned
Downtown, Town Common, historic districts, and locally owned small businesses. Due to periods of
great population growth in the 1990s and followed by consistent growth trends, the Town of Franklin
has become the most populated community in southwest Norfolk County.

Regional Population Growth

The Town of Franklin has grown significantly since 1990 with a 48.13% population increase over the last
three decades; this can be attributed to available employment opportunities and other economic factors
within Franklin and the greater region. Within Norfolk County, the community closest to Franklin with a
population comparable to Franklin’s is Needham, which had a population of 29,540 persons in 2015.:
However, Needham is located approximately 26 miles from Franklin. For that reason communities much
closer are being used for comparison, regardless of what county they are within. Franklin’s population
growth has outpaced the majority of other communities in the south MetroWest region.

Franklin's population increases have been consistent, increasing by 1,096 between 2010 and 2015, and
1,356 between 2015 and 2019. Of the seven communities listed in Table 1 below, Franklin outpaced the
other six between 2010 and 2015, and outpaced all but one community from 2015 and 2019. Between
2015 and 2019 Foxborough's population increased by 2,156 to 19,399, a 12.5% increase in four years,
and 15% since 2010. Wrentham’s population has increased by 1,068 since 2010 (9.75%), most of which
came in the last four years. Overall the region’s population has increased by 8.28% since 2010,
substantially faster than the Massachusetts average of 5.3%.

Table 1: Percent Change in Population of Franklin
and Surrounding Communities 2010-2019

ST 2010‘ 2015‘ 2019‘ Total Change Percent Change
Population | Population | Population (2010-2019) (2010-2019)

Bellingham 16,332 16,682 17,270 938 5.74%
Foxborough 16,865 17,243 19,399 2,534 15.03%
FRANKLIN 31,635 32,731 34,087 2,452 7.75%
Medway 12,752 13,069 13,479 727 5.70%
Millis 7,891 8,051 8,310 419 5.31%
Norfolk 11,227 11,908 12,003 776 6.91%
Wrentham 10,955 11,287 12,023 1,068 9.75%
Average 15,380 15,853 16,653 1,273 8.28%

Source: US Census 2010 data; 2015 ACS Estimates; 2019 ACS Estimates

Franklin’s population density is also substantially higher than its neighbors. Of the seven communities
listed in Table 2 below, Franklin is by far the most populated and has the highest population density
(individuals per square mile). The average population density for the area in 2019 was 911 persons per
square mile, with Franklin itself having 1,277 persons per square mile. Only the Town of Medway’s
population density of 1,161 persons per square mile comes close to Franklin’s. Also, worth noting is that
at 26.7 square miles Franklin is the largest in size of the seven communities, and more than twice the
size of Medway’s 11.60 square miles.



Table 2: Population Density in Population of Franklin

and Surrounding Communities (2019)

Land

Community (Sq. Miles) Po:t?lla-zion Density

Bellingham 18.55 17,270 931
Foxborough 19.7 19,399 985
FRANKLIN 26.7 34,087 1,277
Medway 11.6 13,479 1,161
Millis 12.17 8,310 683
Norfolk 15.1 12,003 795
Wrentham 22.06 12,023 545
Average 17.98 16,653 911

Source: US Census 2010 data; 2015 ACS Estimates; 2019 ACS Estimates
1.1.2 Demographic Analysis

This Housing Production Plan is grounded in a thorough examination of Franklin’s demographic makeup.
An analysis of the current population, household composition, race and ethnicity, and educational
attainment provides insight into existing housing need and demand. Projections of the Town's future
residential composition help inform housing planning efforts.

Population

Over the last four decades the Town of Franklin has nearly doubled its population growing from a
community of 17,304 individuals in 1981 to its current 34,087 (96.9% increase). See Table 3 below. Note
the Town’s current population is estimated; this document will be updated with 2020 Census data when
it becomes available. Population growth was especially significant during the 1980s and 1990s. Growth
in Franklin’s population increased by 5,370 (31.03%) between 1981 and 1990, and an additional 7,064
(31.15%) between 1990 and 2000; the two decades of growth increased the Town’s population by
71.86%, averaging approximately 3.6% per year.

Table 3: Population Change in Franklin

Year Population Population Percent
Change Change
2019 34,087
+2,452 +7.75%
2010 31,635
+1,897 +6.38%
2000 29,738
+7,064 +31.15%
1990 22,674
+5,370 +31.03%
1981 17,304
Source: US Census 2000, 2010 data; 2019 ACS Estimates; Franklin Town
Clerk 2019 Data
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This rate of growth was substantially greater than adjacent communities. Franklin’s growth has slowed
more recently, increasing by 1,897 (6.38%) between 2000 and 2010, and 2,452 (7.75%) between 2010
and 2019, but these increases are still greater than Massachusetts averages.

In recent studies based on American Community Survey 5-year estimates and Metro Boston population
and housing demand projections (Stronger Region Scenario, MAPC 2014), Franklin’s population was
projected to only increase slightly to approximately 33,792 by 2030. Obviously these population
projections were more than a little off, given the Town’s population had already reached 34,087 in 2019,
and according to the Franklin Town Clerk’s Office were believed to be approximately 34,468 in 2020.

Please note, according to 2019 ACS Estimates the population of Franklin was 33,256. More accurate
numbers will be available once the 2020 Census data is released. Of the 33,256 Franklin residents
reported in the 2019 ACS, 17,238 (51.8%) were female and 16,018 (48.2%) were male.

Age Distribution

During the last two decades there have been substantial changes in the number and percent of
Franklin’s residents within specific age categories. In general, there are many fewer children, somewhat
fewer number of adults under the age of 55, and substantially more residents over the age of 55. Table
4 provides a summary.

Table 4: Population Change by Age 2000-2030

Age | 2000 Census | 2010 Census | S0 | G0 | e | P o0 te 2030,
0-4 2,774 1,929 1,475 1,703 -1,071 -38.61%
5-19 7,006 8,142 6,546 5,811 -1,195 -17.06%
20-34 5,132 4,248 5,407 5,160 28 0.55%
35-54 10,286 10,975 8,818 9,018 -1,268 -12.33%
55-64 1,944 3,364 5,285 4,278 2,334 120.06%
65-74 1,345 1,585 3,023 4,765 3,420 254.28%
75+ 1,073 1,392 1,740 3,056 1,983 184.81%
Total 29,560 31,635 | 32,294 33,791 4,231 14.31%

Source: US Census 2000 & 2010 data; 2019 ACS Estimates, MAPC Estimates, FPS Demographic Study Dec. 2019

The number of school age children has been declining. As shown in the Table residents under the age of
5 have dropped from 2,774 in 2000 to an estimated 1,475 in 2020, a 46.8% drop over 20 years. The
number of residents under 5 years of age is expected to increase somewhat by 2030 to 1,703, but will
still be approximately 38.6% lower than in 2000. Franklin residents from 5 to 19 years of age have
decreased from 7,006 in 2000 to an estimated 6,546 in 2020, a relatively small drop (6.6%) over 20
years, but a continued decline to 5,811 by 2030 is expected, a 17.1% decrease over 30 years.

The number of young adults (ages from 20 to 34) is not expected to change substantially, but the 35 to
54 age category has been dropping since 2010 and is currently estimated to be 8,818, a 14.3 decrease
since 2000.

As shown in Table 4 above, there are three age groups that have had very large increases (55-64, 65-74,
and 75+); by combining the three groups into one a quick assessment shows that the number of Franklin
residents over the age of 55 more than doubled since the 2000 Census to a current estimate of 10,048,
approximately 31.1% of the Town's population. See Table 5 below.

The most significant changes to Franklin’s population is the steady increases to the number of Franklin
residents that are 65 years and older, from 2,418 in 2000 to an estimated 4,763 in 2020. This category
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of Franklin's population is expected to continue climbing to approximately 7,821 by 2030, a 223.5%

increase over 30 years. By 2030, residents over 65 years of age are expected to make up approximately
23.2% of Franklin’s population, compared to 8.2% in 2000.

Table 5: Residents 55 Years and Older, Franklin's More Mature Residents

Age Catego 2000 2010 2020 2030 Total Change

g gory Census Census Estimate | Estimate | (2000 to 2030)

Total Franklin Population 29,560 31,635 32,294 33,791 14.31%

Residents 55 to 64 1,944 3,364 5,285 4,278 120.06%

Residents 65 to74 1,345 1,585 3,023 4,765 254.28%

Residents 75 and Over 1,073 1,392 1,740 3,056 184.81%

All Residents 55 and Older 4,362 6,341 10,048 12,099 177.37%
Percent of Population 14.76% 20.04% 31.11% 35.81%

All Residents 65 and Older 2,418 2,977 4,763 7,821 223.45%
Percent of Population 8.18% 9.41% 14.75% 23.15%

Source: US Census 2000 & 2010 data; 2019 ACS Estimates, MAPC Estimates, FPS Demographic Study Dec. 2019

Breaking the numbers down further, the increase in Franklin’s 65-74 population is shown to have
already grown by 1,678 (224.8%) over the last 20 years, and is expected to grow to roughly 4,765 by
2030 (254.28% increase over 30 years). Similarly, the over 75 category increased from 1,073 in 2000 to
a 2020 estimate of 1,740 (62.2%), and is expected to grow to 3,056 by 2030 (184.8% increase over 30
years).

According to 2019 ACS Estimates the medium age of Franklin residents is 41.1 (up from 40.4 in 2015),
compared to a U.S median of 38.1 years.

Race and Ethnicity

Franklin’s racial and ethnic character is a vastly majority-white population, although the community is

getting somewhat more diverse over the last few decades. Table 6 below shows Franklin’s population
by race for the 2000 and 2010 Censuses, and the 2015 and 2019 ACS.

Table 6: Population by Race, 2000 - 2019

Race of Population 2000 2010 2015 2019

Census | Census | ACS ACS
Total Population 29,560 | 31,635 | 32,731 | 33,256
Population of one race: 29,312 | 31,190 | 32,157 | 32,429
White alone 28,364 | 29,350 | 30,432 | 30,130
Black or African American alone 318 449 277 305
American Indian or Alaska Native alone 43 45 18 0
Asian alone 491 1,194 | 1,306 | 1,915
Some other race alone 96 152 124 79
Population of two or more races: 248 445 574 827

Source: US Census 2000 & 2010 data; 2015 & 2019 ACS Estimates
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The Town's population reporting one race increased by 10.63%, and the population reporting two or
more increased by 233.5% (248 in 2000 to 827 in 2019). The total number of residents reporting White
alone increased by 1,766 (6.2%); the total population of Franklin during that period increased by 3,696
(11.1%). According to 2019 ACS estimates, 90.6% of Franklin’s population is White alone, compared to
96% in 2010.

The number of Asian alone increased from 491 to 1915 (290% increase); of the 1,915 Asian alone, 884
were of Chinese decent and 627 were Asian Indian.

Although there has been a good size increase in the number residents in Franklin of Asian descent, there
hasn’t been an increase in all minority categories. The number of Black or African American alone
dropped by 13 (-4.1%), American Indian or Alaska Native alone dropped from 43 to 0, which could be a
problem with the 2019 ACS data, or possibly are included in the number of individuals reporting two or
more races. The 2019 ACS reports that 531 (1.6%) of Franklin’s population is Hispanic or Latino (of any
race), down from 2.1% in 2010.

As for ancestry, 28.2% of Franklin resident identify as Irish, and 23.7% Italian.
The Town has a Foreign-born population of 2,248 (6.76%), 1,156 of whom are Naturalized U.S. Citizens.
Language Spoken at Home

According to 2019 ACS estimates, of Franklin residents 5 years and older, 7.8% (2,451) speak a language
other than English at home, compared to 23.8% in Massachusetts, and 21.6% in the U.S. Of the 2,451
Franklin residents speaking a language other than English at home, 1,186 speak Asian and Pacific
Islander languages, 373 speak Spanish, and 717 speak another Indo-European language.

Residents with Disabilities

According to 2019 ACS estimates, 8% of Franklin residents have a disability, compared to 12.6%
throughout the U.S. Of the 7,937 Franklin residents under 18 years of age, 3.2% have a disability. Of all
Franklin residents 65 years and older 1258 (29.9%) have a disability.

Educational Attainment

Of the 21,806 Franklin residents 25 years and over, 97.3% are High School graduates, 55.7% attained a
Bachelor's degree or higher, and 23.7% have Graduate or professional degrees.

School Enroliment and Projections

According to 2019 ACS estimates, 9,723 of Franklin residents 3 years and over are enrolled in school;
6,4310f these individuals are in kindergarten through high school (K-12). See Table 7.

Table 7: School Enroliment

Population 3 years and

over enrolled in school Number Percent
Nursery school, preschool 777 8.0%
Kindergarten 416 4.3%
Elementary school (grades 1-8) 3,424 35.2%
High school (grades 9-12) 2,591 26.6%
College or graduate school 2,515 25.9%
Total 9,723 100.0%

Source: US Census 2019 ACS Estimates
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According to an Enrollment Forecast developed for Franklin School Department by McKibben
Demographic Research, LLC during 2019 and 2020, enrollments in Franklin’s public school system have
dropped and will continue to drop in the near future. Franklin Public School System’s total enrollment
for the 2020-2021 school year is 4,934, down 2.7% from the previous year, and 8.8% less than four years
ago. See Table 8. Four years into the future (2024-2025 School Year) total enrollment is expected to be
at 4,430, 10.2% lower than the current school year, and down 18.1% over the 8 year period.

Table 8: Franklin Public Schools Enrollment Forecast

School Grades 2016-17 | 2019-20 | 2020-21 | 2021-22 | 2024-25
Total: K-5 2,283 2,085 2,035 2,006 1,920
Total: 6-8 1,390 1,233 1,164 1,087 1,048
Total: 9-12 1,739 1,751 1,735 1,690 1,462
Total: K-12 5,412 5,069 4,934 4,783 4,430

Source: Franklin Public Schools Total Enrollment Forecast, McKibben Demographic Research, LLC February 2020

The data in Table 8 shows that enrollment in each school grade grouping (K-5, 6-8, and 9-12) have
dropped from previous years, and each will continue to decline over the next several years. Between the
2016-2017 school year and the current year, enrollment in school grade groupings 6-8 and K-5 are down
16.6% and 10.9% respectively. This recent decrease in Franklin’s younger students is expected to result
in a drop of 15.7% in the 9-12 enrollment category.

1.1.3 Household Characteristics

According to the 2019 ACS, Franklin is home to 11,941 households, up from 10,995 in 2010 (8.6%
increase). Each household resides one dwelling unit, regardless of the number of household members.
Franklin continues to grow. Based on MAPC projections Franklin is expected to have a total of 13,995
households by 2030, a 27.3% increase over the 20 year period. See Figure 2 below.

Figure 2: Household in Franklin, 2010 through 2030
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Source: MAPC Projections, 2017
Household Types

Based on the 2019 ACS, approximately 62.9% of Franklin’s households are married-couple families. 11.9%
of households are individuals living alone, approximately 60% of who are 65 years and over. See Table 9
below.
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Table 9: Households by Type

Percent of
Household Type Number Total
Married-couple family 7,511 62.9%
With own children under 18 3,628 30.4%
Male Householder, No Spouse Present 1,561 13.1%
Female Householder, No Spouse Present 2,367 19.8%
Cohabiting couple household 502 4.2%
Householder Living Alone 1,423 11.9%
65 years and over 850 7.1%
Total Households 11,941

Source: US Census 2019 ACS Estimates

Household Size

Franklin’s average household size is 2.69, and its average family size is 3.22. See Table 10 below.

Table 10: Average Household Size

Household Size 2007-2011 2019
Average Household Size 2.80 2.69
Family Household Size 3.30 3.22
Owner-Occupied Household Size 3.01 2.89
Renter-Occupied Household Size 1.98 1.87

Source: US Census 2011 & 2019 ACS Estimates

Franklin’s Average Household size appears to be consistent with the surrounding communities, although

more on the high side. All the surrounding communities have at least a household size of 2.5, with the

largest average household size being 2.96 in Norfolk. See Figure 3 below. The average household size in

Massachusetts is 2.52.

Figure 3: Average Household Size
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Source: US Census 2016 ACS Estimates
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Household Income

Household income is an important determinant of how much a household can afford to pay for a
housing unit, and whether it may be eligible for housing assistance. The Town of Franklin has
households with a wide range of income levels.

Median Household Income

Franklin's median household income has increased 13.24% since 2015, and 37.25% since the 2010

Census. Table 11 below compares the current average (median and mean) household income to the
2010 U.S Census and 2015 ACS estimates. Franklin's 2019 median household of 122,607 is 50.96% higher
than the State-wide average of $81,215.

Table 11: Average Household Income

. Massachusetts
Avera?e Household Franklin Households Households
ncome 2010 Census | 2015 ACS 2019 ACS 2019 ACS
Median household income $89,330 $108,272 $122,607 $81,215
Mean household income $106,430 $130,720 $148,748 $111,498

Source: 2010 US Census, 2015 ACS Estimates, 2019 ACS Estimates

Table 12 below is a breakdown of household income categories, providing the number of Franklin
households and percentage of total in each income category.

Table 12: Household Income (Including Benefits)

2010 Census 2015 ACS 2019 ACS
Household Income
Number of Percent of Number of Percent of Number of Percent of
Category Households i Households s Households e

Households Households Households
Less than $10,000 517 4.80% 301 2.70% 275 2.30%
$10,000 to $14,999 195 1.80% 303 2.70% 334 2.80%
$15,000 to $24,999 450 4.10% 452 4.10% 368 3.10%
$25,000 to $34,999 740 6.80% 380 3.40% 500 4.20%
$35,000 to $49,999 781 7.20% 822 7.40% 751 6.30%
$50,000 to $74,999 1,571 14.50% 1,405 12.60% 1,145 9.60%
$75,000 to $99,999 1,735 16.00% 1,523 13.70% 1,357 11.40%
$100,000 to $149,999 2,451 22.50% 2396 21.60% 2,515 21.10%
$150,000 to $199,999 1,556 14.30% 1,577 14.20% 1,912 16.00%
$200,000 or more 874 8.00% 1,956 17.60% 2,784 23.30%

Total households 10,870 11,115 11,941

Source: 2010 US Census, 2015 ACS Estimates, 2019 ACS Estimates

Table 13 below provides a comparison between all Franklin households to all households state-wide, by
household income category. According to the 2019 ACS, 18.7% of Franklin households had incomes less
than $50,000, compared to 32.6% State-wide; 28.3% of Franklin households had incomes less than
$75,000, compared to 46.8% State-wide.
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The number of households making over $200,000 has more than tripled (218.5% increase) since 2010 to
23.3% of Franklin's households, compared to 13.2% of all Massachusetts households. Nearly 39.3% of
households in Franklin earn $150,000 or more, compared to 23.4% state-wide. Franklin's per capita
income of $53,944 is 23.3% higher than the State-wide average.

Table 13: Household Income Franklin / State Comparison

2019 ACS

Household Income Percent of Percent of
Category Franklin Massachusetts

Households Households
Less than $10,000 2.30% 5.20%
$10,000 to $14,999 2.80% 4.20%
$15,000 to $24,999 3.10% 7.20%
$25,000 to $34,999 4.20% 6.70%
$35,000 to $49,999 6.30% 9.30%
$50,000 to $74,999 9.60% 14.20%
$75,000 to $99,999 11.40% 12.10%
$100,000 to $149,999 21.10% 17.80%
$150,000 to $199,999 16.00% 10.20%
$200,000 or more 23.30% 13.20%

Source: 2019 ACS Estimates

Table 14 below provides a summary of households with social security income, retirement income, or
other income or benefits.

Table 14: Percent of Households with Other Income & Benefits

Income Description Franklin Massachusetts
Households Households

Households with Social Security Income 25.7% 30.1%
Mean Social Security Income $21,225 $19,551
Households with Supplemental Security Income 1.2% 6.0%
Mean Supplemental Security Income $7,068 $10,331
Households with Retirement Income 21.0% 17.9%
Mean Retirement Income $26,805 $30,791
Households with Cash Public Assistance 0.4% 2.7%
Households with Food Stamp/SNAP Benefits 4.2% 11.7%

Source: 2019 ACS Estimates

Digging deeper into Franklin’s household income data shows that according to the 2019 ACS there is a
significant difference between the income of family households and non-family households. The median
income of franklin’s family households is $148,762, compared to a median household income of $54,314
for non-family household.

The median earnings for a male full-time year round worker was $92,602 in 2019, 36% higher than the
female full-time year round worker’s $68,065. State-wide male full-time year round workers make
approximately 22.5% more than females.
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Residents Living in Poverty

Although any Franklin family living in poverty is unfortunate, the Town has substantially less families in
poverty than the State-wide average. Table 15 below provides a summary. The household category in
Franklin with the highest poverty rate is Families with female householder, no spouse present, with
children of the householder under 18 years.

Table 15: Families and Individuals with Income Below Poverty Level (2019)

o N Franklin Massachusetts
Family/Household Description Households Households

All Families 2.5% 7.0%
Families with related children of the householder under 18 years 4.5% 11.1%
(F);:]rlr;llles with related children of the householder under 5 years 1.3% 10.1%
Married couple families 1.5% 2.9%
ll:/lnadr:refgc\;)euapilse Families with related children of the householder 5 4% 3.3%
Families with female householder, no spouse present 11.4% 22.1%
With related children of the householder under 18 years 18.1% 31.5%
All people 4.0% 10.3%
Under 18 years 5.1% 13.2%
Related children of the householder under 18 years 4.8% 12.8%
Related children of the householder under 5 years 8.6% 14.4%
Related children of the householder 5 to 17 years 3.8% 12.2%
18 years and over 3.7% 9.6%
18 to 64 years 3.3% 9.7%
65 years and over 5.4% 9.0%
Unrelated individuals 15 years and over 13.0% 21.4%

Source: 2019 ACS Estimates
1.1.4 Land Characteristics
Developable Residential Land Area

According to the Town’s GIS database, Franklin’s land inventory is approximately 26.66 square miles
(16,995 acres) and has 14,063+ acres (21.9 sg. mi.) of residentially zoned land. A substantial amount of
the Town’s residentially zoned acres are protected permanently. The Commonwealth of Massachusetts
owns 828.8 acres of land in Franklin, most of which is State Forest, and the U.S. government owns 405
acres, most of which is part of the US Army Corp of Engineers managed Charles River Natural Valley
Storage Area. Metacomet Land Trust owns 58.9 acres. The largest property owner in Franklin is the
Town itself, owning 103 parcels that total 1787.4 acres. The majority of parcels are protected open
space, schools, parks or DPW managed sites.

