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Easton Housing Production Plan

Introduction

From the time of its founding, Easton has always maintained some form of housing support for
its poorest residents as dictated by custom and state law. For most of the 19 th and early 20th
Centuries, Easton provided financial support to needy households and housed individuals at
the Town Alms House. Prior to that, the poor were supported by the town through the practice
of “bidding out” individuals and families to board with other residents. Over the 20th Century,
social policies shifted to reliance on funding from the State and Federal governments, and
increasingly onto the non-profit sector and for-profit developers, resulting in significant unmet
needs.
The population served by subsidized housing in Easton has also shifted, as the cost of housing
has become out of reach for many workforce households, as well as retirees and young adults.
Historically, workforce housing was often provided directly by employers such as the Ames
Shovel Factory, or working individuals could commonly find rooms for rent as boarders;
practices that are no longer widely available. Later in the mid-20th Century, the Federal
government generously subsidized loans for veterans and middle income households to
become homeowners in suburban communities, sparking a proliferation of construction of
modestly-sized homes in Easton. In recent decades, a variety of regulatory and market
constraints have contracted the availability of housing for moderate income residents.
Reflecting the changing needs and standards for subsidized housing, a Massachusetts law went
into effect in 1969 (widely known as the “Comprehensive Permit” law or “Chapter 40B”) that
established a mandate for all communities in Massachusetts to have a minimum of 10 percent of
their housing stock be affordable to middle- and lower- income households. To count toward
this 10 percent, affordable housing units must have a permanent or long-term deed restriction
requiring the unit to be sold or rented to households earning less than 80 percent of the median
income in the local area (Area Median Income or AMI). The 10 percent minimum is based on
the total number of year-round housing units reported in the most recent decennial
census; for Easton, this currently means that 811 units out of a total of 8,105 must be deed
restricted as ‘affordable’ (Census 2010).
The intent of Chapter 40B is to provide a fair-share distribution of affordable work-force
housing throughout the Commonwealth. In order to address zoning and permitting barriers
that make it too expensive and/or prohibit the development of a diverse housing stock and the
construction of housing affordable to low and moderate income households, Chapter 40B
supersedes zoning and many other local regulations and authorizes the Zoning Board of
Appeals to grant a comprehensive permit to qualified affordable housing developers. A
comprehensive permit is a single permit that replaces the approvals otherwise required from
separate city or town permitting authorities. The Zoning Board of Appeals may approve,
conditionally approve, or deny a comprehensive permit, but in communities that do not meet
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the 10 percent minimum, developers may appeal to the state Housing Appeals Committee
(HAC). Although comprehensive permits may still be granted after a town achieves the 10
percent minimum, the HAC no longer has authority to overturn a local board's decision.
As revised in 2008, Chapter 40B encourages communities
to be proactive in guiding the development of affordable
housing to meet local needs through Housing Certification.
To become certified, communities must prepare a Housing
Production Plan that promulgates proactive strategies
toward meeting the 10 percent threshold, which may
include affordable homeownership units and which
includes all rental units that are part of an eligible mixed
income development. Where communities have Housing
Production Plans approved by the Department of Housing
and Community Development (DHCD), and implement
strategies which result in the creation of affordable housing
units equal to 0.5 percent of their year-round housing units
in a calendar year, communities can deny unfavorable
Comprehensive Permit projects for a period of one year. If
the number of affordable units created in a year is equal to
1 percent of year-round housing units, the Certification
lasts for 2 years.

Housing Certification
Communities that fall short of
having 10% of their housing
being eligible for the
Subsidized Housing Inventory
(SHI) may have local land
use and housing policies
superseded by state law
under Chapter 40B.
Housing Certification enables
communities to retain local
control while they make
progress toward (or exceed)
the 10% target.
After an expected increase
in the total number of
housing units in Easton with
the next Decennial Census in
2020, the number of
affordable SHI-eligible units
required to maintain local
control will increase.