Of the estimated 2,289 acres (13.4%) of residentially zoned land remaining available for residential
development, the average undeveloped lot size is 2.45 acres, and approximately 45% of lots are less
than % acre in size. See Table 16 below. According to a study by DPCD, there were 117 residential
parcels of land (1,808+/- acres) that are 5 or more acres in size that remain developable. The Cistercian
nuns of Mount Saint Mary's Abbey own 510.5 acres of the unprotected residentially zoned property, and
Dean College owns 90.4 acres.
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The 2,289 acres of unprotected residentially zoned property does not include properties that have a
Chapter 61A or 61B designation, which have temporary protection, the Town has first refusal to acquire
lands that have been enrolled in these real estate tax abatement program. There are 1079.8 acres of
Chapter 61property in Franklin, 930.7 acres of which are in either Rural Residential | or Rural Residential
Il zoning districts, and the balance (149.1 acre) is zoned industrial. Of the residentially zoned Chapter 61
properties Franklin Country Day Camp has just under 180 acres, and Franklin Country Club owns 115.3
acres.

Table 16: Characteristics of Developable Land in Franklin

Land Characteristics Amount
Total Assessed Land Area (all zones) 16,995 Acres
Total Land Zoned Residential 14,063 Acres
Remaining Land Available for Residential Development 2,289 Acres
Percent Remaining Land Available for Residential Development 13.40%
Number of Remaining Developable Parcels 933
Average (Mean) Developable Parcel Size 2.45 Acres
Number of Lots less than 0.5 Acres 45%

Source: Town of Franklin GIS Database

The amount of developable land for residential property, however, is not restricted to that zoned for
residential use. Commercial and industrially zoned properties have been developed for housing, in
particular, for Chapter 40B developments on industrially zoned land. There are also a substantial
number of residential units within the Town’s Commercial zoning districts, especially in the Downtown
area. Many lots, depending on their location, the type of zoning and density allowances, have the
potential for new and infill developments. Any residential development on these non-residentially
zoned lots would depend on site-specific characteristics including, access, adjacent uses, environmental
constraints, availability of utilities, property owners, and maybe most importantly zoning.

Despite existing and increasing challenges, Franklin is continually evaluating and reviewing both publicly
and privately owned parcels for potential purchase with aims towards both open space protection and
affordable housing production.

1.1.5 Town Infrastructure

Water Supply and Demand. Approximately 90% of the Town is serviced by the Town of Franklin’s public
water supply. Currently the Town of Franklin obtains its drinking water from 12 groundwater supply
wells. In addition to the supply wells, the Town operates 8 booster pump stations, 6 water storage
tanks, 2,000+ hydrants, 157 miles of water main and approximately 9,000 water services. The Town
pumps over 990,000,000 gallons of water per year. Current water use averages over 2.78 million gallons
per day (mgd), while permitted average daily demand is 3.20 mgd. The Town of Franklin continues to
address water supply, demand, and quality issues and needs as needed.

The Town is adopting measures to increase the efficiency of the water system as part of its overall
strategy to meet demand. In particular, the water department is addressing the amount of water loss to
the system by using various methods such as infiltration and inflow tests, to reduce loss. With these
plans to address the supply and demand and current projections, the Town of Franklin appears to be
able to support the projected population increase over the next 10 years (estimated to be as many as
35,867 persons in 2030).
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Sewer Service. Approximately 75% of the Town has public sewer. There are still a number of
undeveloped parcels in the Town that are eligible for extension or tie-ins to the sewer system. The Town
of Franklin sanitary sewer system is comprised of 137 miles of sewer pipe, 3,400+ manholes and 23
pump stations. Sewage from the Municipal system is conveyed to the Charles River Pollution Control
District in Medway for treatment. The existing sewer infrastructure is generally considered to be in good
condition; however the Town has identified a few areas including one of its main interceptors that will
need substantial maintenance or replacement in order to maintain the capacity of the system. The
Beaver Street Interceptor project needs to be engineered, funded and constructed in the near future,
which will likely increase sewer rates within a couple years. Without implementation of the
improvement project, future housing development could eventually be curtailed in areas unable to
install individual onsite septic systems.

Stormwater. The Town is required under federal law to begin implementing a long-term 20 year
mitigation plan to improve the quality of stormwater discharge into the Charles River; to manage this
effort the Town is working to create a new Stormwater Utility. This utility will not slow development of
residential housing, but there will be small stormwater utility fees based on the amount of impervious
lot coverage.

Roads and Sidewalks. The Town has an aging roadway system which is challenging to keep in a well
maintained condition. The Town regularly assesses roadway improvements needed, and ranks them
based on in field observation and its roadway rating system. A certain number of the most challenging
roadways are addressed each year with reconstruction; utilities needing replacement/maintenance are
addressed a year in advance of the roadway/sidewalk improvements.

School System. Franklin’s Public School System is in excellent condition and includes a fairly new High
School, and excess capacity in each grade level; there will likely be excess capacity for the next decade.

Emergency Services. The Town is fortunate to have outstanding emergency services. The Metacomet
Emergency Communications Center (MECC), which went in service 2019, provides police, fire,
ambulance and rescue dispatching services to the towns of Franklin, Norfolk, Plainville, and Wrentham.
Medical emergencies account for over 60% of Franklin Fire Department’s emergency responses. Both
the Fire and Police Departments have more than 50 full time professional employees providing round
the clock service. Continued investment is needed to maintain a high level of service; a new Police
Headquarters will be needed in the fairly near future.

1.1.6 Development Constraints and Limitations
Natural & Physical Constraints

The majority of remaining residentially zoned unprotected parcels in Franklin have at least some
development constraints in the form of wetlands, flood zones, ledge or similar physical constraint.
However, several hundred additional single family homes could still be permitted and constructed,
based on existing zoning.

Funding Constraints

The Town is limited in its ability to provide cash funding for new affordable housing units. The Town’s
Municipal Affordable Housing Trust (MAHT) has gifted land and cash to support development of one
large senior housing development as well as a small number of single unit projects. Currently the MAHT
is working with JNJUHL & Associates to develop an additional senior housing development (Franklin
Ridge); the Trust has already committed the required land and $500,000 for this project.
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As a Housing Choice Community the Town will continue to apply for HCC capital grants in order to assist
the affordable housing developers accomplish their goals. The Town has been awarded a $201,000 FY21
HCC grant to construct the water distribution system improvements needed for the Franklin Ridge
project.

This past year the Town's residents voted to support the CPA, which will provide additional affordable
housing funding in the near future.

Regulatory Constraints

Zoning. The Town has seen substantial development during recent decades, but there is still ample
residentially zoned property to support addition residential development in the form of single family
residential subdivisions and some infill on residentially zoned parcels. However, given the majority of
very low income, low income, and moderate income families cannot afford new single family homes on
large lots in Franklin, the Town’s zoning regulations may need modification in order to increase the
number of lower cost housing units. The Town is currently considering an Inclusionary Housing Bylaw,
as well as potential changes to the allowed housing density in certain Zoning Districts. The Town hopes
to contract with the MAPC for their technical assistance in providing a zoning audit and other related
planning services before June 2021.

1.1.7 Housing Stock Assessment

The following section reviews Franklin’s current housing supply and how it has changed over the past
decade. Understanding housing type, age, tenure, and recent development will contribute to an
understanding of current needs and goals for Franklin’s future.

Characteristics of the Housing Stock

The Town of Franklin is situated like many typical New England communities; a town common
surrounded by residences built in the mid to late-1800’s, with churches, a post office and library all
within walking distance of the commercial center and numerous stores and restaurants. Some of the
brick-faced businesses on the first floor of the commercial center have condominium or apartment units
located on upper floors bringing people into the town center to shop and gather.

Radiating out from the Downtown Commercial center are various neighborhoods, with single-family and
multi-family turn of the century homes. Surrounding the Town Common is the Franklin Town Common
Historic District and the Dean College Historic District. Both of these historic districts contain homes
built in the early 1800’s and have played a significant role in defining Franklin’s character. In addition to
rental units, condominium, single-family and multi-family homes found in and around the Downtown,
there are also various residential structures and dormitories associated with housing for Dean College
students.

Further away from Franklin’s Downtown, the housing boom of the 1980s and 1990’s becomes easily
apparent, when over 5,100 residential structures were built. During this period, large scale subdivisions
were constructed with significantly sized, single-family houses, most with 3 or more bedrooms. A mix of
older homes, new subdivisions, and protected open space are located throughout the Town; several
working farms are still operating. The Town of Franklin’s Zoning Map and a Map of Franklin’s
subdivisions including affordable housing developments are included in Attachment F.

Housing Type & Age

Approximately 41% of Franklin’s housing stock was built before 1980, with 14.8% of homes having been
constructed prior to 1949. While there are a number of aging homes in Franklin, there is a substantial
number of relatively new housing. Between 1980 and 1999 Franklin saw tremendous growth in housing
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construction; approximately 42% of Franklin’s housing stock was constructed during that 20 year period.
In comparison, the next two decades saw substantially less housing development; even so between
2000 and 2010 over 1,400 new housing units were built, and since the 2010 Census building permits for
another 1,295 housing units were issued. Table 17 below contains data from the 2019 ACS and does not
have an accurate number for houses Built 2010 or Later; the actual number is roughly twice the 615
units listed. More accurate numbers will be available once the 2020 Census data is released.

Table 17: Age of Franklin’s Housing Stock

Year Structure Built Number Percent
Built 2010 or Later 615 5.0%
Built 2000 to 2009 1,419 11.6%
Built 1990 to 1999 2,832 23.2%
Built 1980 to 1989 2,283 18.7%
Built 1970 to 1979 1,181 9.7%
Built 1960 to 1969 1,469 12.0%
Built 1950 to 1959 610 5.0%
Built 1940 to 1949 224 1.8%
Built 1939 or earlier 1,559 13.0%
Total Housing Units 12,192 100.0%

Source: US Census 2019 ACS Estimates

Figure 4 below compares Franklin’s historic housing development to adjacent communities. Franklin
had the highest number of housing units built in all time periods displayed, with the exception of
Bellingham during 1940-1959.

Figure 4: Regional Housing Units by Year Built
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Metropolitan Area Planning Council, 2017

Construction of multi-family housing units in Franklin before 2000 was fairly low; building permits issued
for the construction of multi-family housing units infrequently exceeded 20 per year. During the last 20
years there have been fairly substantial increases in multi-family housing. In 2002 Franklin Commons
located on Gatehouse Lane was constructed; the housing development contains 96 units. In 2004 the
majority of the 300 multi-family units at The Residences at Union Place on Independence Way were
constructed. Two senior living/assisted living facilities have been constructed: 136 units at Magnolia
Heights at 485 E. Central Street, and 86 units at The Enclave at 656 King Street in 2012. More recently
two large apartment complexes were permitted, one being a Chapter 40B project containing 280 rental
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apartments in 2015, and the other a transit orientation development containing 257 rental apartments
in 2017, and two condominium developments were constructed, 55 units on East Central Street starting
in 2014, and 96 units on Pond Street starting in 2017.

Number of Housing Units and Units in Structure

In 2000, approximately 70.3% (7,262 units) of the Town'’s total housing stock were single-family homes,
while two-family homes comprised 11.4%. Only 3.8% of housing structures contained greater than 20
units while 3.7% of housing structures had 10 to 19 units.

The majority of Franklin’s housing are single family homes, and recently the percent of single family
homes is increasing slightly (65.7% in 2010; 66.6% in 2019). Table 18 below shows the distribution of
housing units in Franklin according to US Census Bureau estimates for 1990, 2000, 2010 and 2019.

Table 18: Number of Housing Units Per Building

Units in Structure Year
1990 2,000 2010 2019
Total Housing Units 7,692 10,327 11,261 12,192
1, detached 4843 7,262 7,400 8,118
2 1136 1,186 1,561 1758
3or4 451 576 408 526
5to9 604 554 545 353
10to 19 347 348 493 489
20 or more units 197 401 854 921
Mobile home or trailer 7 0 0 0
Other 107 0 0 27

Sources: U.S. Census Bureau Data: Census 2000 File 3 (SF-3). Table H30. Units in structure.
2008-2015 ACS, 2019 ACS

Size of Existing Housing Units

Table 19 below provides a summary of the number of rooms per housing units. 3.7% of housing units in
Franklin have 2 rooms or less, and 10% of housing units have 3 or less rooms. The median number of
rooms per housing unit in Franklin is 6.8. The Town has many large single family homes; almost a

quarter (24.1%) of Franklin’s housing units contain 9 or more rooms.

Table 19: Number of Rooms Per Housing Unit

Number of Rooms Housing Units Percent
1room 164 1.3%
2 rooms 293 2.4%
3 rooms 763 6.3%
4 rooms 1,434 11.8%
5 rooms 1,106 9.1%
6 rooms 1,844 15.1%
7 rooms 1,603 13.1%
8 rooms 2,052 16.8%
9 rooms or more 2,933 24.1%

Total housing units 12,192 100.0%

Source: US Census 2019 ACS Estimates
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Table 20 below provides a summary of the number of bedrooms per housing unit. 67.8% of Franklin’s
housing units contain 3 or more bedrooms. The average (mean) number of bedrooms per housing unit
in Franklin is just under 3 (2.97 bedrooms).

Table 20: Bedrooms per Housing Unit

Number of Bedrooms Housing Units Percent
No bedroom 211 1.70%
1 bedroom 1,047 8.60%
2 bedrooms 2,669 21.90%
3 bedrooms 4,050 33.20%
4 bedrooms 3,421 28.10%
5 or more bedrooms 794 6.50%

Total housing units 12,192 100.0%

Source: US Census 2019 ACS Estimates
Housing Tenure: Renter/Owner-occupied

In 2010 there were 11,394 housing units in Franklin, of which, 96.5% (10,995) were occupied; 79.68%
were owner-occupied (8,761 units) while 20.32% were renter-occupied (2,234 units). According to the
2019 ACS, since 2010 an additional 798 housing units were added to Franklin’s housing inventory. The
vast majority of Franklin’s housing stock is owner-occupied. Table 21 below provides a summary of
housing tenure since 1990.

Table 21: Housing Tenure in Franklin, 1990 to 2019

Percent Percent Percent Percent
Housing Tenure Ct?'ligs of Total Cze?'lggs of Total CZ?\igs of Total ZAO(::l : of Total
OHU OHU OHU OHU

Total Housing Units 7,692 10,327 11,394 12,192
Occupied Housing Units (OHU) 7,406 10,152 10,995 11,941

Owner-occupied units 5,609 | 75.74% 8,261 | 81.37% 8,761 | 79.68% 9,631 | 80.65%

Renter-occupied units 1,797 | 24.26% 1,891 | 18.63% 2,234 | 20.32% 2,310 | 19.35%
Vacant Housing Units 286 175 399 251

Average Household Size

Owner-occupied units 3.06 3.06 2.95 2.89
Renter-Occupied units 2.22 1.95 2.07 1.87

Source: United States Census Bureau

The percent of owner occupied and rental occupied units have stayed fairly stable over the 30 year
period. In 2019, 97.9% of Franklin’s housing units were occupied, up from 96.5% in 2010; 80.65%
percent of the occupied units were owner-occupied and 19.35% were renter-occupied.

As shown in Table 21 above, the average household size of both owner-occupied and renter-occupied
housing units has decreased in recent decades. The average household size of owner-occupied housing
units has decreased by 5.6% since 1990, and the household size of renter-occupied units decreased by
15.8% to 1.87.

Vacancy

According to Census data shown above in Table 21, the Town’s vacancy rate is a very low 2.1%, down
from 2.7% in 2015 and 3.5% in 2010. Though comparable to the surrounding towns, Franklin’s rate of

24



vacancy was lower. According to the 2019 ACS, rental vacancy rates are at 3.2%, down from 4.2% in
2015 and 11.7% in 2010.

Assessment of Recent Housing Development

Since Franklin’s last Housing Production Plan was finished in 2011 the Town has seen a substantial
number of housing developments permitted and constructed. Franklin DPCD has regularly assessed the
Town’s housing development by tracking permitted projects and number of building permits issued. To
obtain input on the Town’s housing needs DPCD has attended various meetings to discuss housing
strategies, provide updated information, and ask for input. On January 13, 2021 DPCD provided Franklin
Town Council’s Economic Development Subcommittee with a presentation of its most recent Housing
Production Assessment. The presentation is included in Attachment E.

Residential Unit Building Permits. Between 2010 and 2015, Franklin issued building permits for 488
new housing units. Of the total building permits issued during this period, 208 were for single-family
housing, 63 units were small condominium developments with 2-family buildings and or 3-4 family
buildings, and 222 housing units were senior living/assisted living facilities - 136 units at Magnolia
Heights at 485 E. Central Street, and 86 units at The Enclave at 656 King Street. Not counting Magnolia
Heights and The Enclave, the Town issued building permits for 264 residential units over the six year
period, an average of 44 units per year. More recently housing development has increased with
permitting of two condominium developments and two large scale apartment complexes, one of which
is a 40B affordable apartment project.

During the 11 year period from 2010 through 2020 the Town’s Building Department issued building
permits for 1,295 housing units. See Table 22 below. New Housing Starts (building permits for housing
units) were substantially slower in 2020 with only 12 housing units permitted, however this was likely a
temporary slowdown due to the pandemic.

Table 22: Building Permits Issued 2010-2020,
New Housing Starts Per Year

Calendar Year Housing Units Notes

2010 31
2011 57
2012 134 Includes 86 units at 656 King Street
2013 183 Includes 136 units at 485 E. Central
2014 48
2015 35
2016 316 Includes 280 units at Weston Woods
2017 52
2018 354 Includes 257 apartments on Dean Ave
2019 73
2020 12

Total Permits 1,295

Source: Town of Franklin Building Commissioner.

Table 23 provides a partial list of recently completed housing developments and Table 24 provides a list
of housing projects that are currently under construction.
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Table 23. Planning Board and ZBA Approvals:
Recently Completed Housing Projects

Name Location Type Units Year Approved
Boudreaux Estates South St. Single Family 3 2004
Lakeview Estates Brandywine Rd Single Family 2 2009
Villages at Cook's Farm East Central St. Condo, Detached 55 2014
Winter Gardens Jenna Way Single Family 5 2014
Westerly West Central St. Apartments (40B) 280 2015
Union Meadows Upper Union St. Single Family 7 2016
Rolling Brook Estates Lincoln St. Single Family 9 2016
Dean Ave Apartments Dean Ave Apartments 257 2017
Pond Street Condos Pond St. Condo 96 2017
Maple Preserve Maple St. Single Family 10 2017
Acorn Hill Estates Acorn Place Single Family 4 2017
Main Street Apartments 70 East Central St. Condo 12 2018
116 Alpine St Alpine Condo 4 2018

Total 744
Source: Town of Franklin Department of Planning & Community Development.
Table 24. Planning Board and ZBA Approvals

Housing Projects Permitted and Currently Under Construction

Name Location Type Units
Bogan Estates Washington St. Single Family 4 (1 Built)

Countryside Estates Prospect St. Single Family 9 (5 built)
Mine Brook Margret's Cove Single Family 6
Chestnut St. Apartments Chestnut St. Rental 10
Marcus Properties 340 E. Central St. Rental 104

Total 133

Source: Town of Franklin Department of Planning & Community Development.

Housing development does not appear to be slowing down. Table 25 is a list of housing projects that
have been permitted but construction has not begun. Three of the six housing developments listed will
contain SHI eligible affordable housing units once completed.

Table 25. Housing Projects Permitted, Not Constructed

Name Location Type Units

Uncas Ave Extension Uncas Ave Duplex 18
Madalene Village Cottage St. Townhouses 32
Franklin Ridge Panther's Way Rental 60
Chestnut Senior Village Chestnut St. Condo 27
West Central Street 278 W. Central St. Single Family 4
Maple St - LeBastie Land Maple St. Single Family 58

Total 199

Source: Town of Franklin Department of Planning & Community Development.
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It is expected that some of the permitted projects in Table 25 will begin this year, and there are other
proposed projects that will likely seek Planning Board approval. See Table 26.

Table 26: Potential Housing Developments

Name Location Type
Schmidt Farm Prospect St.
Eastern Woods 725 Summer St. Single Family
Olam Estates 900 Washington St. Single Family
94 East Central St East Central St. Condos

Source: Town of Franklin Department of Planning & Community Development.
Number of Residential Housing Units in Franklin

There have been a substantial number of housing units permitted and constructed between 2010 and
2020, and more are on the way. As mentioned above approximately 1,295 housing units were
constructed in the last 10-11 years, representing an 11.4% increase.

The Town is unsure of the exact number of units, but Table 27 below provides an estimate. The
estimated number of current housing units is based on the 2010 Census, and Building Permits for new
housing units issued. The Town will know fairly soon how close the estimate is when results to the 2020
Census are released.

Table 27: Estimated Number of Housing Units

Number of Housing Units in Franklin, January 2021

Date/Year Housing Units

Units Counted During 2010 Census
April 2010 11,350

New Housing Starts
2010 - 2020 1,295

Estimated Total Number of Housing Units
January 1, 2021 12,645

Source: Town of Franklin Department of Planning & Community Development.

1.1.8 Assessment of Current Housing Market

The cost of housing throughout the country continues to climb, making it much more difficult for
individuals and families with moderate household income to purchase, especially for hopeful first time
homeowners. Franklin’s Department of Planning & Community Development obtained housing market
data from a variety of sources, and has attempted to convert a substantial amount of data into a fairly
easy to understand summary below. All data and charts in this section of the HPP were obtained from
either Zillow (www.zillow.com), Massachusetts Association of Realtors (www.marealtor.com), or Redfin
(www.redfin.com), unless otherwise noted.

Current Home Prices

Typical Home Values. According to Zillow the typical value of homes in the United States as of January
2021 was $269,039. This value is seasonally adjusted and only includes the middle price tier of homes.
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United States home values have gone up 9.1% over the past year and Zillow predicts they will rise 10.1%

in the next year.

The typical value of homes during January 2021 in Massachusetts was $474,673. Again, this value is

seasonally adjusted and only includes the middle price tier of homes. Massachusetts home values have

gone up 10.4% over the past year, and up 51.6% since April 2011 when the typical home value in the

State was $313,000.

As shown on Figure 5 below the typical home value in Franklin is $501,000, which is an 11.1% increase

since January 2019, and a 40.7% increase since April 2011 when the typical home value in Franklin was

$356,000.
Figure 5: Typical Home Values, Massachusetts & Franklin
Jan 2021 — Massachusetts $474K — Franklin $501K
$521K
F441K
$361K
$281K
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Source: Zillow, www.zillow.com/home-values/

Figure 6 below compares typical home values during January 2021 in Massachusetts (5474,673) and

Franklin (5501,000), to three of Franklin’s neighboring communities.

Figure 6: Typical Home Values, Massachusetts, Franklin
& Three of Franklin’s Neighbors

Jan 2021 — Massachusetts $474K — Franklin $501K Bellingham $377K — Wrentham $540K
— Milford $403K
$569K
452K
$335K
$219K
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Source: Zillow, www.zillow.com/home-values/
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Median Sales Price. As mentioned above, the “typical value of homes” is a value that is seasonally
adjusted and only includes the middle price tier of homes. The actual median sales price of all houses
sold is actually different and normally higher; the median sales price is a “Point at which half of the sales
sold for more and half sold for less, not accounting for seller concessions, in a given month”.

Single Family Home Values. According to Zillow the median price in the United States for a single family
home is $310,000; the median single family home in the Massachusetts is $531,000, which is 71% above
the country’s average. Figure 7 below compares single family home values during January 2021 in the
United States ($310,000) and Massachusetts ($531,000), to Norfolk County and the Town of Franklin.
Franklin’s single family home value ($549,000) has been consistently higher than the Massachusetts
value, but is substantially lower than the Norfolk County single family home value ($686,000).

Figure 7: Single Family Home Value Comparison
U.S., Massachusetts, Norfolk County & Franklin

Jan 2021 — United States $310K — Norfolk County $686K Massachusetts $531K — Franklin $549K

$736K

//——// #535K

$335K

-

$134K
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Franklin X

Source: Zillow, www.zillow.com/home-values/

Condominium Values. According to Zillow the median value of condominiums in the U.S. during January
2021 was $341,000, 7.9% higher than in January 2019 when the median value was $316,000. Figure 8
below shows that the January 2021 Median Value of Condominium in Massachusetts was $463,000; the
value of condominiums in the Town of Franklin was $358,000, 14.7% higher than in January 2019 when
the median value in Franklin was $312,000, and approximately 46% higher than January 2011.

Figure 8: Median Value of Condominium, Massachusetts & Franklin

Jan 2021 — Massachusetts $463K —— Franklin $358K

$485K

$395K

$304K

$274K
2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Source: Zillow, www.zillow.com
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The current housing market is very challenging for individuals looking to purchase a home. Some may
say it’s never been a worse time to buy, especially for first time home owners with moderate income.
DPCD has utilized data collected monthly by the Massachusetts Association of Realtors (MAR), which is
provided on the MAR website (www.marealtor.com). MAR’s Monthly Indicators report for February
2021 is included in this document as Attachment G. The data provided are the current (February 2021)
housing market indexes, compared to that of a year ago (February 2020). The information in the
remainder of this section was taken directly from MAR’s Monthly Indicators report. In addition to
median sale prices mentioned above, MAR utilizes several other indexes to gage the health of the
Massachusetts housing market. Below are summaries of several important measures.

Closed Sales

Closed Sales, a measure of home sales that were closed to completion during the month, increased 8.1
percent for single-family homes and 6.0 percent for condominium properties from the previous year.

Percent of Original List Price Received

The Percent of Original List Price Received is the total of all sold prices, divided by the total of all original
prices listed. Currently the Percentage is at 99.8%, (up 4.1% from February 2020), and sellers are
frequently receiving offers for above the original prices listed and receiving multiple offers. Itis
definitely a sellers’ market; from September 2020 through December 2020 the Percent of Original List
Price Received was at or above 100%.

Cumulative Days on Market Until Sale

Cumulative Days on Market Until Sale is the average number of calendar days from when a listing is first
listed to when a property goes into the last pending status before it is sold. The Cumulative Days on
Market Until Sale for single family homes was 50 days during February 2021, down 36.7% from the
previous year. The average for the last 12 months was at 49 days, down 19.5%. For condominiums the
average for the last 12 months was at 51 days, down 5.7% from the previous year.

New Listings

New Listings is a measure of how much new supply is coming onto the market from sellers. It is
calculated by counting all listings with a list date in the reporting period. New Listings were down 31.4
percent for single-family homes and 3.8 percent for condominium properties from a year ago.

Inventory of Homes for Sale

Inventory of Homes for Sale is simply the number of homes available for sale at a given time. The
availability of homes for sale has a big effect on supply-demand dynamics and home prices. Figure 9
below shows there were only 3,167 single family homes on the market in Massachusetts at the end of
February 2021, down 68.4% from the previous year.
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Figure 9: Inventory of Homes for Sale

February Yor Yor

Single-Family ~ Change  Condominium  Change

12’105 March 2020 10,610 -15.3% 4118 -8.4%

April 2020 10424 -241% | 4217 -144%

May 2020 10522 -333%| 4516 -17.6%

June 2020 9587  -408%| 4685 -16.0%

July 2020 0485  -41.6% | 4800 -10.0%

August 2020 840 -451% | 4681 -71.2%

September 2020 BATY  -47.3%| 5266 -5.8%

4174 3.834 October 2020 8049 -480%| 5305 -3.6%

November 2020 6,638  -49.8%| 4614 -2.5%

2,545 December 2020 4732 -536%| 3288 -10.7%

January 2021 3963 -59.0%| 2971 -195%

February 2021 3,167 -684% ) 2545 -336%

2019 2020 2021 2019 2020 2021 Average 7814 -40.8% 4240 -11.9%
+7.0% -111% - 68.4% +234% -8.1% - H.6%

Single-Family Condominium

Source: Monthly Indicators report for February 2021, Massachusetts Association of Realtors, www.marealtor.com

The low inventory of homes for sale is not only in Massachusetts, but throughout the country. According
to Redfin.com, during January 2021 there were 696,312 residential homes for sale in the United States,
less than 50% from the previous year, and roughly one third of the homes for sale in June 2016. See
Figure 10 below.

Figure 10: Homes for Sale in the United States

Source: Redfin, www.redfin.com/us-housing-market
Months Supply of Inventory

Months Supply of Inventory is the inventory of homes for sale (at the end of a given month) divided by
the average monthly pending sales from the last 12 months. As Figure 11 below shows there is currently
less than one month’s supply (0.6 month supply) of single family homes in inventory, and approximately
1.3 month’s supply of condominiums. Months Supply of Inventory decreased 71.4 percent for single-
family units and 35.0 percent for condominium units.
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Figure 11: Months Supply of Inventory, Massachusetts

Historical Months Supply of Inventory by Month

15 k PARRAZ
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Source: Monthly Indicators report for February 2021, Massachusetts Association of Realtors, www.marealtor.com

According to MAR, February 2021 housing supply numbers represent the “lowest number of single-
family homes and condominiums for sale since MAR began reporting the data in 2004”. Housing supply
is very low, and very highly priced.

Housing Affordability Index

The Housing Affordability Index is a measure of how affordable a region’s housing is to its consumers. A
higher number means greater affordability. The index is based on interest rates, median sales price and
average income by county. As an example, an index of 120 means the median household income is
120% of what is necessary to qualify for the median-priced home under prevailing interest rates. A
higher number means greater affordability. When the index is below 100, median household income is
less than what is necessary to qualify for the median-priced home. During February 2021 MAR reported
an index of 90 for single family homes (down 15.1% from February 2020), and a 98 for condominiums
(down 4.9% from 2020). Therefore, using the Housing Affordability Index, the current median household
income in the region (Massachusetts) is approximately 90% of what is necessary to qualify for a median-
priced home under prevailing interest rates.

Mortgage Interest Rates

According to the MAR Monthly Indicators report for February 2021 mortgage interest rates are slightly
higher in February 2021 than in recent months, but are still below February 2020 levels. The MAR report
also states that interest rates may rise a bit further in coming weeks, but according to Freddie Mac chief
economist Sam Khater, “while there are multiple temporary factors driving up rates, the underlying
economic fundamentals point to rates remaining in the low 3 percent range for the year. With rates still
at historically low levels, home sales are unlikely to be significantly impacted, though higher rates do
impact affordability”.
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1.2 Housing Affordability

As discussed above, the Housing Affordability Index is a measure of how affordable a region’s housing is
to its consumer. The current median household income in Massachusetts is approximately 90% of what
is necessary to qualify for a median-priced home under prevailing interest rates. So currently
households with median income are not making enough to buy the median-priced home; according to
the 2019 ACS, well over 40% of Franklin households are below the median income level for the region.
Putting together a 10% down payment for the median priced home in Franklin is a major struggle for
anyone looking to purchase a first home.

Home Ownership Affordability: Gap Analysis. Similar to using the Housing Affordability Index as a
measure of how affordable a region’s housing is to its consumers, a home ownership gap analysis is a
way to measure home ownership affordability to determine the difference between two figures:

1) ‘Buying Power’ based on the income of an individual buyer in the same community or region as
the home being sold, and
2) The sales price of the home.

This information is used to determine the disparity or “gap” between sales and the buying power of the
potential owner. By looking at what people can afford, based on available demographic information, a
picture emerges of how difficult it would be for a family with a certain income to settle into a
community.

Homeowners typically pay monthly housing costs, which usually consist of a monthly mortgage
payment, taxes, and insurance. However, equity or cash that must be used in most cases as a down
payment for a new house is also necessary to enter the Franklin housing market. Conventional
underwriting standards usually offer mortgages with a 30-year payment period and require a 10% down
payment. Even though mortgage rates are currently low, high demand for homes, record high home
prices, and very low supply of homes makes owning a home more than a little challenging, especially for
individuals or families just entering the market.

Cost Burden as a Measure of Housing Affordability

Housing affordability can be measured by the ability of households to pay a mortgage or rent as a
certain percentage of income. Housing Cost Burden is the ratio of housing costs to household income:

e For renters, housing cost is gross rent (contract rent plus utilities)

e For home owners, housing cost is "select monthly owner costs" which includes mortgage
payment; utilities; association fees; insurance; and real estate taxes.

To estimate the number of households that are cost burdened DPCD utilized the HUD’s Comprehensive
Housing Affordability Strategy (CHAS) (https://www.huduser.gov/portal/datasets/cp.html). "The
primary purpose of the CHAS data is to demonstrate the number of households in need of housing
assistance". Among other things CHAS data uses identify households in each community that "have
income low enough to qualify for HUD’s programs (primarily 30, 50, and 80 percent of median income)".

As shown in Table 28 below approximately 3,020 of Franklin households (26.7%) may qualify for
affordable housing programs, including purchasing housing units on Franklin’s SHI, based on income.
Households in Franklin making income under 80% of AMI (area median Income) may qualify for
purchase of housing unit on Franklin’s SHI, but they many times do not qualify for a mortgage. Table 29
is a table of affordable housing income limits for the Franklin region.

33


https://www.huduser.gov/portal/datasets/cp.html

Table 28: Franklin Households Qualifying for Affordable Housing Programs

Income Distribution Overview Owners | Renters Total
Household Income <= 30% HAMFI 315 635 950
Household Income >30% to <=50% AMFI 720 345 1,065
Household Income >50% to <=80% AMFI 790 215 1,005
Household Income >80% to <=100% AMFI 815 260 1,075
Household Income >100% AMFI 6,540 655 7,195
Total 9,180 2,105 11,290

Definition: AMFI - Area Median Family Income
Source: HUD CHAS Data, www.huduser.qov/portal/datasets/cp.html, 2013-2017 ACS

Table 29: FY 2020 Affordable Housing Income Limits

Boston-Cambridge-Quincy, MA-NH HUD Metro FMR Area
Extremely Very
Household Low Income Low Income Low Income
Size (30% AMI) (50% AMI) (80% AMI)
1 Person $26,850 $44,800 $67,400
2 Person $30,700 $51,200 $77,000
3 Person $34,550 $57,600 $86,650
4 Person $38,350 $63,950 $96,250
5 Person $41,450 $69,100 $103,950
6 Person $44,500 $74,200 $111,650
7 Person $47,600 $79,300 $119,350
8 Person $50,650 $84,450 $127,050
Source: HUD

Housing affordability is a major challenge to many residents in Franklin, as it does across Massachusetts
at large, with increasing real estate prices outstripping area wage growth. The affordability gap
displayed underscores the increasing need for housing that is affordable to the area workforce.

Franklin’s Chapter 40B Subsidized Housing Inventory

The Subsidized Housing Inventory (SHI) is the List of Affordable Housing Units that Massachusetts
Department of Housing & Community Development (DHCD) Uses to Calculate a Community’s
percentage of Affordable Units for Chapter 40B purposes. If the SHI is at 10% or better the community is
not susceptible to housing development proposals that seek to override the Town’s zoning regulations
through the ZBA Comprehensive Permit process (So-called 40B Projects).

Table 30 provides a summary of the Town’s SHI status. As of December 21, 2020 Franklin had 1,357
affordable housing units on its SHI; 11.96% of the Town’s total year-round housing units are on the
Chapter 40B Subsidized Housing Inventory and the Town is therefore in compliance with Chapter 40 B.
The Town has had two large housing developments added to the SHI in recent years. Franklin ZBA
approved a Comprehensive Permit Application for Weston Woods (1330-1342 W. Central St.) in
September 2015, resulting in 280 apartments (over 25% increase) being added to Town’s SHI. During
2017 MassDevelopment provided financing to Glen Meadow apartment complex, resulting in 288 units
being added to Franklin’s SHI (over 20% additional increase, to 11.89%). Glen Meadow had 26 housing
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units on the Town’s SHI in 2010 that expired in 2016; the MassDevelopment funding restored the 26
units and added the remaining 262 units to Franklin’s SHI.

Table 30: Franklin's SHI Status

Franklin's SHI Status "l'fn‘::;?;g 10%  |SHI Units l/j:‘l't"s' S:': 2'1";?
MA DHCD SHI - Aug. 2011 11,350 1,135 1,015 8.94% -120
MA DHCD SHI - March 2017 11,350 1,135 1,061 9.35% -64
MA DHCD SHI - June 2017 ® 11,350 1,135 1,349 | 11.89% 214
MA DHCD SHI - Nov. 2019 11,350 1,135 1,356 | 11.95% 221
MA DHCD SHI - Dec. 2020 11,350 1,135 1,357 | 11.96% 222

@ Total Housing Units Based on 2010 Census
) Weston Woods (280 Units) & Glenn Meadow (288 Units) Added

The Town is not immediately under pressure to increase the number of affordable units on its SHI.
However, the Town of Franklin’s total year-round housing units are based on the 2010 U.S. Census, and
hundreds of housing units have been permitted and constructed over the last 11 years. According to
Town estimates, the Town of Franklin will likely still have over 10% affordable units on its SHI, but the
percent will likely be much lower than the 12% mentioned above. Once the Town receives its 2020
Census data this HPP will be updated and if necessary the updated plan will be resubmitted to DHCD for
review and re-approval. Table 31 below is an estimate of the percentage of SHI units that will actually
be on the SHI once DHCD updates their numbers to include 2020 housing unit data. DPCD estimates the
Town’s year round housing inventory to be approximately 12,645 during the 2020 Census.

The Town will likely have well over 10% SHI units during the 2020 U.S. Census, so the Town is not under
immediate pressure to increase the number of SHI units. However, at least some action should be
undertaken by the Town to assure the 10% affordable level is maintained in 2030 and beyond. See Table
31 below.

Table 31: Estimate of SHI Percent Once 2020 Census Data is Utilized

. Housing SHI Units % SHI  |SHI Units >
1 1 0,

ARG Sl e Units 0% | Nov.2019 | units | or<10%
MA DHCD SHI - Nov. 2019 11,350 1,135 1,356 | 11.95% 221
New Housing Starts: 2010 -2020® 1,295
Estimated Number of Housing Units
during 2020 Census'® 12,645 1,265 1,356 | 10.72% 92
New Housing Starts: 2020 -2030' 1,295
Estimated Number of Housing Units
during 2030 Census@ 13,940 1,394 1,356 9.73% -38

Source: Franklin DPCD
(a) Approximately 1,295 housing units added in 10-11 years, representing an 11.4% increase
(b) Estimated number of housing units based on 2010 Census data and Building Permits issued since 2010
(c) If the number of housing units increase during 2020 through 2030 the same as during 2010 - 2020, the Town
will have roughly 13,940 housing units during the 2030 Census
(d) Over the next 10 years the Town will need at least 39 additional SHI Units to stay over 10% in 2030
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The Town will likely have well over 10% SHI units during the 2020 U.S. Census, so the Town is not under
immediate pressure to increase the number of SHI units. However, at least some action should be
undertaken by the Town to assure the 10% affordable level is maintained in 2030 and beyond. If
development does not slow between now and the end of the decade, and the same number of housing
units are permitted and constructed as in the last decade, the Town will have roughly 13,940 housing
units during the 2030 Census. If no additional housing units are added to Franklin’s SHI, Franklin will
likely fall below the mandatory 10%. Fortunately three multifamily housing developments have been
permitted that would add 72 housing units to Franklin’s SHI: Franklin Ridge, Madalene Village and
Chestnut Senior Village. See Table 32 below.

Table 32. Permitted SHI Projected, Not Constructed

SHI Housing Development Total Units | SHI Units
Franklin Ridge 60 60
Madalene Village 32
Chestnut Senior Village 27 4

Totals 119 72

Source: Franklin DPCD

The Town regularly supports the work of housing organizations to increase the number of affordable
housing units in the community. The best example was the Town’s donation of 21.9 acres of land to the
MAMHT to create affordable housing; the property has been divided into three parcels and development
is being phased. In addition, Town staff work to identify Town-owned property that may be appropriate
for development of affordable housing by Franklin Housing Authority, Habitat for Humanity or other
organization, and works closely with land owners and developers to encourage inclusion of affordable
housing units in the development plans.

1.3 Housing Needs Projections

Based on the number of housing units already permitted in Franklin that once constructed would add
housing units to Franklin SHI, the Town is not under pressure to add affordable units to its SHI; however,
based on the analysis of demographics, household income, and housing market, the Town will need
additional affordable housing units in the future. The number of affordable housing units available for
residents with very low income and low income are not sufficient for current local and regional demand.
In addition, housing for moderate/middle income individuals are getting harder to find; purchasing a
home will continue to be more difficult if the housing supply in the region does not significantly
increase. Workforce housing is needed. Development of smaller housing units appear to be desired, as
they could be put on the market at a more affordable sale price, as long as zoning regulations are
modified to allow denser development. Mixed use development is becoming more desired by both
seniors and the younger generations, as are transit orientated developments.

To address at least some of the above mentioned housing needs the Town would need to amend
various sections of the Zoning Bylaw, continue to support the MAHT and non-profit housing
organizations, and possibly offer incentives to attract the best affordable housing developers.
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2. Affordable Housing Goals

The Town of Franklin is currently in compliance with Chapter 40B as it has 11.96% of the community’s
total year-round housing units on the Chapter 40B Subsidized Housing Inventory. Therefore the Town
has not included a specific numeric affordable housing production goal it will attempt to meet over the
next five years. When 2020 Census data is released the Town will reassess its compliance with the 10%
Chapter 40B minimum, and if it has dropped below 10% will amend and resubmit the amended HPP for
DHCD approval. The Town has developed the goals below to address its most pressing affordable
housing issues.

Goal 1: Maintain Franklin’s Subsidized Housing Inventory above ten percent through 2030 and
beyond.

Goal 2: Increase the number of housing units affordable to Franklin’s very low income, low income,
and moderate income residents.

Goal 3: Increase the number of affordable housing units available to persons with special needs, and
the elderly.

Goal 4: Support affordable housing appropriate for expected future demographics.

Goal 5: Provide housing alternatives that meet the needs of Franklin based employers and
employees.

Goal 6: Adopt strategies that incentivize the production of affordable housing.
Goal 7: Adopt zoning strategies that will advance affordable housing production.

Goal 8: Continue the funding and expansion of the Franklin Municipal Affordable Housing Trust for
additional in-perpetuity affordable housing units.