Easton is one of the roughly 15 percent of cities and towns
in Massachusetts that has met the 10 percent affordability
goal. Easton previously developed Housing Production
Plans in 2005 and 2011. Over the past five years, the Town
has facilitated the creation of 543 units that are eligible to be counted toward its 10 percent
target. Most notably, the Town committed over $7 million in Community Preservation funds to
facilitate the award-winning Ames Shovel Works adaptive reuse project, which resulted in a
mixed income rental community with 30 affordable apartments (out of a total of 113 units
constructed). Other mixed income rental developments, including Queset Commons,
Washington Place, and Avalon Easton, have added 378 units to Easton’s SHI. In addition, a
number of recent Chapter 40B subdivisions have contributed a combined 37 affordable home
ownership units
Easton continues to pursue opportunities to increase the diversity of its housing stock and the
availability of housing that meets the needs of residents of varying income levels. Through the
establishment of the Queset Smart Growth 40R District the Town has taken action to facilitate
the development of 170 additional SHI-qualifying housing units in addition to the 53 units that
have already been included on the SHI. (Included in the 170 units are 48 units that were initially
counted but then dropped from the SHI as of this draft because the approved apartment
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building hadn’t moved to a building permit). The Town has also passed further recent zoning
changes that encourage mixed income housing development in appropriate locations, and is
exploring potential sites and funding programs that can result in the creation of SHI-eligible
units.

Goals
With the affordable housing that is under construction or in the development pipeline, Easton
recently reached the 10% threshold. However, not all of the units the Town permitted have been
developed in a timely manner, resulting in the loss of some units from the SHI, dropping Easton
just below 10%. Additional units may be removed from the SHI due to expiring affordability
subsidies, change in ownership, or failure to complete permitted projects. Additionally, total
year-round housing units will increase by the 2020 Decennial Census. As a result, the town
continues to be vulnerable to “unfriendly” comprehensive permit proposals. The purpose of
this Housing Production Plan is to enable the town to maintain local control with respect to
Chapter 40B, as well as to identify local housing needs, goals, and preferences and continue
working towards meeting the housing needs of Easton residents. The recommendations of the
Housing Production Plan are advisory in nature; the town is not required to carry out any of the
actions recommended in the plan, however to achieve the goal of maintaining local control, the
town will have to meet the state’s targets for the creation and retention of SHI-eligible units.
Table 1: Chapter 40B Housing
Total Year Round Housing Units (2010 Census)

8,105

Units required for local discretion (10% of 8,105)

811

Current SHI Units

791

Units likely to be removed from the SHI within 5 Years1

100

Existing SHI units not vulnerable to loss

691

Units potentially needed to ensure local discretion through 2020

120

Projected new home construction 2010-2020

1,037

Projected Year Round Housing Units (2020 Census)

9,142

Projected units required to enable local discretion after 2020 (10% of 8,960)
Affordable units to be added at Queset Commons 2
Projected units needed by 2020 to retain local discretion

914
170
53

Includes units which may be converted from rental to ownership such as the 83 market-rate
rentals at the Ames Shovel Works development, and units with expiring restrictions. An
additional 50 units have a low probability of being lost from the SHI which have been
approved but not yet built, or units managed by the Department of Developmental Services.
2 The Town entered a Development Agreement with the developer of the Queset Smart
Growth 40R district for a total of 223 SHI units to be built, of which 53 have been completed or
are under construction. 48 permitted units have stalled, and an additional 122 units have not
been applied for, so 170 planned-for units don’t count toward the Town’s SHI.
1
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Summary of Housing Strategies
The Housing Production Plan identifies the locations and types of housing that align with
planned infrastructure investment, the land use vision defined in Easton’s Master Plan and
prior planning efforts, as well as local housing needs and resources.
1. Develop local capacity to plan and advocate for, as well as to develop and
manage affordable housing units.




Maintain/increase technical capacity
Explore potential partnerships with nonprofit housing developers
Educate/communicate with the public

2. Identify sites for creation of affordable housing through new development,
redevelopment, or preservation.


Town-owned properties
- Electric Avenue
- Foundry Street
- Poquanticut Avenue



Privately-owned properties
- CPA/Housing Trust-funded assistance programs resulting in
affordability restrictions placed on existing housing units
- 22 Central Street (Crofoot Gear)
- Areas currently zoned or envisioned for affordable housing



Queset 40R Smart Growth Overlay District: portion not yet permitted (or,
170 if the 48 units without a building permit are included)
- Queset Commercial District: affordable housing encouraged as part of
mixed use development or adaptation of historic buildings for
multifamily use
- North Easton Village and Five Corners Area, as identified in Master Plan:
encourage small-scale infill development through LIP projects.

Affordable
Units

1-2 units
2-10 units
2 (1 new)
1-2 units
per year
12-15 units
122 units
40-80 units
(estimated)
15-20 units
(estimated)

3. Update zoning to create opportunities for development of affordable housing
and to encourage diversity in housing options.




Inclusionary Zoning: 10-20% affordable units required under optional
Special Residential Regulations, recently updated to encourage Flexible
Development.
Compact Neighborhood Zoning: Consider adoption of zoning for areas
where village-scale pattern of development exists or would be encouraged.