Goal 9: Identify new funding sources and other resources for affordable housing production.
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3. Implementation Strategies

DPCD has researched a wide range of strategies the Town could use to increase the number of
affordable housing units in the Franklin. Many strategies relate to providing incentives to property
owners and developers. The Town has previously provided incentives in the form of donated funds and
land for specific Municipal Affordable Housing Trust projects, resulting in successful development
projects. However, the Town has not offered developers incentives for specific private sector for profit
projects. One reason for not providing incentives for housing is the desire by many residents the Town
of Franklin’s small Town appeal, and not be the small city that it has become. By planning out creative
development strategies it should be possible to increase the number of affordable housing units and
meet the needs of our residents, while at the same time maintaining the community’s character.

Franklin, the region and State in general definitely have a shortage of housing units for its residents.
There is a growing housing affordability crisis across the country, where families are finding it difficult to
find housing that they can afford in communities the desire to live. The frequency of individuals living
several communities from where they work is increasing, especially for low and moderate income
workers. Both young families and seniors frequently are unable to secure affordable housing and end up
moving to communities in other sections of the State, or out of state. According to the National
Multifamily Housing Council (NMHC), the “combination of a shortage in rental housing, rising
development costs and stagnant incomes are driving the growing housing affordability crisis affecting
U.S. cities”. “To help meet this demand, federal, state and local governments must come together to
reduce barriers to developing more rental housing”.

The Town’s current Zoning Bylaw create barriers to development of multifamily housing, or smaller less
expensive single family homes.

The Town of Franklin can work towards development of additional housing units for our residents, but it
will not make significant progress on its own. Adopting policies designed to stimulate the development
of affordable housing is necessary. Without using incentives to attract the correct type of housing the
Town definitely cannot meet the housing needs of our residents.

Affordable Housing Development Incentives

The NMHC created a Housing Affordability Toolkit, which is intended to help guide discussions regarding
specific housing affordability policies, tools, and incentives (https://housingtoolkit.nmhc.org). The
Toolkit’s section on housing development incentives is definitely worth the read. The NMHC Toolkit
provides a good background on large scale housing problems of States and large cities, but also gives
local governments a good list of regulatory and funding incentives to consider. The following text is
taken directly from the HMHC Toolkit:

Housing development incentives can expand, diversify, and accelerate the production of
affordably priced rental housing. A local government may employ a variety of mechanisms to
incentivize the development of housing, whether by altering regulatory restrictions or by
providing direct and indirect forms of support. Whatever the mechanism, these incentives
ultimately increase revenue streams or decrease costs for a given development, thus increasing
a project’s likelihood of being developed.

There are two general types of Development Incentives:

Regulatory Incentives. Regulatory incentives can be relatively inexpensive and
straightforward to implement but can be less effective than direct funding in increasing new
housing by large amounts. Examples of regulatory incentives include:
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Density Bonuses

e Density bonuses allow more units of housing to be built on a site than would be
allowed for under existing zoning regulations in exchange for a developer’s
provision of affordably priced units or other public goals.

Flexible Design Standards

e Design flexibility incentives reduce regulatory constraints, allowing for more flexible
building designs.

Reduced Parking

e Relaxed parking requirements can decrease costs and allow more rental units to be
developed.

Accelerated Approvals

e Accelerated approvals move projects through key regulatory phases more quickly
than usual, working as an incentive by decreasing both the direct and opportunity
costs associated with time and risk.

By-Right Development

o A by-right development approval process uses uniform, codified, and consistent
zoning and development regulation to streamline and enable new housing
developments.

Funding Incentives. Funding incentives provide money directly or indirectly from public
reserves. They can be significant, and even necessary, for project feasibility. Some funding
incentives include:

Reduced Fees

e Fee reductions waive, reimburse, or defer a variety of fees typically incurred
throughout a project's lifespan.

Public Land

e Public land policy establishes criteria by which local governments select and sell
parcels of publicly controlled land at below-market prices (often free) to improve
affordability.

Tax Incentives

e Property tax incentives are state or local policies that reduce the tax burden on
properties that support a public policy goal.

Public Funding

e Public funding “closes the gap” for desirable but otherwise infeasible projects. The
funding can be invested directly into project costs (capital or operating). Funding can
also indirectly benefit a housing project by covering the costs of surrounding
improvements.
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The Town will utilize a wide range of strategies to implement the Goals presented in Section 2 above.
Below are a few example strategies the Town will utilize.

Goal 1: Maintain Franklin’s Subsidized Housing Inventory above ten percent through 2030 and
beyond.

Strategies:

e Monitor and preserve existing affordable units.

e Actively engage with developers to further incentivize SHI development.

e Advance projects under the Local Initiative Program to create the type and level of
affordable housing best for the community.

e The Town will commit to a production goal of .05% should the Town fall below 10% due to
the 202 Census or any other reason.

Goal 2: Increase the number of housing units affordable to Franklin’s very low income, low income,
and moderate income residents.

Strategies:

e Encourage developers of multifamily housing projects to create affordable housing units
that would meet the needs of individuals with special needs.

e  Work with housing non-profit organizations to support development of smaller style owner-
occupied housing units.
Goal 3: Increase the number of affordable housing units available to persons with special needs, and
the elderly.

Strategies:

e Encourage developers of multifamily housing projects to create affordable housing units
that would meet the needs of individuals with special needs.

e Consider creating a density bonus incentive program that allow more units of housing to be
built than would be allowed under current zoning regulations, in exchange for a developer’s
provision of affordable housing units or other public good.

Goal 4: Support affordable housing appropriate for expected future demographics.
Strategies:

e Support development of smaller style rental and owner-occupied housing units to
accommodate the needs of the Town’s changing population.

e Encourage the development of smaller housing units to better meet the needs of a younger
generation of households.

Goal 5: Provide housing alternatives that meet the needs of Franklin based employers and
employees.

Strategies:

e Create bylaw sections to allow flexible development in core areas using development
agreements.

e Consider developing regulation for the by-right permitting of micro-units or studio
apartments that are leased at lower than average rates.

Goal 6: Adopt strategies that incentivize the production of affordable housing.

Strategies:
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Actively engage with developers to further incentivize SHI development via Special Tax
Assessments, density bonuses and additional incentives for increased SHI unit production
alongside market-rate units.

Use an incentivized Inclusive Zoning bylaw to attract SHI unit developments.

Utilize Workforce Housing Special Tax Assessments (WH-STA's), multi-year property tax
exemption, as incentive to create middle-income housing.

Negotiate Tax Increment Finance Agreements with housing developers to lower the tax
burden on specific affordable housing developments desired by the community.

Goal 7: Adopt zoning strategies that will advance affordable housing production.

Strategies:

Perform an extensive assessment of the Town of Franklin Zoning Bylaw, Chapter 185 of
Franklin Town Code. Specific attention will be shown to housing density, creating zoning
related development incentives, assessing parking requirements, and other Zoning best
practices.

Consider increasing the density of residential units allowed by-right in Downtown Franklin
and surrounding neighborhoods.

Develop an Inclusionary Zoning Bylaw that incentivizes inclusion of affordable housing units
in multifamily housing developments.
Amend Zoning Bylaw Use and Dimensional Regulations.

Amend Zoning regulations regarding parking space requirements to decrease development
costs and allow additional housing units to be developed.

Goal 8: Continue the funding and expansion of the Franklin Municipal Affordable Housing Trust for
additional in-perpetuity affordable housing units.

Strategies:

Transfer Town-owned land to Franklin Affordable Housing Trust for creation of additional
SHI housing units.

Identify existing developed or underutilized properties that the Trust may be able to
enhance and increase housing.

Goal 9: Identify new funding sources and other resources for affordable housing production.

Strategies:

Identify Town-owned properties, as opportunities arise, that may be appropriate for
affordable housing.

Identify and apply for grants to support housing development.

Apply annually for a Housing Choice Community grant to increase funding for affordable
housing development.

Adopt additional Housing Best Practices to improve chances of receiving a Housing Choice
Community Capital Grant. A description of Housing Choice Best Practices is included in this
document as Attachment H.

3.4 Plan Implementation

The HPP’s implementation will require the commitment of a variety of organizations and individuals,
including non-profit organizations, state agencies, resident volunteers, and Town departments, boards,
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commissions, and committees. Through the combined efforts of all parties mentioned above the
Town will implement the goals outlined in this Section over a five-year implementation period.

The Administration and DPCD will work with MAHT, Franklin Housing Authority, non-profit
organizations, local developers, and government agencies to further develop and implement strategies
to increase the number of housing units available to our residents.

The Goals and Strategies described above will serve as the foundation for development of the Housing
Element of the Town’s Master Plan when updated in 2023. DPCD will provide an update on the HPP
implementation on a biennial basis, or as requested by the Town Administrator.

Attachments
Attachment A:

Attachment B.

Attachment C.

Attachment D.
Attachment E.

Attachment F.

Attachment G.
Attachment H.
Attachment I.

Attachment J.

DHCD Housing Production Plan Guidelines

2011 Affordable Housing Strategy and Development Action Plan
Summary of Section lll Housing Implementation Strategy

Town of Franklin 2013 Master Plan’s Housing Element
Implementation Goals, Objectives and Actions

Town of Franklin Subsidized Housing Inventory, November 2019
DPCD Housing Production Update, January 2021 EDC Meeting

Maps:
Subdivision Map with Affordable Housing Developments
Zoning Districts Map

MAR February 2021 Monthly Indicators
Housing Choice Best Practices

Franklin Affordable Housing Trust Affirmative Fair Housing
Marketing Plan including Resident Selection Process

Input Received on the Housing Production Plan
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B. Housing Production Plans

1.

Introduction

a. What Is the Plan?

A Housing Production Plan (HPP) in 760 CMR 56.03(4) is a proactive strategy for planning and
developing affordable housing. It should be developed with opportunities for community residents
to become informed of the planning process and the plan, and to provide input. The HPP will assist
communities to plan for low and moderate income residents by providing a diverse housing supply.
The community should:

(1) Develop a strategy which will be used to meet its affordable housing needs in a manner
consistent with the Chapter 40B statute and implementation regulations; and

(2) Produce housing units in accordance with its HPP.
The HPP identifies the housing needs of a community and the strategies it will use to make progress

in facilitating the development of affordable housing. The HPP must be consistent with the
regulation and these Guidelines. HPPs approved by DHCD are posted at www.mass.gov/dhcd.

b. Why produce a Plan?

By taking a proactive approach in the adoption of a HPP, cities and towns are much more likely to
achieve both their affordable housing and community planning goals. HPPs give communities that
are under the 10% threshold of Chapter 40B, but are making steady progress in producing affordable
housing on an annual basis, more control over comprehensive permit applications for a specified
period of time.

Elements

a. Comprehensive Housing Needs Assessment

It is important to understand who currently lives in the community, demographic trends affecting
future growth, existing housing stock and future housing needs The HPP must establish a strategic
plan for municipal action with regards to housing, based upon a comprehensive housing needs
assessment that, at a minimum, examines:

(1) The most recent available census data of the municipality’s demographics and housing stock.
Reviewing census data is the starting point for a community’s analysis and information may
be found at http://www.census.gov/. Regional Planning Agencies, realtors and the media are
also sources of information that may be used in an HPP.

(2) A projection of future population and housing needs, taking into account regional growth
factors, that covers the entire period of the plan. The projections should address,
specifically, the housing needs of the projected population at various income levels including:
not more than 30% AMI, more than 30% but not more than 80% AMI, and more than 80%
but not more than 120% AMI, taking into account the likely family composition of such
households.

(3) Development constraints and limitations on its current and future needs should be clearly
articulated. Maps can be helpful in identifying steep slopes, watershed areas or brownfields.



(4) The municipality’s plans to mitigate such constraints. Can any of the factors be mitigated to
support development?

(5) The capacity of the municipality’s infrastructure to accommodate the current population and
anticipated future growth, including plans for enlargement or expansion of existing
infrastructure systems to ensure that both current and future needs are met. The
infrastructure analysis should evaluate the capacity of water and sewer systems, roads,
utilities, public transit, schools, and any other public facilities that will impact or be impacted
by future housing development.

It may not be necessary for a community to create an entirely new plan to meet these requirements.
Many communities have already adopted a plan or a series of plans that contain some or all of the
required elements. Current master plans, consolidated plans, or other housing strategies may
contain some or all of the elements of a HPP. Municipalities may contact DHCD's Office of
Sustainable Communities for assistance in converting such plans to an HPP.

However, municipalities must ensure that the existing plans or data are up-to-date. DHCD wiill
request that a community update its former Affordable Housing Plan/Planned Production Plan,
consistent with the requirements of these Guidelines, if the affordable housing plan was approved
five or more years ago.

b. Affordable Housing Goals

In addition to its needs assessment, when formulating its affordable housing goals, the community
should also consider the types of housing most likely to be needed and, generally, its fair housing
obligations. What is the projected population of: working age? new household formation? special
needs? elderly? frail elderly? What percentage of these populations is projected to be at not more
than 30% AMI? at more than 30% but not more than 80% AMI? At more than 80% but not more
than 120% AMI? Does the existing housing supply match the needs of these populations? Does the
community expect that there will be a range of housing types which will be affordable to each
income group? Therefore, the HPP must address, at a minimum, the following matters:

(1) A mix of types of housing, consistent with community and regional needs that:
(a) Is affordable to households at not more than 30% AMI, more than 30% but not more
than 80% AMI, and more than 80% but not more than 120% AMI;

(b) Provides for a range of housing , including rental, homeownership, and other occupancy
arrangements, if any, for families, individuals, persons with special needs, and the
elderly; and,

(c) Is feasible within the housing market in which they will be situated.

(2) A numerical goal for annual housing production, pursuant to which there is an increase in the
municipality’s number of SHI Eligible Housing units by at least 0.50% of its total units (as
determined in accordance with 760 CMR 56.03(3)(a)) during every calendar year included in
the HPP, until the overall percentage exceeds the Statutory Minimum set forth in 760 CMR
56.03(3)(a). There should be a direct link between the setting of these goals and the results
of the needs assessment. The numerical goal should be based on the total year round
number of housing units. The total year round housing units is the total number of units for
the community in the latest U.S. Census including any changes due to demolition or new
construction.

c. Implementation Strategies
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The HPP shall include an explanation of the specific strategies by which the municipality will achieve
its housing production goals as well as a time frame/schedule for achieving the housing goals
identified. Each goal should include several specific milestones to indicate progress, including all of
the following strategies, to the extent applicable:

(1) The identification of zoning districts or geographic areas in which the municipality proposes
to modify current regulations for the purposes of creating SHI Eligible Housing developments
to meet its housing production goal. Zoning indicates a community’s interest in the types of
uses to be encouraged. The zoning strategy should identify points where the zoning needs
to be changed to accommodate additional dwelling units: Can density be increased? Can
accessory apartments be accommodated? Are upper story residential units allowed in
commercial districts? In identifying geographic areas, communities must ensure that any
constraints can be overcome in a timely and cost effective manner. Additionally,
communities should consider the Commonwealth’s Sustainable Development Principles at:
http://www.mass.gov/hed/docs/dhcd/cd/smartgrowth/sdprinciples.pdf.

(2) The identification of specific sites for which the municipality will encourage the filing of
Comprehensive Permit applications. Identification of specific sites should be consistent, to
the greatest extent possible, with Sustainable Development Principles. Strategies should
include any proposed zoning changes, advantages to construction on the site, an
acknowledgement of site constraints, and the costs to overcome such constraints.

(3) Characteristics of proposed residential or mixed-use developments that would be preferred
by the municipality for example, infill development, cluster developments, adaptive re-use,
transit-oriented housing, mixed-use development, and/or inclusionary zoning. Preferred
characteristics should take into account the surrounding context of the built and natural
environment. Characteristics placing special restrictions on the development of affordable
housing, such as limiting size of affordable units, limiting diversity in types of housing, or
applying other zoning constraints, will not be approved. In addition, affordable housing plans
must be in compliance with all state and federal fair housing laws.

(4) Identification of municipally owned parcels for which the municipality commits to issue
requests for proposals (RFP) to develop SHI Eligible Housing, including information on
appropriate use of the site, and a timeline for the issuance of an RFP. DHCD can provide
some assistance in the development of such an RFP.

(5) Participation in regional collaborations addressing housing development. Communities are
encouraged to contact the Regional Planning Agencies for insight into establishing regional
collaborations.

3. Review and Approval

Communities may submit a HPP developed in accordance with the regulation and these Guidelines to
DHCD at any time.

a. Review Standards

HPPs are reviewed to see that they contain all the required elements, in accordance with the
regulations and these Guidelines; and that the elements of the HPP are consistent with each other,
such as whether the goals address stated needs. Reviewers pay special attention to the analysis of
data, numerical goals, mix of housing proposed, production schedules, deed restrictions, and
preferred sites for affordable housing development.

b. Review Process
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The Department shall conduct an initial 30-day completeness review, and it will notify the
municipality of any deficiency and offer an opportunity to remedy the deficiency. Within 90 days after
the Department’s finding that the HPP is complete, the Department shall approve the HPP if it meets
the requirements specified herein; otherwise, it shall disapprove the HPP. The Department shall
notify the municipality of its decision to either approve or disapprove a HPP in writing. If the
Department disapproves a HPP, the notification shall include a statement of reasons for the
disapproval. If the Department fails to mail notice of approval or disapproval of a HPP within 90 days
after its receipt, it shall be deemed to be approved. A municipality that originally submitted a HPP
that had been disapproved may submit a new or revised HPP to the Department at any time.

4, Amendments

A community may amend its HPP at any time to reflect changes in local circumstances. DHCD does not
require that communities submit amendments when specific projects change, such as in size or location.
However, communities are encouraged to submit amendments for DHCD approval, to document the
change(s) if the overall goals or strategies are revised. If, in the discretion of DHCD, the amendment is
considered to be a major change, such as the incorporation of new census data, the Department may
require the full 90 day review process. Amendments shall not change the effective date of an HPP.

5. Term of a Plan; Renewal

The term of an HPP shall be five (5) years from the date of its approval by the Department. All HPPs
shall be updated and renewed within five (5) years of the date of its approval by the Department,
through the full 90-day review process set forth above, or as the Department may otherwise require. The
Department may, at its sole discretion, elect to treat a major amendment as a renewed HPP.

6. Certification of Municipal Compliance with the HPP

a. Requests for certification will be accepted by DHCD at any time during the calendar year in which
the units are produced and up to January 10 of the following year. A community will be certified
in compliance with an approved HPP if, during a single calendar year, it has increased its number
of low- and moderate-income year round housing units (as counted on the SHI) in an amount
equal to or greater than that enumerated in the approved HPP (0.5% or 1.0%). See Appendix
I1.3, “HPP Certification Thresholds by Municipality” for current certification thresholds.

b. Units counted for certification must be produced after the effective date of a plan (i.e., the date
DHCD approved the plan.

¢. SHI Eligible Housing units shall be counted for the purpose of certification when they are first
eligible for inclusion in the SHI in accordance with the provisions set forth in 760 CMR 56.03(2).

d. If a community issues a permit between December 20" and December 315 (inclusive), of a given
year, the request may be submitted prior to the end of the 20-day appeal period.

e. The Department shall determine whether a municipality is in compliance within 30 days of receipt
of the municipality’s request and notify the Chief Executive Officer in writing of its decision.

7. Effective Date of a Plan
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An HPP shall be effective as of the date that DHCD approved the plan. The effective date of an approved
plan shall not change as a result of amendment to the plan.

8. Effective Date of Certification

Regardless of the date of the certification notice, the Certification shall be deemed effective as of the
date that the municipality achieved its numerical target for the calendar year in question, in accordance
with the rules for counting units on the SHI set forth in 760 CMR 56.03(2).

9. Term of Certification

So long as the units produced are SHI Eligible Housing units (see 760 CMR 56.03), a certification shall be
in effect for a period of one year from its effective date if the community has increased its SHI Eligible
Housing units 0.5% of the total year round housing units, or two years from its effective date if it has
increased its number of SHI Eligible Housing units 1.0% of total year round housing units. If the units by
which the municipality achieved its certification become ineligible for the SHI, then the certification shall
lapse as of the date that the units became ineligible for the SHI. If such units become eligible for the
SHI during the remaining term of the certification period, then the certification shall be re-instated for
such remaining term.

For example, if a community’s HPP is certified by DHCD on June 13, 2019, for affordable units that
became eligible for the SHI on February 13, 2019 totaling 0.5% of housing units, the certification period
begins on February 13, 2019, and ends on February 12, 2020. If the request was based on an increase
of 1.0% of housing units, the certification period would end on February 12, 2021.

10. Relation to “Local Needs”

If a community is certified compliant, decisions made by the Board to deny a comprehensive permit will
be deemed Consistent with Local Needs under the Act by the HAC, and the Board’s denial of a
comprehensive permit application will be upheld as a matter of law, provided that the Board complies
with the requirements of 760 CMR 56.03(8).

11. Submission Requirements

a. HPPs
HPPs, amendments and updates must be accompanied by:
(1) a letter signed by the Chief Executive Officer that states that the document:

(a) Was adopted by the municipal planning board and select board or city council (the Chief
Executive Officer, is the mayor in a city and the chair of the board of selectmen in a
town, unless some other municipal office is designated to be the chief executive officer
by the local charter);

(b) Constitutes the community’s affordable housing plan (for the HPP), or is an amendment
or an update; and

(c) Requests approval from DHCD.



(2) A cover letter that includes a municipal contact name, telephone number and email address.
They may be submitted in either hard or electronic copy. Following the Department’s
approval, an electronic copy must be submitted for posting on the agency’s website.

b. Reguests for Certification

(1) Requests for certification must be accompanied by a letter signed by the Chief Executive
Officer and contain any required documentation (e.g. comp permits and/or the “Requesting
New Units Form for the Subsidized Housing Inventory”). These documents are evidence that
the required number of housing units has been produced during a calendar year and: (a)
Have been newly produced pursuant to the approved HPP and in the same year for which
certification is requested;

(b) Are, for the first time, eligible to be counted on the SHI (e.g., are not the subject of a
modified or amended permit from a prior year); and

(c) Are produced pursuant to the affordable housing plan.

(2) The town manager or administrator may submit the certification request if given signatory
authority by a local charter.

c. HPPs, amendments, updates and requests for certification should be sent to:

Jennifer Maddox, Undersecretary

Department of Housing & Community Development
100 Cambridge Street, Suite 300

Boston, MA 02114

Attn: Phil DeMartino

In addition to hard copies, please email all documents during the Covid 19 State of
Emergency to: phillip.demartino@mass.gov

12. Technical Assistance

Department staff are available to answer questions on any matter related to HPPs. Please call 617-
5731357. The Department’s website at www.mass.gov/dhcd also contains information that may be
useful to municipalities in creating an HPP.
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Housing Production Plan Requlations

760 CMR 56.03(4): COMPREHENSIVE PERMIT; LOW OR MODERATE INCOME
HOUSING

(4) Housing Production Plans

(a) A Housing Production Plan (HPP) may be developed and reviewed, in accordance
with 760 CMR 56.03(4) and guidelines adopted by the Department. The HPP shall
contain at a minimum the following elements, covering a time period of five years:

1. Comprehensive housing needs assessment;
2. Affordable housing goals; and
3. Implementation strategies.

(b) Comprehensive Housing Needs Assessment. The HPP must establish a strategic plan
for municipal action with regards to housing, based upon a comprehensive housing
needs assessment that examines:

1. the most recent available census data of the municipality's demographics and
housing stock, together with a projection of future population and housing needs, taking
into account regional growth factors, that covers the entire time period of the plan;

2. development constraints and limitations on its current and future needs, and the
municipality's plans to mitigate those constraints; and

3. the capacity of the municipality's infrastructure to accommodate the current
population and anticipated future growth, including plans for enlargement or expansion
of existing infrastructure systems to ensure that both current and future needs are met.

(c) Affordable housing goals. The HPP shall address the matters set out in the
Department's guidelines, including:

1. a mix of types of housing, consistent with local and regional needs and feasible
within the housing market in which they will be situated, including rental,
homeownership, and other occupancy arrangements, if any, for families, individuals,
persons with special needs, and the elderly;

2. a numerical goal for annual housing production, pursuant to which there is an
increase in the municipality's number of SHI Eligible Housing units by at least 0.50% of
its total units (as determined in accordance with 760 CMR 56.03(3)(a)) during every
calendar year included in the HPP, until the overall percentage exceeds the Statutory
Minimum set forth in 760 CMR 56.03(3)(a).

(d) Implementation Strategies. The HPP shall address the matters set out in the
Department's guidelines, including an explanation of the specific strategies by which the
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municipality will achieve its housing production goal, and a schedule for implementation
of the goals and strategies for production of units, including all of the following
strategies, to the extent applicable:

1. the identification of zoning districts or geographic areas in which the municipality
proposes to modify current regulations for the purposes of creating SHI Eligible Housing
developments to meet its housing production goal;

2. the identification of specific sites for which the municipality will encourage the filing
of Comprehensive Permit applications;

3. characteristics of proposed residential or mixed-use developments that would be
preferred by the municipality (examples might include cluster developments, adaptive
re-use, transit-oriented housing, mixed-use development, inclusionary housing, etc.);

4. municipally owned parcels for which the municipality commits to issue requests for
proposals to develop SHI Eligible Housing; and /or

5. participation in regional collaborations addressing housing development.

(e) Review and approval of Housing Production Plans. A HPP shall be adopted by the
municipality's planning board and its select board or city council, following which the
Chief Executive Officer may submit the HPP to the Department for its approval. The
Department shall conduct an initial 30-day completeness review, and it will notify the
municipality of any deficiency and offer an opportunity to remedy the deficiency. Within
90 days after the Department's finding that the HPP is complete, the Department shall
approve the HPP if it meets the requirements specified herein; otherwise, it shall
disapprove the HPP. The Department shall notify the municipality of its decision to
either approve or disapprove a HPP in writing. If the Department disapproves a HPP,
the notification shall include a statement of reasons for the disapproval. If the
Department fails to mail notice of approval or disapproval of a HPP within 90 days after
its receipt, it shall be deemed to be approved. A municipality that originally submitted a
HPP that had been disapproved may submit a new or revised HPP to the Department at
any time.

A municipality may amend its HPP from time to time if the Department approves the
amendment upon the finding that the amended HPP meets the requirements of 760
CMR 56.03(4). The Department shall have the discretion to require the full 90-day
review process for a major amendment to a HPP. A HPP shall be updated and renewed
within five years of the date of its approval by the Department, through the full 90-day
review process set forth above, or as the Department may otherwise require. The
Department may, at its sole discretion, elect to treat a major amendment as a renewed
HPP.

A-9



(f) Certification of municipal compliance. A municipality may request that the
Department certify its compliance with an approved HPP if it has increased its number of
SHI Eligible Housing units in an amount equal to or greater than its 0.50% production
goal for that calendar year. SHI Eligible Housing units shall be counted for the purpose
of certification in accordance with the provisions for counting units under the SHI set
forth in 760 CMR 56.03(2). Requests for certification may be submitted at any time, and
the Department shall determine whether a municipality is in compliance within 30 days
of receipt of the municipality's request. If the Department determines the municipality
is in compliance with its HPP, the certification shall be deemed effective on the date
upon which the municipality achieved its numerical target for the calendar year in
question, in accordance with the rules for counting units on the SHI set forth in 760
CMR 56.03(2).

A certification shall be in effect for a period of one year from its effective date. If the
Department finds that the municipality has increased its number of SHI Eligible Housing
units in a calendar year by at least 1.0% of its total housing units, the certification shall
be in effect for two years from its effective date.
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Attachment B

2011 Affordable Housing Strategy and Development Action Plan
Summary of Section lll Housing Implementation Strategy

Below is a summary of recommended affordable housing strategies within the Town of Franklin’s 2011
Affordable Housing Strategy and Development Action Plan. The 2011 Affordable Housing Plan was
endorsed by Franklin Planning Board on July 28, 2010, approved by Town Council by passage of
Resolution 10-40, and approved by the State on March 28, 2011.

HOUSING IMPLEMENTATION STRATEGY RECOMMENDATIONS

The housing strategy was designed to increase affordable housing opportunities with increases
in production, retention of existing units, and programs and policies that support these goals.
These recommendations were developed through an analysis of available housing data and
statistics, current housing issues facing the community and from the applicable goals of the
Housing Element of Franklin’s Community Development Plan and “Affordable Housing Strategy
and Development Action Plan”.

1. Availability of Developable Land and Using Zoning “By Right” as a Tool

Given that the availability of developable land area for residential housing is decreasing (see pg.
13), there exists a need to discourage sprawl and to encourage developments that include a
mixture of uses within an area. The Town has been systematically rezoning and adding zoning
by right categories that will decrease the impact on the environment by utilizing existing high
traffic areas in more economic and environmentally friendly ways and that will at the same time
encourage a new variety of affordable housing and economic opportunities.

Additionally, in order to encourage housing affordability, the availability of water and sewer
connections to a municipal source is key. The Legislative body of the Town has approved over
25 Water and/or Sewer Connection applications, where they were not zoned to allow residential
development for one structure up to 100 structures in areas that would not be economically
feasible without the availability.

2. Municipal Affordable Housing Trust

The most important step that the Town of Franklin can take to improve housing is to establish a
group of committed local people to lead the housing program — a housing task force. The task
force would help solve housing issues with locally administered input and programs and would
examine housing supply and policies. It would be responsible for the following actions:

o Coordinate goals and efforts,
Seek funding opportunities,
Provide outreach for tenants,
Establish supply and demand for housing,
Identify target areas for housing development, and
Maximize utilization of resources.

The Town Council should appoint members. It should include a broad range of housing groups
such as the Franklin Housing Authority, developers, and the Franklin Downtown Partnership.

In order to successfully implement actions, the task force will need to identify all stakeholders
and coordinate goals and objectives as well as focus on implementation strategies. From a
functional standpoint, the task force will need to have a budget, expenses, and seek housing
funds and grants to support its operation and actions.
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3. Ensure Compliance with the Affirmative Fair Housing Marketing Plan attached to this
document as Exhibit 1.

The Town of Franklin is at 10.4% Subsidized Housing Inventory. The Town will explore
innovative ways to increase the supply of affordable housing development to continue to exceed
the state’s goal of 10% subsidized housing.

A. Methods to be utilized include:

Monitor and track all housing projects.

Explore a variety of housing opportunities to increase affordable housing units.
Update housing plan every 5 years.

Support lower cost housing that is affordable in perpetuity.

Explore methods for preventing the expiration of affordable units.

B. The Town will work through the Municipal Affordable Housing Trust to ensure the creation of
a variety of housing options to reflect the needs of the community. The Trust will prioritize
types of development, units, numbers of bedrooms, and locations.

4. Franklin encourages the continuing development of affordable housing opportunities
for low, moderate, and middle-income households, seniors, and the disabled through
the Municipal Affordable Housing Trust resources.

The Trust has instituted a down payment assistance program where an eligible
household can purchase an existing home.

Franklin gave the Housing Authority a parcel of land for 10 units of housing for the
disabled and sold 5 acres to a non-profit for the production of low income senior
housing.

Continue to support zoning incentives to encourage low, moderate, and middle-income
housing in multi-family developments and residential subdivisions.

Continue to support the work of the Housing Trust to identify and develop affordable
housing opportunities for a variety of different income levels.

Assist affordable housing goals by supporting programs and policies that directly seek
related funding and programs.

Provide financial incentives through grants from the Housing Trust to encourage reuse of
existing housing stock.

Pursue funding programs available for assisting with housing efforts.

Utilize Town owned tax-title properties for development of low, moderate, and middle-
income housing units.

5. Encourage development of multifamily housing.

The Town will encourage development of multi-family housing at appropriate locations in
Franklin and encourage adaptive reuse of existing buildings for future residential use, particular
downtown redevelopment areas. The Town will work towards the redevelopment of the Town’s
older sites for a mixture of uses, including lower cost housing for families and the elderly.
Methods include:

Providing financial incentives through the planning and permitting process;
Addressing development impacts;

Identifying downtown/mixed use development sites that would be appropriate for
redevelopment; and
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Working with property owners to create mixed use developments through incentives
such as density bonuses or tax incrementing financing.

Utilize Town owned tax-title properties for development of low, moderate, and middle-
income housing units.

Increase housing opportunities for seniors and the elderly.

Encourage affordable housing for the elderly through alternative residential programs
such as life-care, assisted, or congregate living arrangements.

Evaluate different programs for providing elderly housing.
Explore expanding the number of rental opportunities for senior and elderly residents.

Encourage development of housing units that can easily be adapted or modified for
handicap accessibility as needed.

Other options to improve elderly housing include utilizing town-owned land for housing
sites and utilizing the senior center for outreach and counseling.
Amend the zoning by-laws to allow:

“Assisted living” and other elderly housing facilities in residential and certain commercial
zones, and

Greater densities for housing reserved for the elderly residents.

Maintain an inventory of existing housing facilities.

The Town will maintain an inventory of existing housing facilities that details the location of
existing affordable housing facilities, 55+ senior developments and 40B housing developments
within Franklin (Map 4: Existing Affordable Housing).

9.

Identify areas where there is potential for development of affordable housing.

The focus area for potential housing development is centered around the Downtown area with a
focus on providing multi-bedroom housing units.

Provide housing opportunities in the Downtown area where mixed-use and infill
development opportunities are available. This area provides the most services and has a
housing stock that is generally affordable and can more easily be converted to affordable
housing.

Allow housing conversions in the Downtown area to allow multi-bedroom housing-units.

Consider a multi-family zoning around the central business district by-right rather than
requiring a special permit.

School land that is owned by the Town of Franklin should be evaluated for residential
uses. Housing at schools could be used for teachers and other municipal workers.
Renting or leasing to these people may require specific eligibility conditions such as
income limits and residency terms.

Retain, support, and expand existing affordable housing sites that are scattered
throughout Franklin.
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Town of Franklin 2013 Master Plan
Housing Element

Implementation Goals, Objectives and Actions
Housing (H)

(H) Goal 1: Provide the appropriate mix of housing alternatives that meet the needs of Franklin based
employment.

(H) Objective 1.1: Assess current and projected employment within the Town, and propose policy and zoning changes to
assure adequate workforce housing is provided.

(H) Objective 1.2: Encourage development of a mix of rental and owner-occupied housing units that are affordable to
Franklin’s workforce.

(H) Objective 1.3: Encourage development of workforce housing in areas of Town where property is underutilized or
needs redevelopment, and where walking distance of Rail service is available.

Please refer to Goal 1 in the Land Use section of this document.

1.3a. Create zoning that would allow for higher density workforce housing in appropriate areas of Town.

1.3b. Identify areas where development of workforce housing would be appropriate.

(H) Goal 2: Support development of affordable housing opportunities for low, moderate and middle-income
households. (See Appendix H: 2011 Affordable Housing Strategy — Program Recommendations)

(H) Objective 2.1: Seek adoption of Chapter 40R: Smart Growth Zoning Overlay District, in appropriate area of town.

(H) Goal 3: Assure residential developments requiring special permits are concentrated where adequate
utilities are available and where proposed project impacts will not significantly impact roadway circulation
level of service.

(H) Objective 3.1: Evaluate housing development plans to assure proposed projects utilize existing infrastructure in the
most cost effective manner, and where capacity can be sufficiently increased in the most cost effective manner, as well
as encourage 10% affordable housing in any new residential development.

(H) Goal 4: Encourage, rezone as required, and support housing appropriate for expected future
demographics.

(H) Objective 4.1: Support the development of housing opportunities for seniors and the elderly.

4.1a. Encourage development of more congregate living, assisted living, and nursing care to meet the needs of a
growing elderly population.

4.1b. Support zoning initiatives that would allow development of congregate living, assisted living and nursing care
facilities.

(H) Objective 4.2: Change zoning to allow for the expansion of “in law” apartments in the existing single family homes.

4.2a. Develop and implement Zoning Bylaw to allow accessory dwelling units in existing single family homes.

(H) Objective 4.3: Encourage the development of smaller housing units to better meet the needs of a younger
generation of households.

4.3a. Support development of smaller style rental and owner-occupied housing units to accommodate the needs of
the Town’s changing population.
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(H) Goal 5: Encourage future housing developments to take advantage of public transportation resources,
including the MBTA commuter rail, and GATRA bus service.

(H) Objective 5.1: Promote mixed-use, Transit-Oriented Development in appropriate areas.
Please refer to Goal 2 and related objectives in the Land Use section of this document.

(H) Objective 5.2: Encourage development of housing near public transportation, including the MBTA stations in
Downtown Franklin and the Forge Park Station.

5.2a. Consider pursuing changes to zoning in neighborhoods within a short walk of the Downtown Franklin and Forge
Park commuter rail stations that would allow denser housing development.

(H) Goal 6: Support sustainable development, renewable energy and recycling initiatives, low impact
development, and other “Green” activities during all public and privately funded housing developments
(Refer to Section 9 of the Open Space and Recreation Plan (OSRP), Objective 4.3 and subsequent actions).

(H) Objective 6.1: Seek adoption of Community Preservation Act (CPA) (Refer to Section 9, OSRP Objective 4.2 and
subsequent actions).

Please refer to Natural, Cultural & Historic Resources Objective 5.4.
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DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT CH40B SUBSIDIZED HOUSING INVENTORY

Franklin Built w/
DHCD Total SHI Affordability Comp. Subsidizing
D # Project Name Address Type Units Expires Permit? Agency
11 36 n/a Park St. Rental 28 Perp No DHCD
1137 n/a Central Park Terrace Rental 40 Perp No DHCD
1138 n/a Central Park Terrace Rental 40 Perp No DHCD
1139 n/a Central Park Terrace Rental 56 Perp No DHCD
1140 n/a Winter Street Rental 4 Perp No DHCD
1141 n/a Winter St. Rental 25 Perp No DHCD
1142 n/a 192 Brook Street Rental 8 Perp No DHCD
1143 n/é Walnut St. Rental 6 Perp No DHCD
1144 Beaver Court Beaver Court Ownership 9 Perp Yes DHCD
1145 Benjamin's Landing . Benjamin's Landing Lane Ownership 16 Perp No DHCD
1146 Dover Farms Palomino Drive Ownership 19 2040 Yes DHCD
1147 Glen Meadow 139 Glen Meadow Rd/Chestnut St Rental 288 2047 No DHCD
MassHousing
1149 Franklin Commons 575 East Central Street Rental 96 Perp Yes DHCD
11/21/2019 Page szffn;’(gg

This data is derived from information provided to the Department of Housing and Community Development (DHCD) by individual communities and is subject to change as new information is obtained and use
restrictions expire.
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DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT CH40B SUBSIDIZED HOUSING INVENTORY

Franklin Built w/
DHCD Total SHI Affordability Comp. Subsidizing
ID # Project Name Address Type Units Expires Permit? Agency
1149 Franklin Commons 575 East Central Street Rental 96 Perp Yes DHCD
DHCD
MHP
3820 Residences at Union Place Independence Way (formerly Upper Rental 300 Pefp Yes MassHousing
Union St)
3821 The Woodlands Falagia Street (off Stonehedge Road) Ownership 4 2054 Yes DHCD
4283 DDS Group Homes Confidential “Rental 26 N/A No DDS
5097 n/a Grove Street Rental 0 Perp No DHCD
5702 Union Square 301 Union Street Rental 0 05/14/24 No DHCD
5704 Metacomet Land Trust Lewis Street Ownership 1 2090 No DHCD
5705 Metacomet Land Trust School Street Ownership 1 2091 No DHCD
5706 Metacomet Land Trust Lincoln Street Ownership 1 2091 No DHCD
5707 Metacomet Land Trust Maple Street Ownership 1 2091 No DHCD
5708 Metacomet Land Trust Rolling Ridge Ownership ‘1 2091 No DHCD
5709 Metacomet Land Trust Summer Street Ownership 1 2091 No DHCD
11/21/2019 Franklin

This data is derived from information provided to the Department of Housing and Community Development (DHCD) by individual communities and is su

restrictions expire.

Page 228 of 760
bject to change as new information is obtained and use
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DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT CH40B SUBSIDIZED HOUSING INVENTORY

Franklin Built w/
DHCD Total SHI Affordability Comp. Subsidizing
ID # Project Name Address Type Units Expires Permit? Agency
5710 Metacomet Land Trust Summer Street Ownership 1 2091 No DHCD
6104 Brandywine Village Brandywine Road (off Populatic St) Ownership 16 perp Yes FHLBB
7630 Franklin Heights Estates between Lincoln & Daniels Street Ownership 18 perp Yes DHCD
8698 The Villages at Oak Hill 61 Innsbruck Way Ownership 6 perp NO DHCD
8710 Eaton Place Off Panther Way Rental 50 perp YES HUD
9019 Hidden Acres Village Longobardi Drive Ownership 2 Perp . NO DHCD
9282 Meadowbrook Heights Grey Wolfe Drive Ownership 9 Perp NO DHCD
9841 Weston Woods 1330-1342 West Central Street Rental 280 perp YES
MassHousing
MassHousing
Mass Housing
9853 Affordable Housing Trust Home Landry Street Ownership 1 perp NO DCHD
Preservation Program
9854 Affordable Housing Trust Home Chestnut Street Ownership 1 perp NO DHCD
Preservation Program
11/21/2019 Franklin

Page 229 of 760

This data is derived from information provided to the Department of Housing and Community Development (DHCD) by individual communities and is subject to change as new information is obtained and use
restrictions expire.
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DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT CH40B SUBSIDIZED HOUSING INVENTORY

Franklin Built w/
DHCD Total SHI Affordability Comp. Subsidizing
ID # Project Name Address Type Units Expires Permit? Agency
9930 Affordable Housing Trust Home Arlington Street Ownership 1 Perp NO DHCD
Preservation Program
9931 Affordable Housing Trust Home Beaver Court Ownership 1 Perp NO DHCD
Preservation Program
Franklin Totals 1,356 Census 2010 Year Round Housing Units 11,350
Percent Subsidized 11.95%
11/21/2019

Franklin
Page 230 of 760

This data is derived from information provided to the Department of Housing and Community Development (DHCD) by individual communities and is subject to change as new information is obtained and use
restrictions expire.
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Housing Development Update

Economic Development
Subcommittee Meeting

January 13, 2021

Recent Housing Development (Continued)
Planning Board and ZBA Approvals
Recently Completed Housing Projects

Name Location Type Units  Year Approved
Union Meadows Upper Union St. Single Family 7 2016
Villages at Cook's Farm  East Central St. Condo, Detached 55 2014
Rolling Brook Estates Lincoln St. Single Family 9 2016
Winter Gardens Jenna Way Single Family 5 2014
Boudreaux Estates South St. Single Family 3] 2004
Westerly West Central St. Apartments 280 2015
Pond Street Condos Pond St. Condo 96 2017
Maple Preserve Maple St. Single Family 10 2017
Acorn Hill Estates Acorn Place Single Family 4 2017
Main Street Apartments 70 East Central St. ~ Condo 12 2018
Dean Ave Apartments Dean Ave Apartments 257 2017
116 Alpine St Alpine Condo 4 2018
Lakeview Estates Brandywine Rd Single Family 2 2009
Total 744

Housing Development Update
Presentation Outline

*Recent Housing Development.

*Franklin’s Subsidized Housing Inventory.

*Do We Need Additional Affordable Housing?
*Housing Production Plan (HPP) 2021 Update.