Units to be
determined
22 units
(estimated)

4. Provide housing support to income-qualified households




Small grant program
Homebuyer assistance program
Financial assistance to qualifying households
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Process
A Housing Production Plan must address local housing needs, goals, and preferences, along
with proposed techniques for implementation. The plan must be adopted by the Board of
Selectmen and the Planning Board before it is submitted to DHCD for approval.
The Town retained consulting services from Community Opportunities Group, Inc. to prepare
this Housing Production Plan. Interviews were conducted with department heads, committee
members, and stakeholder groups, including the Food Pantry, Council on Aging, Veteran’s
Agent, and Housing Authority to learn anecdotally about housing needs and opportunities.
Input was also received from members of the Planning Board, Board of Selectmen, Housing
Trust, Community Preservation Committee, and Housing Authority, about potential
opportunities for development and partnership, and other strategies to create and support
affordable housing. A public forum was held to review the draft plan.

Prior Planning
Over the past three years, Easton has undertaken considerable planning efforts related to
affordable housing. Each of these efforts entailed a planning process that incorporated analysis
and broad participation of community members, Town officials, and other stakeholders. This
Housing Production Plan builds on these efforts, and in accordance with requirements for
Housing Certification, recommends more specific locations and characteristics of affordable
housing that would be appropriate for Easton.


The Envision Easton Master Plan completed in 2013 provided a comprehensive vision
for future land use in Easton, along with an assessment of existing housing conditions
and goals and strategies to address future housing needs. Other master plan elements
included land use, economic development, natural, historic, and cultural resources,
transportation, public facilities and services, and open space and recreation. The
Housing element identified goals to strengthen and sustain the identity and character of
Easton neighborhoods through appropriate design and scale, and preservation of
historic resources; increase the diversity of housing options; align future residential
development with plans to expand the capacity of supporting infrastructure; and
continue to work toward meeting targets for affordable housing under Chapter 40B. The
“Road Map” for the Housing element of the Master Plan includes recommendations for
zoning that could help to meet the need for more diverse and more affordable housing,
as well as strategies for linking housing development with economic development,
water, sewer, and transportation improvements, and adaptive reuse of existing
buildings.



The Housing Trust Action Plan (2014) outlines strategies to be carried out by the
Housing Trust over the next five years, including advocacy for zoning initiatives to
increase affordable housing, in particular Compact Neighborhoods and Inclusionary
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Zoning; and fostering creation of affordable units through adaptive reuse or
rehabilitation of existing buildings, small-scale new construction projects, and the
negotiation/subsidy of additional affordable units in existing or new mixed-income
housing developments. The Housing Trust Action Plan also includes several strategies
(continuing or to be considered in the future) that help to meet the housing needs of
Easton residents but will not directly result in the creation of additional affordable
housing units, including supporting local staff capacity to provide housing services,
education around affordable housing issues and strategies, and programs to make
housing more affordable for first time homebuyers, existing low income homeowners,
and middle income households (above the affordability threshold for SHI eligibility).
The Affordable Housing Trust Plan identified Route 138 as a possible target area for
redevelopment of underutilized commercial properties to accommodate mixed-use
development with mixed-income housing.


The Community Preservation Plan (2015) identifies priorities for the allocation of
Community Preservation funds. The Community Preservation Committee prioritizes
projects that enhance the existing stock of affordable housing, projects of different
housing types for individuals and households of various types and incomes, smaller
projects that incorporate affordable housing units, and partnership between the
Affordable Housing Trust, the Easton Housing Authority, and/or other nonprofit
entities to leverage resources from multiple groups.
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Needs Assessment

The needs assessment takes into consideration the current and projected demographic profile of
the community, as well as existing housing supply, market trends, and projected housing
growth over the next five years. A comparison of household incomes and housing costs
provides an indication of the gap in affordability for different types of households and forms of
housing.
Data for this analysis comes from public sources, including the US Census/American
Community Survey (ACS), Town of Easton Assessor, the Massachusetts Department of
Housing and Community Development (DHCD), the Executive Office of Labor and Workforce
Development (EOLWD); as well as proprietary data sources such as The Warren Group. While
the analysis focuses on the Town of Easton, data for larger geographical areas is provided for
context. Easton is a suburban community located in Bristol County in the southeastern region of
Massachusetts.