Recent Housing Development (Continued)
Planning Board and ZBA Approvals
Housing Projects Under Construction

Housing Projects Under Construction

Name Location Type Units Permitted
Bogan Estates Washington St.  Single Family 4 (1 Built)
Countryside Estates Prospect St. Single Family 9 (5 built)
Mine Brook Margret's Cove Single Family 6
Chestnut Street Apartments Chestnut St. Rental 10
Total 29

Recent Housing Development

*Substantial Number of Housing Units Permitted and
Constructed in Recent Years.

* Most housing units have been constructed, but some are
still under Construction, and others have been Permitted
but Construction hasn’t begun.

* Franklin is a Housing Choice Community
* 805 New Housing Units during 5 year period (2014 - 2018)

Recent Housing Development (Continued)
Planning Board and ZBA Approvals
Housing Projects Permitted, Not Constructed

Housing Projects Permitted, Not Constructed

Name Location Type Units Permitted
Uncas Ave Extension Uncas Ave Duplex 18
Madalene Village Cottage St. Townhouses 32
Franklin Ridge Panther's Way Rental 60
Chestnut Senior Village  Chestnut St. Condo 27
West Central Street 278 W. Central St. Single Family 4
Marcus Properties 340 E. Central St. Rental 104
Maple St - LeBastie Land Maple St. Single Family 58
Total 303
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Recent Housing Development (Continued)
Planning Board and ZBA Approvals

Potential Housing Projects

Proposed Housing Developments

Name Location Type
Schmidt Farm Prospect St.
Eastern Woods 725 Summer St.  Single Family
94 East Central St  East Central St. Condos

Franklin’s Subsidized Housing Inventory

* The Subsidized Housing Inventory (SHI) is the List of Affordable Housing Units
that Massachusetts Department of Housing & Community Development (DHCD)
Uses to Calculate a Community’s percentage of Affordable Units for Chapter 40B
purposes.

« If the SHI is at 10% or better the Town is not susceptible to housing development
proposals that seek to override the Town'’s zoning regulations through the ZBA
Comprehensive Permit process (So-called 40B Projects).

Franklin's SHI Status Tﬁ:zlﬂf 10%  SHIUnits % SHI Units S:: f'{g;’)
MA DHCD SHI - Aug. 2011 11,350 1,135 1,015 8.94% -120
MA DHCD SHI - June. 2017 (®) 11,350 1,135 1,349 11.89% 214
MA DHCD SHI - Nov. 2019 11,350 1,135 1,356 11.95% 221

(a) Total Housing Units Based on 2010 Census
(b) Weston Woods (280 Units) & Glenn Meadow (288 Units) Added

Number of Housing Units in Franklin

Units Counted During 2010 Census

Date/Year Housing Units

April 2010 11,350

New Housing Starts Per Year

Calendar Year Housing Units Notes
2010 31
2011 57
2012 134 Includes 86 units at 656 King Street
2013 183 Includes 136 units at 485 E. Central
2014 48
2015 35
2016 316 Includes 280 units at Weston Woods
2017 52
2018 354 Includes apartments on Dean Ave
2019 73
2020 12 New Housing Starts Slower in 2020
Total Permits 1,295
Estimated Number of Housing Units
January 1, 2021 12,645

Franklin’s Subsidized Housing Inventory (Continued)

Reasons for SHI Over 10%

* Franklin’s Municipal Affordable Housing Trust has successful in
increasing the number of SHI units.

* Franklin ZBA approved a Comprehensive Permit Application for
Weston Woods (1330-1342 W. Central St.) in September 2015.

* Resulted in 280 apartments (over 25% increase) being added to
Town’s SHI.

* During 2017 MassDevelopment provided financing to Glen
Meadow apartment complex.
* Resulting in 288 units being added to Franklin’s SHI (over 20%
additional increase, to 11.89%).
* Please note: Glen Meadow had 26 housing units on the Town’s SHI in
2010 that expired in 2016; the MassDevelopment funding restored
the 26 units and added the remaining 262 units to the SHI.

Recent Housing Development (Continued)
Number of Residential Housing Units in Franklin

* Substantial Number of Housing Units Constructed
between 2010 and 2020.
#2010 U.S. Census - 11,350 Housing Units in Franklin
* Unsure of Exact Number of Units Currently
* Will find out soon with 2020 Census Numbers
* Estimated number of current housing units based

on 2010 Census, and Building Permits for New
Housing Units issued over 10 year period.

* Approximately 1,295 housing units added in the last
10-11 years, representing an 11.4% increase.

Franklin’s Subsidized Housing Inventory (Continued)
Do We Need More SHI Residential Units

Franklin's SHiStatus "G o U5 TSR
MA DHCD SHI - Nov. 2019 11,350 1,135 1,356 11.95% 221
New Housing Starts: 2010 -2020() 1,295
Estimated Number of

Housing Units during 2020 Census(®) 12,645 1,265 1,356 10.72% 92
New Housing Starts: 2020 -2030(¢ 1,295

Estimated Number of
Housing Units during 2030 Census(d 13,940 1,394 1,356 9.73% -38

(a) Approximately 1,295 housing units added in 10-11 years, representing an 11.4% increase.

(b) Estimated number of housing units based on 2010 Census data, Building Permits issued since 2010,
and assuming the same number of Building Permits issued during next 10 years.

(c) If the number of housing units increase during 2020 through 2030 the same as during 2010 - 2020,
the Town will have roughly 13,940 housing units during the 2030 Census.

(d) Over the next 10 years the Town will need at least 39 additional SHI Units to stay over 10% in 2030.




Franklin’s Subsidized Housing Inventory (Continued)
Permitted SHI Projected, Not Constructed

SHI Housing Development Total Units  SHI Units

Franklin Ridge 60 60
Madalene Village 32 8
Chestnut Senior Village 27 4

Totals 119 72

Three multifamily housing developments have
been permitted that would add 72 housing
units to Franklin’s SHI.

Do We Need Additional Affordable Housing? (Continued)
A Few Notes on Franklin's Demographics

Franklin's Youngest Residents

2010 2020 2030

Residents Under 5 Years 1,929 1,440 1,570
Percent Under 5 Years 6.1% 4.4% 4.7%

Residents Under 18 Years 10,071 8,420 7,330
Percent Under 18 Years 31.8% 25.7% 21.8%
Approximately 4.4% of Franklin's residents are under 5 years
old, compared to 6.1% in 2010.

Over 25% of Franklin's residents are under 18 years old,
compared to just under 32% in 2010.

The percent of residents under the age of 18 is expected to
drop to approximately 22 percent by 2030.

Franklin’s Subsidized Housing Inventory (Continued)
Permitted SHI Projects, Constructed by 2030
Franklin's SHI Status If Permitted Housing SHI % SHI SHI Units >

o
Projects Are Constructed Units'® 0% Units  Units  or<10%

Estimated Number of
Housing Units during 2030 Census 13,940 1,394 1,356 9.73% -38
Franklin Ridge Constructed by 2030 14,000 1,400 1,416 10.11% 16

Madalene Village & Chestnut Senior
Village also Constructed by 2030 14,059 1,406 1,428 10.16% 22

If Madalene Village & Chestnut Senior
Village are Constructed, but Franklin
Ridge is not Constructed by 2030 13,999 1,400 1,368 9.77% -32

Do We Need Additional Affordable Housing? (Continued)
A Few Notes on Franklin's Demographics

Franklin's More Mature Residents

2010 2020 2025 2030
Town Residents 65 Years

and Older 4,987 6,990 8,655 10,130
Percent of Town Residents
65 Years and Older 15.8% 21.3% 25.9% 30.1%

In addition to steady increases to the number of Franklin
Residents 65 years and older, the number of Franklin
residents between 50 and 65 years old increased from
6,107 in 2010, to 8,460 in 2020 (38.5% increase).

Numbers and percentages are estimates based on best available
data, and FPS Demographic Study - December 2019

Do We Need Additional Affordable Housing? (Continued)
A Few Notes on Franklin's Demographics

Population Change in Franklin

Year Population P‘::':::;i:n I:::‘r::;:
2019 34,468 1,606 4.89%
2010 32,862 3,124 10.51%
2000 29,738 7,064 31.15%
1990 22,674 5,370 31.03%
1981 17,304

While the number of housing units increase,
the Town’s population has leveled off.

Do We Need Additional Affordable Housing? (Continued)
A Few Notes on Franklin's Demographics

e 7.8% of Franklin Residents have a Disability.

¢ 10.2% of Franklin Residents speak a language
other than English at home.

¢ 90.4% of Franklin’s Population is White.

¢ 4.0 % of Franklin Households are in Poverty

¢ Franklin's Median Household Income is
$115,355.

Source: 2019 American Community Survey
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Do We Need Additional Affordable Housing? (Continued
Do We Need Additional Affordable Housing? (Continued) © EVGFIO Qll,llaolri]]?ies 'c:’:)? Fle’a ;ET:?]EIS (Sljrl, inued)

; R
Uil ARl He e Affordable Housing Units?

*The U.S. Department of Housing and Urban

Development (HUD) determines that housing is Example Household

affordable when a household will spend between Teacher $46,100

30 and 33 percent of its annual income (gross) on Secretary 535'371

housing costs. Annual Salary $81,471
No children

* Housing costs for this purpose are defined as

mortgage, taxes, & insurance. *Would not qualify for Affordable Housing Program

because they have too much income.
* Could not afford that average house in Franklin

Do We Need Additional Affordable Housing? (Continued) Do We Need Additional Affordable Housing?
Who Qualifies For Franklin’s SHI If So, What Type of Affordable Units?
Affordable Housing Units?

Increase Number of SHI Housing Units?
* Comprehensive Permit - Friendly 40B

H ouse h (0] | d I ncome * Households making less than 80% of the median household income
* Home Ownership. Qualifying is difficult.
Boston Area Median Income: $119,000 Not qualify because of too much income, or
. )

Can not afford that average house in Franklin

HUD 2020 for a Family of 4
« Additional Apartment Developments with SHI Housing Units.

Households with income under 80% of Median Income qualify. Community Preservation Act Funded Housing.

* Households making less than 100% of median household income.
80% 67,400 77,000 86,650 96,250 103,950 (111,650 « Workforce Housing
Limits | 1 Person |2 Person |3 Person |4 Person |5 Person |6 Person « Units developed with CPA funding would not go on Franklin’s SHI

unless the Town requires 80% median income.

Do We Need Additional Affordable Housing? (Continued e~ .
Who Qulallifies For Frankliiln'i S(HI?I ued) Do We Need Additional Affordable Housing?
' Housing Options For Consideration
Purchase Price Limits 3 . s
T fousngCost____ Median Price for two * Multi-family Housing
[3%Down payment S1L160 bedroom condominium * Condominium Development
[Mortgage $360,840 . . .
S TTo% in Franklin is $372,000 * Apartment Developments
[Amortization o Mi
[Monthly P&l Payments $1.480.75 Monthly housing cost of MIX.ed Use [?evelopment
e g $2.443 * Senior housing
— o e * Conversion of Single Family Homes to 2, 3, or 4 Housing
CondolHOA foes ( applicable] $150 To be affordable toa 3 Units
[Monthly Housing Cost [ $2,443 | . R
— | T persct)alh(r)]usehold, tr]ce *Single Family Homes, on smaller lots
Household Income: monthly housing cos =
CE T z weuld feed e b Duplexes, on snﬁ.naller I?ts
[80% AMI"Low-Income” Limit $86,650 51,895 °Accessory Hou5|ng Units
Target Housing Cost (B0%AMI) $2,166 1 . .
1U:Wmduw - $75.819 | * Rehabilitated Housmg
Target Housing Cost (70%AMI) $1,895




How Can Franklin Create Affordable Housing
Potential Strategies

Zoning Related Strategies
* Inclusionary Zoning (12)
* Affordable housing ordinances that either mandate all housing developments
contain affordable housing units, and or provide developers with incentives
to provide affordable units.

* Amend Zoning Bylaw Use and Dimensional Regulations
* Develop accessory dwelling bylaw

Housing Trust
Community Preservation Act

Grants That Support Affordable Housing
* Housing Choice Community Grants
* Note: Franklin’s Proposed HCC Grant Projects will not received a top score
without adopting additional Housing Best Practices: Inclusionary Zoning
Bylaw, and an updated Housing Production Plan would increase HCC
applications by 10 to 14 points

Housing Production Plan (Continued)
Draft Goals for Consideration

*Goal 1: Maintain Franklin’s SHI above 10%
and beyond 2020.

*Goal 2: Increase the production of affordable
housing units to meet existing and
anticipated housing and employment needs.

*Goal 3: Increase the number of housing units

affordable to Franklin’s low and moderate
income residents.

How Can Franklin Create Affordable Housing (Continued)
Potential Strategies

Tax Increment Finance Agreement (TIF)

* Multi-year property tax exemption based on increased value of
the property.

* Massachusetts Economic Development Incentive Program.

* Requires Mass Economic Assistance Coordinating Council approval.

Workforce Housing Special Tax Assessments (WH-STA’s).

* Multi-year property tax exemption as incentive to create middle-
income housing.

* Does not require EACC approval.

Chapter 40R: Smart Growth and Housing Production.

* Requires establishment of either a smart growth zoning district, or
a starter home zoning district.

Housing Production Plan (Continued)
Public Input Process

* Public Input Requested - Upcoming FMAHT
Meeting (Date TBD)

* Development of Draft Housing Production Plan
* Draft HPP Distributed for Public Comment
Period.

* Input will be Received over Town website, by
email or letter.
* Public Hearing on Draft HPP

* Town Council & Planning Board approvals
required on Final HPP.

Housing Production Plan (HPP)
2021 Update

A Housing Production Plan (HPP) is a Plan to Create
Additional “Affordable Housing Units” as Defined by
Massachusetts Department of Housing & Community
Development (DHCD)

* Increase number of Affordable Units on Franklin’s SHI.

* U.S. Department of Housing and Urban Development (HUD)
determines what housing is affordable.

* For Households making less than 80% of the area’s median
household income.

E-5
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-Amendment 05-558:

Attested to date 11.24.2020

Signature

Nancy Danello, Acting Town Clerk

Zoning Map Approved 11-01-2000;

Zoning Bylaw 00-446

-Amendment 99-414:
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-Amendment 00-454:
-Amendment 01-469:
-Amendment 01-472:
-Amendment 01-474:
-Amendment 01-475:
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10-03-2012
05-15-2013
10-16-2013

06-04-2014
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-Amendment 15-750:  10-09-2015
-Amendment 16-753: 07-13-2016
-Amendment 16-773: 11-16-2016
-Amendment 17-795-R: 09-27-2017
-Amendment 18-802: 07-11-2018
-Amendment 18-804: 07-11-2018
-Amendment 18-803-R: 08-08-2018
-Amendment 18-820: 11-14-2018
-Amendment 18-821: 12-19-2018
-Amendment 19-833  03-13-2019
-Amendment 20-850  03-04-2020
-Amendment 20-851  03-04-2020
-Amendment 20-853  05-20-2020
-Amendment 20-858  10-07-2020
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Union St/Cottage St
Intersection

UNION ST
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In maintaining its GIS Data, the Town of Franklin has made every
effort to ensure the accuracy, currency and reliability of the content
thereof, however, errors can occur. It is expressly understood and
agreed that in producing this information, the Town of Franklin, its
officials, agents, servants and employees does not warrant or guarantee
the information it has provided, nor does it accept responsibility for any
errors contained therein. In no event will the Town of Franklin, its
officials, agents, servants and employees be deemed or held obligated,
liable, or accountable for any loss or damage incurred or resultin;
the use of the informati

KEHS 11/23/21
Path: C:\GIS\PR(

graphic Information Systems
ONING\Zoning_map_current.mxd
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In maintaining its GIS Data, the Town of Franklin has made every
effort to ensure the accuracy, currency and reliability of the content
thereof, however, errors can occur. It is expressly understood and
agreed that in producing this information, the Town of Franklin, its
officials, agents, servants and employees does not warrant or guarantee
the information it has provided, nor does it accept responsibility for any
errors contained therein. In no event will the Town of Franklin, its
officials, agents, servants and employees be deemed or held obligated,
liable, or accountable for any loss or damage incurred or resulting from
the use of the information provided.

KEHS 4/6/2021 Geographic Information Systems
Path: C:\GIS\PROJECTS\PLANNING\SUBDIVISIONS\Subdivision_Map_with_Affordable_Housing.mxd
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Attachment G
.\,F MASSACHUSETTS

ASSOCIATION OF REALTORS®

Monthly Indicators

A RESEARCH TOOL PROVIDED BY THE MASSACHUSETTS ASSOCIATION OF REALTORS®

February 2021 Quick Facts

Mortgage interest rates ticked a bit higher in February, but remain below their Closed Sales
February 2020 levels. Interest rates may rise a bit further in coming weeks, but 2748 1.276
according to Freddie Mac chief economist Sam Khater, “while there are multiple 4 4

temporary factors driving up rates, the underlying economic fundamentals point Single-Family Only Condominium Only
to rates remaining in the low 3 percent range for the year.” With rates still at +8.1% + 6.0%
historically low levels, home sales are unlikely to be significantly impacted, Year-Over-Year Change  Year-Over-Year Change
though higher rates do impact affordability.

New Listings were down 31.4 percent for single-family homes and 3.8 percent for Median Sales Price

condominium properties. Closed Sglgs |ncreaseq 8.1 percent for single-family $462,500 $425,750
homes and 6.0 percent for condominium properties. Single-Family Only Gondominium Only
The Median Sales Price was up 17.1 percent to $462,500 for single-family homes +17.1% +5.1%
and 5.1 percent to $425,750 for condominium properties. Months Supply of Year-Over-Year Change  Year-Over-Year Change

Inventory decreased 71.4 percent for single-family units and 35.0 percent for
condominium units.

Homes for Sale
For homeowners currently struggling due to COVID-19, government agencies are 3’1 67 2’545
continuing efforts to help those in need. The Federal Housing Finance Agency

Single-Family Only Condominium Only
announced they will allow homeowners with loans backed by Fannie Mae and
Freddie Mac to receive an additional three months of forbearance, extending - 68.4% - 33.6%
total payment relief to up to 18 months. Qualified homeowners must already be in Year-Over-Year Change ~ Year-Over-Year Change
a forbearance plan as of the end of February.

New Listings
3,401 2,001
Single-Family Only Condominium Only
-31.4% -3.8%

Year-Over-Year Change  Year-Over-Year Change

Data is c: changes in m

vity so figt different than previor

All data from the Berkshire County Multiple Listing Service, G 9, Inc. and MLS

Single-Family Market Overview === MASSACHUSETTS

ASSOCIATION OF REALTORS®

Key market metrics for the current month and year-to-date figures for Single-Family Homes Only

ML Historical Sparkbars 22020 2-2021  +/-  YID2020 YID2021  +/-

select the desired metric to jump to that page

Closed Sales 2,541 2,748 +8.1% 5,866 6,371 +8.6%
22018 22019 22020 22021

Median Sales Price $395,000 $462,500 +17.1% $400,000 $465,000 + 16.3%
22018 22019 22020 22021

Affordability Index 106 90 -15.1% 104 90 -13.5%
22018 22019 2200 22021

Homes for Sale 10,037 3,167 -68.4% -- - --
22018 22019 22020 22021

Months Supply 2.1 0.6 -71.4% -- - --
22018 22019 22020 22021

Final Days on Market 66 40 -39.4% 63 36 -42.9%
22018 22010 22020 22021

Cumulative Days on Market 79 50 -36.7% 76 46 -39.5%
22018 22019 2200 22021

Pct. of Orig. Price Received 95.9% 99.8% +41% 95.6% 99.9% +4.5%
22018 22010 22020 22021

New Listings 4,956 3,401 -31.4% 8,846 6,611 -25.3%
22018 22010 22020 22021

All data from the Berkshire County Multiple Listing Ser d & Islands Association of REALTORS®, Inc. and MLS Property Information Network, Inc. Provided by MAR. Report © 2021 ShowingTime.

o
[



=Y MASSACHUSETTS

ASSOCIATION OF REALTORS®

Condominium Market Overview

Key market metrics for the current month and year-to-date figures for Condominium Properties Only.

Key Metrics

’ ) Historical Sparkbars 2-2020 2-2021 YTD 2020 YTD 2021 +/-
select the desired metric to jump to that page
Closed Sales 1,204 1,276 +6.0% 2,536 2,764 +9.0%
22018 22019 2.200 22021
Median Sales Price $405,000 $425,750 +5.1% $405,000 $423,250 +4.5%
22018 22019 2200 22021
Affordability Index 103 98 -4.9% 103 929 -3.9%
22018 22019 2.200 22021
Homes for Sale 3,834 2,545 - 33.6% -- - --
22018 22019 2.200 22021
Months Supply 2.0 1.3 - 35.0% -- - --
22018 22019 2.200 22021
Final Days on Market 61 52 -14.8% 56 47 -16.1%
22018 22019 2.200 22021
Cumulative Days on Market 72 62 -13.9% 68 57 -16.2%
22018 22019 2.200 22021
Pct. of Orig. Price Received 97.2% 97.7% +0.5% 97.1% 97.8% +0.7%
22018 22019 2.200 22021
New Listings 2,081 2,001 -3.8% 4,006 3,995 -0.3%
22018 22019 2200 22021
All data from the B tion of REALTORS®, Inc. and MLS Property Information Network, Inc. Provided by MAR. Report C 3
Closed Sales == MASSACHUSETTS
ASSOCIATION OF REALTORS®
A count of the actual sales that closed in a given month.
February Year to Date Yov Yoy
Single-Family Change  Condominium  Change
2.748 6,371 March 2020 3,568 +1.7% 1,524 +1.3%
2,680 . )
2,541 5760 5,866 April 2020 3,519 -12.5% 1,436 -19.8%
May 2020 3,762 -29.4% 1,231 - 44.6%
June 2020 4,878 -20.5% 1,713 -26.5%
July 2020 6,475 +5.1% 2,266 +1.4%
August 2020 6,386 +1.0% 2,331 +1.4%
1115 1,204 1,276 2,536 2,764 September 2020 6,026 +25.5% 2,233 +22.9%
! 2,233 October 2020 6,236  +24.0%| 2227 +16.6%
November 2020 5,398 +17.3% 1,926 +14.3%
December 2020 5,943 +23.5% 2,223 +18.2%
January 2021 3,623 +9.0% 1,488 +11.7%
February 2021 2,748 +8.1% 1,276 +6.0%
2019 2020 2021 2019 2020 2021 2019 2020 2021 2019 2020 2021 Total 58,562 +3.5% 21.874 -1.5%
+107% -52% +81%  +113% +8.0% +6.0% -15% +1.8% +8.6% -1.6% +136% +9.0% ’ : ’ :
Single-Family Condominium Single-Family Condominium
Historical Closed Sales by Month
e Single-Family Condominium
7,000
6,000
5,000
4,000
3,000
2,000
1,000
0
1-2003  1-2004 12005  1-2006  1-2007  1-2008 12009  1-2010  1-2011  1-2012  1-2013  1-2014  1-2015  1-2016  1-2017  1-2018  1-2019  1-2020  1-2021

Al data from the Berkshire County Multiple Listing S

s Association of REALTORS

Inc. and MLS Property Information

etwork, Inc. Provided by MAR. Report © 2021 ShowingTime.

G-2



Median Sales Price M= MASSACHUSETTS

ASSOCIATION OF REALTORS®

Point at which half of the sales sold for more and half sold for less, not accounting for seller concessions, in a given month

February Year to Date Yov Yov
Single-Family Change  Condominium  Change
$465,000 0, 0
March 2020 $415,000  +63% | $430,000 +14.7%
saoso00 > $400,000 sa05.000 S22 April 2020 $437,750  +10.8% | $435000  +13.9%
$349.000 $379,000 $369,000 May 2020 $438,000  +4.3% | $402500  -3.0%
’ June 2020 $455,000  +3.4% | $400,000  -7.0%
July 2020 $472500  +7.9% | $425000  +6.4%
August 2020 $492,000  +14.4% | $427,500  +62%
September 2020 $490,000  +19.5% | $420,000  +10.6%
October 2020 $470,000  +17.5% | $410,000  +10.8%
November 2020 $480,000  +18.5% | $416,750  +8.2%
December 2020 $475000  +15.8% | $420,000  +7.7%
January 2021 $465,000  +14.8% | $420,000  +3.7%
February 2021 $462,500 +17.1% | $425750  +5.1%
2019 2019 2020 2021 2019 2020 2021 2019 2020 2021 Median $466,000 +12.3% $420,000 +6.3%
+7.4% +42% +171% -33% +16.0% +5.1% +4.1% +55% +16.3% +0.0% +128% +4.5%
Single-Family Condominium Single-Family Condominium
Historical Median Sales Price by Month Single-Farmiy Gondominium
$500,000
$450,000
$400,000 A“ﬂj
$350,000 l,
$250,000
$200,000

1-2003 1-2004 1-2005 1-2006 1-2007 1-2008 1-2009 1-2010 1-2011 1-2012 1-2013 1-2014 1-2015 1-2016 1-2017 1-2018 1-2019 1-2020 1-2021

All d:

1ta from the Berks!

Association of REALTORS®, Inc. 2

Multiple Listing Service, C:

MLS Property Information Network, Inc. Provided by MAR. Report © 202

Housing Affordability Index === MASSACHUSETTS

ASSOCIATION OF REALTORS®

This index measures housing affordability for the region. For example, an index of 120 means the median household income is 120% of what is
necessary to qualify for the median-priced home under prevailing interest rates. A higher number means greater affordability.

February Year to Date Yov Yoy
Single-Family Change  Condominium  Change
109 ~1.09 ~7.89
100 106 103 104 106 103 March 2020 97 1.0% 94 7.8%
100 99 April 2020 96 -2.0% 97 -4.0%
90 May 2020 96 +4.3% 104 +11.8%
June 2020 94 +6.8% 107 +18.9%
July 2020 92 +22% 102 +3.0%
August 2020 89 -7.3% 102 0.0%
September 2020 89 -10.1% 104 -2.8%
October 2020 94 -87% 107 -3.6%
November 2020 92 -71% 106 +1.0%
December 2020 93 -51% 106 +2.9%
January 2021 94 -7.8% 104 +2.0%
February 2021 90 -15.1% 98 - 4.9%
2019 2020 2021 2019 2020 2021 2019 2020 2021 2019 2020 2021 Average 93 ~4.5% 103 +11%
-6.5% +6.0% -15.1% +3.8% -55% -4.9% -3.8% +4.0% -13.5% 0.0% -28% -3.9% : :
Single-Family Condominium Single-Family Condominium
Historical Housing Affordability Index by Month o Single-Family GCondominium
180
160
140
120
100 \ \A‘r\\ \fl‘\ A
80
60

1-2003 1-2004 1-2005 1-2006 1-2007 1-2008 1-2009 1-2010 1-2011 1-2012 1-2013 1-2014 1-2015 1-2016 1-2017 1-2018 1-2019 1-2020 1-2021

Al d:

1ta from the Berks!

inty Multiple Listing Service, Association of REALTORS®, Inc. ¢

LS Property Information Network, Inc. Provided by MAR. Report © 202
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Inventory of Homes for Sale === MASSACHUSETTS

ASSOCIATION OF REALTORS®

The number of properties available for sale in an active status at the end of a given month.

February Yov Yov
Single-Family Change  Condominium  Change
12,105 March 2020 10,610 -15.3% 4,118 -8.4%
t

April 2020 10,424 -241% 4,217 -14.4%

May 2020 10,522 -33.3% 4,516 -17.6%

June 2020 9,687 -40.8% 4,665 -16.0%

July 2020 9,185 -41.6% 4,800 -10.0%

August 2020 8,410 -45.1% 4,681 -7.2%

September 2020 8,479 -47.3% 5,266 -5.8%

4,174 3834 October 2020 8049  -48.0% | 58305  -3.6%

’ 2545 November 2020 6,638 -49.8% 4,614 -2.5%

4 December 2020 4,732 -53.6% 3,288 -10.7%

January 2021 3,963 -59.0% 2,971 -19.5%

February 2021 3,167 - 68.4% 2,545 - 33.6%

2020 2o 2020 2021 Average 7814 -428% 4249  -11.9%

+7.0% -171% -68.4% +23.4% -81% -33.6%
Single-Family Condominium
Historical Inventory of Homes for Sale by Month '
e Single-Family Condominium
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owingTime. | 7

y Multiple Listing S Association of REALTORS®, Inc. MLS Property Information Network, Inc. Provided by MAR. Report © 2021

Months Supply of Inventory === MASSACHUSETTS

ASSOCIATION OF REALTORS®

The inventory of homes for sale at the end of a given month, divided by the average monthly pending sales from the last 12 months.

February Yov Yoy
Single-Family Change  Condominium  Change
26 March 2020 23 -14.8% 23 -8.0%
April 2020 23 -20.7% 24 -11.1%
21 23 20 May 2020 2.4 -29.4% 2.7 -10.0%
" June 2020 21 -40.0% 2.8 -9.7%
July 2020 2.0 -41.2% 2.8 -6.7%
1.3 August 2020 1.8 -45.5% 2.7 -3.6%
September 2020 1.8 -471% 2.9 -6.5%
October 2020 1.6 -51.5% 2.9 -3.3%

November 2020 1.3 -53.6% 2.5 0.0%
December 2020 0.9 -59.1% 1.8 -10.0%
January 2021 0.8 -60.0% 1.6 -20.0%
February 2021 0.6 -71.4% 1.3 - 35.0%
2019 2020 2019 2020 2021 Average 1.7 -42.8% 2.4 -9.3%

+8.3% -19.2% -711.4% +27.8% -13.0% -35.0%
Single-Family Condominium
Historical Months Supply of Inventory by Month o Single-Family GCondominium

| \m// \f\/\\/\/\/
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Al data from the Berk: Association of REALTORS®, Inc. and MLS Property Information Network, Inc. Provided by MAR. Report © 2021 ShowingTime. | 8 G'4
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Final Days on Market

Average number of days between when a property is last listed and when the final offer is accepted in a given month.

ASSOCIATION OF REALTORS®

mvoe MASSACHUSETTS

February Year to Date Yov Yov

Single-Family Change  Condominium  Change

March 2020 57 -6.6% 49 -3.9%

63 63

68 66 55 56 April 2020 45 -21.1% 4 -8.9%
58 61 May 2020 43 -6.5% 37 -7.5%
52 47 June 2020 43 +132% 43 +22.9%
July 2020 42 +10.5% 39 +14.7%

40 36 August 2020 38 -5.0% 39 0.0%
September 2020 36 -28.4% 38 -13.6%
October 2020 35 -25.5% 39 -13.3%
November 2020 28 -41.7% 35 -14.6%
December 2020 32 -38.5% 38 -20.8%
January 2021 33 -45.0% 42 -19.2%
February 2021 40 - 39.4% 52 -14.8%

2019 2020 2021 2019 2020 2021 2019 2020 2021 2019 2020 2021

Average 39 -19.5% 41 -6.1%
00% -29% -394% +16.0% +52% -14.8% 0.0% 00% -429% +7.8% +1.8% -161%
Single-Family Condominium Single-Family Condominium
Historical Final Days on Market by Month Single-Farly Gondominium
140
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Al

data from the Berksh

inty Multiple Listing Service, Cape Cod & Is

ssociation of REALTORS®, Inc. and MLS Property Information Network, Inc. Provided by MAR. Report © 2021

Cumulative Days on Market

Average number of days between when a property is first listed and when the final offer is accepted before closing in a given month.

ASSOCIATION OF REALTORS®

B MASSACHUSETTS

February Year to Date Yov Yoy

Single-Family Change  Condominium  Change

March 2020 73 -6.4% 61 -3.2%

83
79 80

72 76 April 2020 59 -18.1% 55 -3.5%

68 66 68 May 2020 54 -11.5% 48 -77%
62 57 June 2020 54 +5.9% 52 +15.6%
50 July 2020 51 +4.1% 50 +13.6%

46 August 2020 49 -5.8% 49 +21%

September 2020 46 -20.7% 46 -17.9%

October 2020 45 -23.7% 51 -7.3%

November 2020 38 -38.7% 45 -13.5%

December 2020 40 -38.5% 48 -18.6%

January 2021 42 -42.5% 52 -18.8%

February 2021 50 - 36.7% 62 -13.9%

2019 2020 2021 2019 2020 2021 2019 2020 2021 2019 2020 2021
-1.2% -48% -36.7% +63% +59% -13.9% +3.9% -5.0% -39.5% +4.8% +3.0% -16.2%

Single-Family Condominium Single-Family Condominium

Average 49 -19.5% 51 -5.7%

Historical Cumulative Days on Market by Month

175

e Single-Family Condominium

25
1-2003 1-2004 1-2005 1-2006 1-2007 1-2008 1-2009 1-2010 1-2011 1-2012 1-2013 1-2014 1-2015 1-2016 1-2017 1-2018 1-2019 1-2020 1-2021

All data from the Berkshire County Multiple Listing Servic

on of REALTORS®, Inc. and MLS Property Inform

on Network, Inc. Provided by MAR. Report © 2021 ShowingTime.
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Percent of Original List Price Received

Percentage found when dividing a property’s sales price by its original list price, then taking the average for all properties sold
in a given month, not accounting for seller concessions.

mvoe MASSACHUSETTS

ASSOCIATION OF REALTORS®

February Year to Date Yov Yov
Single-Family Change  Condominium  Change
March 2020 97.1% +1.0% 99.0% +0.9%
047% 95.9% 298%  96.9% 97.2% 97.7% o470 956% 0%  96.9% 97.1% 97.8%  Apri 2020 98.6%  +18% | 99.5%  +0.8%
May 2020 98.3% +0.2% 98.8% -0.3%
June 2020 98.4% -0.2% 98.7% -0.5%
July 2020 99.1% +1.0% 99.0% 0.0%
August 2020 99.6% +2.3% 99.1% +0.7%
September 2020 100.0% +3.1% 99.1% +1.0%
October 2020 100.3% +3.6% 99.0% +1.4%
November 2020 100.6% +4.4% 99.0% +1.1%
December 2020 100.0% +4.3% 98.3% +1.2%
January 2021 99.9% +4.8% 97.9% +0.9%
February 2021 99.8% +41% 97.7% +0.5%
2019 2020 2021 2019 2020 2021 2019 2020 2021 2019 2020 2021 Average 99.4% +2.4% 98.8% +0.6%
-09%  +13% +41% -13% +03% +0.5% -09% +10%  +45% -09% +02% +0.7%
Single-Family Condominium Single-Family Condominium
Historical Percent of Original List Price Received by Month o Singlo-Family GCondominium
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New Listings

A count of the properties that have been newly listed on the market in a given month.

B MASSACHUSETTS

ASSOCIATION OF REALTORS®

Year to Date

February Yov Yoy
Single-Family Change  Condominium  Change
8728 8846 March 2020 6,031 -6.3% 2,303 -16.0%
4,956 April 2020 3,948 -50.5% 1,508 -52.0%
4,442 May 2020 6,367 -33.9% 2,511 -25.4%
June 2020 7,283 -72% 3,173 +10.8%
July 2020 6,917 +9.5% 3,050 +33.4%
August 2020 6,499 +9.1% 2,708 +29.6%
3,963 4,006 3,995 September 2020 7,091 -1.7% 3,462 +12.3%
1,936 2081 2,001 October 2020 6517  +46% | 2971  +17.7%
November 2020 4,053 +11.3% 1,730 +19.1%
December 2020 2,601 +28.3% 1,212 +41.6%
January 2021 3,210 -17.5% 1,994 +3.6%
February 2021 3,401 - 31.4% 2,001 - 3.8%
2019 2020 2021 2019 2020 2021 2019 2020 2021 2019 2020 2021 Total 63,918 ~11.4% 28.623 +0.7%
-41%  +116% -31.4% +1.0% +75% -3.8% +72% +14% -253% +145% +11% -03% ! : ! ’
Single-Family Condominium Single-Family Condominium
Historical New Listings by Month o Single-Family Condominium
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Glossary of Terms

=Y MASSACHUSETTS

ASSOCIATION OF REALTORS®

A research tool provided by the Massachusetts Association of REALTORS®

Closed Sales

Median Sales Price

Housing Affordability Index

Inventory of Homes for Sale

Months Supply of Inventory

Final Days on Market Until Sale

Cumulative Days on Market Until Sale

Percent of Original List Price Received

New Listings

om the Berkshire County Multiple Listir

A measure of home sales that were closed to completion during the report period.

A measure of home values in a market area where 50% of activity was higher and 50% was lower than this price point.

A measure of how affordable a region’s housing is to its consumers. A higher number means greater affordability. The index is based on
interest rates, median sales price and average income by county.

A measure of the number of homes available for sale at a given time. Once a listing goes pending, sold or is taken off the market, it is no
longer considered “active.” The availability of homes for sale has a big effect on supply-demand dynamics and home prices.

The inventory of homes for sale (at the end of a given month) divided by the average monthly pending sales from the last 12 months.

A measure of how many calendar days pass between when a listing becomes active (not pending) for the last time to the last time it goes
pending directly before it is sold. A pending sale is defined as something classified as Pending, Active with a Flag, Contingent or Under
Agreement.

A measure of the average number of calendar days that pass from when a listing is first listed to when a property goes into the last pending
status before it is sold.

This is calculated as Total Sold Dollars (all sold prices added together) divided by Total Original Price (all original list prices added together).

A measure of how much new supply is coming onto the market from sellers. It is calculated by counting all listings with a list date in the
reporting period.

®, Inc. and MLS
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== HOUSING CHOICE BEST PRACTICES

Housing Choice Communities are designated in two ways:
1) At least 5% increase or 500 increase in new units over the previous 5 years;
OR

2) Atleast a 3% increase or 300 unit increase in new units over the previous 5 years AND
demonstrate 7 of 14 of the following best practices, two of which must be affordable.

For Housing Choice Community grants, applicants receive points including bonus points for
implementation of these best practices. There is no minimum number of best practices required for the

grants, however, points are awarded for demonstration of best practices.

The following list contains an array of techniques and methods to support housing production
and affordable housing for Massachusetts Towns and Cities. There are many, many strategies
not on this list, but we are highlighting these as a baseline of methods that we recommend to
local governments. For more information about the Baker-Polito Housing Choice Initiative, see
www.mass.gov/housingchoice. In the list below, those strategies particularly related to creating

and maintaining affordable housing are in italics. These best practices are used to evaluate
applicants seeking designation as a Housing Choice Community and also as scoring criteria in the
Housing Choice Capital grant program.

1.

Have at least one zoning district that allows multifamily by right (in addition to 40R
districts) where there is capacity to add units and that allows for family housing that is
not age restricted and does not restrict units with more than 2 bedrooms (or have a
pattern of approving such developments over the last 5 years)

Have Inclusionary Zoning that provides for reasonable density increases so that housing is
not unreasonable precluded

Have an approved 40R Smart Growth or Starter Homes district. Please note, that if your
community repealed its only 40R district, it no longer qualifies for this best practice.

Have zoning that allows mixed use or cluster / Open Space Residential development by
right that is not part of a 40R district (or have a pattern of approving such developments
over the last 5 years)

Have zoning that allows for accessory dwelling units by right (or have a pattern of
approving ADUs over the last 5 years)

1/2021



http://www.mass.gov/housingchoice

10.

11.
12.

13.

14.

== HOUSING CHOICE BEST PRACTICES

Designated local resources for housing such as established an Affordable Housing Trust,
donated land, or spent substantial Community Preservation Act (CPA) funds for
community housing over the last 5 years.

Reduced parking requirement for Multi-Family units within the last 5 years or require no
more than 1 parking space per unit for multifamily units.

Provide evidence of education and training for a majority of members on a land use
board (Planning Board, Board of Appeals, Select Board and/or City Council) from Citizen
Planner Training Collaborative, Massachusetts Housing Partnership’s Housing Institute,
Community Development Partnership’s Lower Cape Housing Institute, or Urban Land
Institute’s (ULI’s) Urban Plan Public Leadership Institute over the last 5 years.

Have units currently eligible for inclusion in the Subsidized Housing Inventory (SHI) that
equal or exceed 10% of total year round housing stock according to the DHCD subsidized
housing inventory, where such 10% was not reached after local comprehensive permit(s)
were denied or conditioned and had the denial or condition overturned by the Housing
Appeals Court (HAC).

Have increased your community’s SHI by at least 2.5% points in the last 5 years where
such increase was not reached after local comprehensive permit(s) were denied or
conditioned and had the denial or conditions overturned by HAC.

Selected a housing best practice as part of a Community Compact

Participate in the Housing Development Incentive Program (HDIP), have adopted an
Urban Center Housing Tax Increment Financing district, approved District Improvement
Financing (DIF) related to housing, have adopted an Urban Renewal Plan that includes a
significant Housing element.

Have adopted local option property tax relief programs for income eligible seniors either
as provided for by statute (MGL c. 59 section 5) or through a home rule petition; OR have
adopted a Community Impact Fee for short term rentals (MGL c. 64G, section 3D) where
your community has committed in writing to using a portion of such revenues for
affordable housing.

Have a CERTIFIED Housing Production Plan which means that you have an DHCD
approved Housing Production Plan and have subsequently seen an increase of 0.5% or 1%
in your year round housing units (see https.//www.mass.qov/service-details/chapter-40-
b-housing-production-plan for more information)

1/2021
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Franklin Affordable Housing Trust - Affirmative Fair Housing Marketing Plan
(Including Resident Selection Processes)

The Commonwealth of Massachusetts has a compelling interest in creating fair and open access
to affordable housing and promoting compliance with state and federal civil rights obligations.
Therefore, all housing with state subsidy or housing for inclusion on the Subsidized Housing
Inventory (SHI) shall have an Affirmative Fair Housing Marketing Plan (AFHMP). The
affordable Use Restriction documents of said housing must require that the AFHMP, subject to
the approval of the subsidizing or funding agency, shall be implemented for the term of the Use
Restriction. Affirmative Fair Housing requirements apply to the full spectrum of activities that
culminate with occupancy, including but not limited to means and methods of outreach and
marketing through to the qualification and selection of residents. All AFHMP plans must, at a
minimum, meet the standards set forth by the Department of Housing and Community
Development (DHCD). In the case of M.G.L. ¢.40B projects, the AFHMP must be approved by
the Subsidizing Agency.

The developer (Developer) is responsible for resident selection, including but not limited to
drafting the resident selection plan, marketing, administering the initial lottery process, and
determining the qualification of potential buyers and/or tenants. The Developer is responsible
for paying for all of the costs of affirmative fair marketing and administering the lottery and may
use in-house staff, provided that such staff meets the qualifications described below. The
Developer may contract for such services provided that any such contractor must be experienced
and qualified under the following standards.

Note: As used in these AFHMP Guidelines, “Developer” refers to the Project Developer and/or
the entity with which the Developer has contracted to carry out any or all of the tasks associated
with an AFHMP.

A. Developer Staff and Contractor Qualifications

The entity as well as the individual with primary responsibility for resident selection, whether in-
house staff or a third-party contractor, must have substantial, successful prior experience in each
component of the AFHMP for which the party will be responsible, e.g. drafting the plan,
marketing and outreach activities, administering the lottery process and/or determining eligibility
under applicable subsidy programs and/or qualifying buyers with mortgage lenders.

Subsidizing Agencies reserve the right to reject the qualifications of any Developer or contractor.
However, generally, Developers or contractors that meet the following criteria for each
component, as applicable, will be considered to be qualified to carry out the component(s) for
which they are responsible:

e The entity has successfully carried out similar AFHMP responsibilities for a minimum of
three (3) projects in Massachusetts or the individual with primary responsibility for the
resident selection process has successfully carried out similar AFHMP responsibilities for
a minimum of five (5) projects in Massachusetts.

e The entity has the capacity to address matters relating to English language proficiency.

e “Successfully” for the purposes of these Guidelines means that, with respect to both the
entity and the relevant staff, (a) the prior experience has not required intervention by a
Subsidizing Agency to address fair housing complaints or concerns; and (b) that within
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the past five (5) years, there has not been a finding or final determination against the
entity or staff for violation of any state or federal fair housing law.

B. Affirmative Fair Housing Marketing Plan

The Developer shall prepare the following materials which shall comprise an AFHMP:

¢ Informational materials for applicants including a general description of the overall
project that provides key information such as the number of market/affordable units,
amenities, number of parking/garage spaces per unit, distribution of bedrooms by market
and affordable units, accessibility, etc.
A description of the eligibility requirements.
Lottery and resident selection procedures.
A clear description of the preference system being used (if applicable).
A description of the measures that will be used to ensure affirmative fair marketing will
be achieved including a description of the affirmative fair marketing and outreach
methods that will be used, sample advertisements to be used, and a list of publications
where ads will be placed.
e Application materials including:

0 The application form.

O A statement regarding the housing provider’s obligation not to discriminate in the
selection of applicants, and such a statement must also be included in the application
materials.

0 Information indicating that disabled persons are entitled to request a reasonable
accommodation of rules, policies, practices, or services, or to request a reasonable
modification of the housing, when such accommodations or modifications are
necessary to afford the disabled person equal opportunity to use and enjoy the
housing.’

O An authorization for consent to release information.

e For homeownership transactions, a description of the use restriction and/or deed rider.

The Subsidizing Agency must approve the AFHMP before the marketing process commences.
In the case of a Local Action Unit (LAU), DHCD and the municipality must approve the
AFHMP.

The AFHMP shall be applied to affordable units® upon availability for the term of affordability
and must consist of actions that provide information, maximum opportunity, and otherwise
attract eligible persons protected under state and federal civil rights laws that are less likely to

apply.
Outreach and Marketing

! It is important to remember that legal obligations with respect to accessibility and modifications in housing extend beyond the
Massachusetts Architectural Access Board requirements, including federal requirements imposed by the Fair Housing Act, the
Americans with Disabilities Act, and the Rehabilitation Act. Under state law, in the case of publicly assisted housing, multiple
dwelling housing consisting of ten or more units, or contiguously located housing consisting of ten or more units (see M.G.L. c.
151B, § 1 for definitions), reasonable modification of existing premises shall be at the expense of the owner or other person having
the right of ownership if necessary for the disabled person to fully enjoy the premises. M.G.L. c. 151B, § 4(7A). See also 24 C.F.R.
part 8 for Rehabilitation Act requirements of housing providers that receive federal financial assistance.

2 The advertising component of the AFHMP applies to all units.



Marketing should attract residents outside the community by extending to the regional statistical
area as well as the state.

e Advertisements should be placed in local and regional newspapers, and newspapers that
serve minority groups and other groups protected under fair housing laws. Notices
should also be sent to local fair housing commissions, area churches, local and regional
housing agencies, local housing authorities, civic groups, lending institutions, social
service agencies, and other non-profit organizations.

e Affordable units in the Boston Metro Area (Boston-Cambridge-Quincy MSA) must be
reported to the Boston Fair Housing Commission’s Metro list (Metropolitan Housing
Opportunity Clearing House). Such units shall be reported whenever they become
available (including upon turnover).

e Affordable and/or accessible’ rental units must be listed with the Massachusetts
Accessible Housing Registry whenever they become available (including upon turnover).
See http://www.chapa.org.

e Available affordable ownership units must also be listed with CHAPA’s lottery website
(see http://www.chapa.org ) and with the Massachusetts Affordable Housing Alliance
(MAHA) website (see http://www.mahahome.org ).

e Marketing should also be included in non-English publications based on the prevalence
of particular language groups in the regional area. To determine the prevalence of a
particular language by geographical area, see for example:
http://www.doleta.gov/reports/CensusData/LWIA by_State.cfm?state=MA .

(April 8, 2008 changes: (1) Inserted new first bullet paragraph; (2) modified fourth paragraph to
include listing with MAHA website; and (3) modified fifth bullet paragraph which, previously,
stated: ““...Marketing should also be targeted towards persons with limited English proficiency
(LEP), not limited to solely to Spanish speaking persons.”)

All marketing should be comparable in terms of the description of the opportunity available,
regardless of the marketing type (e.g., local newspaper vs. minority newspaper). The size of the
advertisements, including the content of the advertisement, should be comparable across
regional, local, and minority newspapers.

Advertisements should run a minimum of two times over a sixty day period and be designed to
attract attention. Marketing of ownership units should begin approximately six months before
the expected date of project occupancy.

Pursuant to fair housing laws,* advertising must not indicate any preference or limitation, or
otherwise discriminate based on race, color, disability, religion, sex, familial status, sexual
orientation, national origin, genetic information, ancestry, children, marital status, or public
assistance receipt. Exceptions may apply if the preference or limitation is pursuant to a lawful

® Note: The owner or other person having the right of ownership shall, in accordance with M.G.L. c. 151B, §4(7A), give at least
fifteen days’ notice of the vacancy of a wheelchair accessible unit to the Massachusetts Rehabilitation Commission. Said statute
also requires the owner or other person having the right of ownership to give timely notice that a wheelchair accessible unit is
vacant or will become vacant to a person who has, within the past 12 months, notified the owner or person or person having the
right of ownership that such person is in need of a wheelchair accessible unit.

442 U.S.C. § 3604(c); M.G.L. c. 151B, § 4(7B).
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eligibility requirement. All advertising depicting persons should depict members of classes of
persons protected under fair housing laws, including majority and minority groups.

The Fair Housing logo (@) and slogan (“Equal Housing Opportunity”) should be included in all
marketing materials. The logo may be obtained at HUD’s website at:
http://www.hud.gov/library/bookshelfl 1/hudgraphics/theologo.cfm .

Availability of Applications

Advertising and outreach efforts shall identify locations where the application can be obtained.
Applications shall be available at public locations including one that has some night hours;
usually, a public library will meet this need. The advertisement shall include a telephone
number an applicant can call to request an application via mail.

Informational Meeting

In addition, the lottery administrator must offer one or more informational meetings for potential
applicants to educate them about the lottery process and the housing development. These
meetings may include local officials, developers, and local bankers. The date, time, and location
of these meetings shall be published in ads and flyers that publicize the availability of lottery
applications. The workshops shall be held in a municipal building, school, library, public
meeting room or other accessible space. Meetings shall be held in the evening or on weekend
days in order to reach as many potential applicants as possible. However, attendance at a
meeting shall not be mandatory for participation in a lottery.

The purpose of the meeting is to answer questions that are commonly asked by lottery applicants.
Usually a municipal official will welcome the participants and describe the municipality’s role in
the affordable housing development. The lottery administrator will then explain the information
requested on the application and answer questions about the lottery drawing process. The
Developer should be present to describe the development and to answer specific questions about
the affordable units. It is helpful to have representatives of local banks present to answer
questions about qualifications for the financing of affordable units. At the meeting, the lottery
administrator should provide complete application materials to potential applicants.

Homeownership — Establishing Sales Prices

Sale prices shall be established at the time of the initial marketing of the affordable units.
Thereafter, the prices of homes cannot be increased for lottery winners, even if interest rates and
HUD income guidelines change.

For large, phased developments maximum sale prices of units sold in subsequent phases will be
calculated prior to the start of marketing for each phase, or approximately 6 months prior to
expected occupancy of the units. In such cases, each phase will require its own affirmative fair
marketing efforts and lottery.

C. Local Preference

If a community wishes to implement a local selection preference, it must:
e Demonstrate in the AFHMP the need for the local preference (e.g., the community may
have a disproportionately low rental or ownership affordable housing stock relative to
need in comparison to the regional area); and



e Demonstrate that the proposed local preference will not have a disparate impact on
protected classes.

In no event may a local preference exceed more than 70% of the (affordable) units in a Project.

The Subsidizing Agency, and in the case of LAUs, DHCD as well as the municipality, must
approve a local preference scheme as part of the AFHMP. Therefore, the nature and extent of
local preferences should be approved by the Subsidizing Agency (or DHCD in the case of
LAUs) prior to including such language in the comprehensive permit or other zoning
mechanism.

Allowable Preference Categories

1. Current residents: A household in which one or more members is living in the city or
town at the time of application. Documentation of residency should be provided, such as
rent receipts, utility bills, street listing or voter registration listing.

2. Municipal Employees: Employees of the municipality, such as teachers, janitors,
firefighters, police officers, librarians, or town hall employees.

3. Employees of Local Businesses: Employees of businesses located in the municipality.
4. Households with children attending the locality’s schools, such as METCO students.

(June 25, 2008 change: removed formerly listed allowable preference category, “Family of
Current Residents.”)

When determining the preference categories, the geographic boundaries of the local resident
preference area should not be smaller than municipal boundaries.

Durational requirements related to local preferences, (how long an applicant has lived in
or worked in the residency preference area) are not permitted in any case.

Preferences extended to local residents should also be made available not only to applicants who
work in the preference area, but also to applicants who have been hired to work in the
preference area, applicants who demonstrate that they expect to live in the preference area
because of a bona fide offer of employment, and applicant households with children attending
the locality’s schools, such as METCO students.

A preference for households that work in the community must not discriminate (including have a
disproportionate effect of exclusion) against disabled and elderly households in violation of fair
housing laws.

Advertising should not have a discouraging effect on eligible applicants. As such, local
residency preferences must not be advertised as they may discourage non-local potential
applicants.

Avoiding Potential Discriminatory Effects

The local selection preferences must not disproportionately delay or otherwise deny admission of
non-local residents that are protected under state and federal civil rights laws. The AFHMP
should demonstrate what efforts will be taken to prevent a disparate impact or discriminatory
effect. For example, the community may move minority applicants into the local selection pool
to ensure it reflects the racial/ethnic balance of the HUD defined Metropolitan Statistical Area as
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described below.” However, such a protective measure may not be sufficient as it is
race/ethnicity specific; the AFHMP must address other classes of persons protected under fair
housing laws who may be negatively affected by the local preference.

To avoid discriminatory effects in violation of applicable fair housing laws, the following
procedure should be followed unless an alternative method for avoiding disparate impact (such
as lowering the original percentage for local preference as needed to reflect demographic
statistics of the MSA) is approved by the Subsidizing Agency. If the project receives HUD
financing, HUD standards must be followed.

A lottery for projects including a local preference should have two applicant pools: a local
preference pool and an open pool. After the application deadline has passed, the Developer
should determine the number of local resident minority households there are in the municipality
and the percentage of minorities in the local preference pool. If the percentage of minority local
resident households in the local preference pool is less than the percentage of minorities in the
surrounding HUD-defined area, the Developer should make the following adjustments to the
local preference pool:

e The Developer should hold a preliminary lottery comprised of all minority applicants
who did not qualify for the local preference pool, and rank the applicants in order of
drawing.

e Minority applicants should then be added to the local preference pool in order of their
rankings until the percentage of minority applicants in the local preference pool is equal
to the percentage of minorities in the surrounding HUD-defined area.

e Applicants should be entered into all pools for which they qualify. For example, a local
resident should be included in both pools.

e Minorities should be identified in accordance with the classifications established by HUD
and the U.S. Census Bureau, which are the racial classifications: Black or African
American; Asian; Native American or Alaska Native; Native Hawaiian or Pacific
Islander; or other (not White); and the ethnic classification Hispanic or Latino.

D. Household Size/Larger Households Preference
General

Household size should be appropriate for the number of bedrooms in the home. It is appropriate
to set a minimum. A maximum household size for the units may be established provided that:

e Maximum allowable household size may not be more restrictive than the State Sanitary
Code or applicable local bylaws, and may not violate state and federal civil rights laws.

e Maximum allowable household size may not be more restrictive than the Large
Household Preference established below.

Larger Household Preference

Within an applicant pool first preference shall be given to households requiring the total number of
bedrooms in the unit based on the following criteria:

® Note: This protective measure may not be dispositive with respect to discriminatory effects. For example, the non-local applicant
pool may contain a disproportionately large percentage of minorities, and therefore adjusting the local preference pool to reflect
demographics of the regional area may not sufficiently address the discriminatory effect that the local preference has on minority
applicants. Therefore, characteristics of the non-local applicant pool should continually be evaluated.



a. There is at least one occupant per bedroom.’

b. A husband and wife, or those in a similar living arrangement, shall be required to share a
bedroom. Other household members may share but shall not be required to share a
bedroom.

c. A person described in the first sentence of (b) shall not be required to share a bedroom if a
consequence of sharing would be a severe adverse impact on his or her mental or physical
health and the lottery agent receives reliable medical documentation as to such impact of
sharing.

Within an applicant pool second preference shall be given to households requiring the number of
bedrooms in the unit minus one, based on the above criteria. Third preference shall be given to
households requiring the number of bedrooms in the unit minus, two, based on the above criteria.

A “household” shall mean two or more persons who will live regularly in the unit as their principal
residence and who are related by blood, marriage, law or who have otherwise evidenced a stable
inter-dependent relationship, or an individual.

Lottery drawings shall result in each applicant being given a ranking among other applicants
with households receiving preference for units based on the above criteria. Household size shall
not exceed State Sanitary Code requirements for occupancy of a unit (See 105 CMR 400).’

E. Lotteries
The Lottery Application

Resident selection must generally be based on a lottery, although in some cases it may be based
on another fair and equitable procedure approved by the Subsidizing Agency.® A lottery
procedure is preferred over a “first-come, first-serve procedure,” as the latter procedure may
disadvantage non-local applicants.

The application period should be at least 60 days. To ensure the fairness of the application
process, applicants should not be required to deliver application materials and instead should be
permitted to mail them.

The lottery application must address a household’s:

income

assets

size and composition

minority status (optional disclosure by the household)
eligibility as a first-time buyer (for ownership units)
eligibility for local preference

¢ Disabled households must not be excluded from a preference for a larger unit based on household size if such larger unit is
needed as a reasonable accommodation.

7 Note, however, that fair housing exceptions may apply: see HUD Fair Housing Enforcement—Occupancy Standard; Notice of
Statement of Policy, Docket No. FR-4405-01 (1998).

8 In the case of project based Section 8 properties where resident selection is to be performed by the housing authority pursuant to
a Section 8 waiting list, a lottery procedure is not required.
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The lottery administrator shall request verification (e.g., three prior year tax returns with the W2
form; 5 most recent pay stubs for all members of the household who are working, three most
recent bank statements and other materials necessary to verify income or assets).

Applicants cannot be required to use a specific lender for their pre-approval letter or their
mortgage.

Only applicants who meet qualification requirements should be included in the lottery.

Lottery Procedure

Once all required information has been received, qualified applicants should be assigned a
registration number. Only applicants who meet the eligibility requirements shall be entered
into a lottery. The lottery shall be conducted after any appeals related to the project have
been completed and all permits or approvals related to the project have received final
action.

Ballots with the registration number for applicant households are placed in all lottery pools for
which they qualify. The ballots are randomly drawn and listed in the order drawn, by pool. Ifa
project has units with different numbers of bedrooms, units are then awarded (largest units first)
by proceeding down the list to the first household on the list that is of appropriate size for the
largest unit available according to the appropriate-unit-size criteria established for the lottery.
Once all larger units have been assigned to appropriately sized households in this manner, the
lottery administrator returns to the top of the list and selects appropriately sized households for
smaller units. This process continues until all available units have been assigned to appropriately
sized applicant households.

If the project includes units accessible or adaptable for occupancy by disabled persons, first
preference (regardless of applicant pool) for those units shall be given to such disabled persons,
including single person households, in conformity with state and federal civil rights laws.

The lottery administrator should retain a list of households who are not awarded a unit, in the
order that they were drawn. If any of the initial renters/buyers do not rent/purchase a unit, the
unit shall be offered to the highest ranked household on that retained list. This list may generally
be retained and used to fill units for up to one year. However, other factors such as the number
of households remaining on the list, the likelihood of the continuing eligibility of such
households, and the demographic diversity of such households may inform the retention time of
the list, subject to the approval of the Subsidizing Agency.

After the initial lottery, waiting lists should be analyzed, maintained, and updated (through
additional marketing) so that they remain consistent with the objectives of the housing program
and are adequately representative of the racial, ethnic, and other characteristics of potential
applicants in the housing market region.

Lottery Example




This theoretical lottery has an OPEN pool that includes all applicants and a LOCAL
PREFERENCE pool with only applicants from the local area.

e Total applicants in lottery: 100

e Total minority applicants: 20

e The community in which the lottery takes place falls within the HUD Boston
Metropolitan Statistical Area which has a minority population of 20.7%.

. Determine the number of applicants who claim a LOCAL preference according to approved
criteria.

. Determine the number of minority applicants in the LOCAL preference pool.

3. Determine the percentage of minority applicants in the LOCAL preference pool.

Total Minority
Applicants in % Minority Applicants in

Local Preference Pool

Total Applicants in
Local Preference

Pool Local Preference Pool

0 6.7%

Since the percentage of minority applicants in the LOCAL preference pool is below the
percentage of minority residents in the HUD defined statistical area (16.7% as opposed to
20.7%), a preliminary lottery is required.

The 10 minority applicants who do not have LOCAL preference are entered into a
preliminary drawing and assigned a rank based on the order of their draw. Minority
applicants are added to the LOCAL preference pool in order of their rank until the LOCAL
preference pool has at least as great a percentage of minority applicants as the larger
statistical area. In this example, 4 applicants will be added to the LOCAL preference pool to
bring the percentage of minority applicants up to 21.8%.

Total Applicants in To T9tal M‘inority % Minority Applicants in
Suppl ted Local Pref Applicants in
upplemented Local Preference Supplemented Local Supplemented Local
Pool Preference Pool Preference Pool
4 21.8%

5. Draw all ballots from the adjusted LOCAL pool and assign rankings to each

household. Preference for appropriately sized households will still apply and all efforts
should be made to match the size of the affordable units to the legitimate need for bedrooms
of each household.

Once all units for LOCAL residents have been allocated, the OPEN pool should proceed in a
similar manner. All LOCAL residents should have ballots in both pools, and all minority
applicants that were put in the LOCAL pool should remain in the OPEN pool as well.
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F. Homeownership
1. Household Eligibility

A Subsidizing Agency housing program may establish eligibility requirements for homebuyers.
In the absence of such provisions, the following requirements shall apply.

In addition to meeting the requirements for qualifying a Project or dwelling unit for the SHI (see
Section II.A); the household shall not have owned a home within three years preceding the
application, with the exception of:

a. Displaced homemakers, where the displaced homemaker (an adult who has not worked
full-time, full-year in the labor force for a number of years but has, during such years,
worked primarily without remuneration to care for the home and family), while a
homemaker, owned a home with his or her partner or resided in a home owned by the
partner;

b. Single parents, where the individual owned a home with his or her partner or resided in a
home owned by the partner and is a single parent (is unmarried or legally separated from
a spouse and either has 1 or more children of whom the individual has custody or joint
custody, or is pregnant);

Households where at least one household member is 55 or over;

d. Households that owned a principal residence not permanently affixed to a permanent
foundation in accordance with applicable regulations; and

e. Households that owned a property that was not in compliance with State, local or model
building codes and that cannot be brought into compliance for less than the cost of
constructing a permanent structure.

Individuals who have a financial interest in the development and their families shall not be
eligible.

2. Final Qualification and Closing

Once the lottery has been completed, applicants selected to purchase units must be given a
reasonable pre-specified time period in which they must secure financing. The Developer should
invite the lottery winners to a loan application workshop. The Developer should make prior
arrangements with local financial institutions with respect to financing qualified purchasers.
Often such institutions will give preliminary approvals of loans, which make the remainder of
the process more efficient for all parties.

Before a Purchase and Sale Agreement is signed, the lottery agent should submit income and
asset documentation of the applicant to the Subsidizing Agency (to DHCD and the municipality
in the case of a LAU). Income verification should include tax returns and W-2s from the past
three years, five most recent pay stubs, three months recent bank statements and 401 K reports,
reliable documentation as to other sources of income and assets. The Subsidizing Agency (to
DHCD and the municipality in the case of a LAU) will then verify that the household’s annual
income does not exceed 80% of the area median income, or such lower income limit as may have
been established for the particular project. The Subsidizing Agency (to DHCD and the
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municipality in the case of a LAU) also will verify that household assets do not exceed the
maximum allowed. Closing of the sale will also be contingent on the Subsidizing Agency’s (to
DHCD and the municipality in the case of a LAU) approval of the buyer’s financing.

Non-household members should not be permitted as co-signers of the mortgage.
3. Resales

AFHMP requirements apply to the housing for its duration. The AFHMP must include a plan,
satisfactory to the Subsidizing Agency (to DHCD and the municipality in the case of a LAU), to
address AFHMP requirements upon resale. The proposal must, at a minimum, require that units
for re-sale to eligible purchasers be listed with CHAPA and MAHA’s homeownership lottery
sites as described above and establish minimum public advertising requirements. The proposal
cannot impose the AFHMP requirements upon a homeowner other than requiring compliance

with requirements of a Use Restriction, reasonable public advertising, and listing with CHAPA
and MAHA.

A “ready-buyer” list of eligible buyers maintained by the municipality or other local entity is
encouraged. This list may be created through local, regional, and statewide lists and resources.
As stated above, the list should continually be analyzed, maintained, and updated (through
additional marketing) so that it remains consistent with the objectives of the housing program
and 1s adequately representative of the racial, ethnic, and other characteristics of potential
applicants in the housing market region.
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