Demographic Profile
Easton is a mature suburban community, with a total population that has remained stable at
just over 23,000 residents since 1990, after a period of more rapid growth in the late 20th
Century. The Metropolitan Area Planning Council (MAPC) projects that the population will
continue to stay level with some potential for decline over the next two decades.
While the population has remained stable, the age profile of Easton residents has shifted. The
population over the age of 50 increased rapidly between 2000 and 2010, following trends seen
throughout New England, as the “Baby Boom” population reaches retirement age. Meanwhile
the population of young adults (age 20-49) and young children (under the age of 5) declined
over this time. MAPC projected that this shift would continue over the next decade, and that the
Town would experience negative growth overall. On the contrary, latest ACS estimates (20102014) show that Easton’s population has grown, and that the growth occurred primarily among
children and young adults.
Table 2: Easton Population Trends by Age Cohort
0-4
5-19
20-34
35-49
50-64
65+
Total
% Change

1990
1,340
4,547
4,941
4,960
2,393
1,626
19,807

2000
1,457
5,130
4,356
5,672
3,589
2,095
22,299
12.6%

2010
1,095
5,445
3,910
5,020
4,845
2,797
23,112
3.6%

2014

2020

2030

1,295
5,557
4,286
4,921
4,757
2,755
23,571
2.0%

954
4,652
4,240
3,847
5,219
4,237
23,149
-1.8%

1,000
4,381
3,863
4,275
4,049
5,556
23,123
-0.1%

Population change
illustrated by color:

Decline in Population
Increase in Population
Lower than Projected
Higher than projected

Source: US Census (1990, 2000, 2010), ACS (2014), MAPC “Strong Region Scenario” (2020, 2030)
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Table 3: School Enrollment Historic
and Projected Levels
K-12
Enrollment

%
change

2005/2006

3,838

2010/2011

3,831

-0.2%

2015/2016

3,661

-4.4%

2020/2021

3,436

-6.1%

2025/2026

3,345

-2.6%

The New England School Development Council (NESDEC)

provides enrollment projections for the School department
based on historic and projected births and migration
trends. While ACS estimates show an increase in families
with children over the past five years, NESDEC shows that
school enrollments have declined over the past 5 years, and
that the numbers of school children will continue to decline
as birth rates have slowed.

Source: NESDEC, 11/19/2015
* = Projected

About 7 percent of Easton residents Table 4: Disability Status
Total
With a
% with
have disabilities, according to ACS. The
Population Disability Disability
proportion is much higher for seniors; Non-institutionalized
23,374
1,723
7.4%
nearly one in five residents over the age Civilian Population
Under 18 years
5,383
202
4.9%
of 65 report a disability, which may
18 to 64 years
15,428
1,011
6.6%
include mental, cognitive, or physical
65 years and over
2,563
510
19.9%
Source: ACS, 2010-2014
disabilities.
Easton has about 7,600 households, a
Table 5: Household and Group Quarters Population
slight decline in the number of
2000
2010
2014
households since 2010. As the age
20,489 20,929 21,260
Population in Households
profile
would
suggest,
average Households
7,489
7,865
7,608
household size diminished between % Change
15.0%
5.0%
-3.3%
2000 and 2010 (as the proportion of Average Household Size
2.74
2.66
2.79
seniors and empty-nesters increased). Group Quarters Population
1,810
2,183
2,288
However, in the past five years, the Source: US Census, ACS
average household size has increased again reflecting an increase in families with children.
Easton also has a sizeable “group quarters” population who do not live in households. This
population includes students residing at Stonehill College (approximately 2,000), and residents
of nursing homes (approximately 200). Particularly with respect to college students, ACS
estimates of group quarters population often lack accuracy because some students may be
counted as residing elsewhere. According to Stonehill College there are approximately 2,200
students who reside in on-campus housing. Stonehill students also account for a larger share of
young adults (age 18-24) in the population than is seen in many surrounding suburban
communities.
In comparison with the county and state, the predominance of family households in Easton is
clear. Easton has a relatively high proportion of families with children and substantially lower
proportion of individuals living alone (who comprise most of the ‘nonfamily’ households). The
proportion of households with seniors is slightly lower than average for the region, as is the
median age.
Community Opportunities Group
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Table 6: Household Composition
Average
Households Household
Size

Families

Nonfamily
Households

Individuals
With
Living
Children
Alone
under 18

With
Median
Seniors
Age
over 60

Easton (2014)

7,608

2.79

77.0%

23.0%

19.4%

37.9%

35.8%

38.1

Bristol County

211,001

2.53

65.9

34.1

28.0

31.6

37.0

40.6

2,538,485

2.53

63.6

36.4

28.8

30.7

36.4

39.2

Massachusetts

Source: ACS 2010-2014, DP02

Easton is a high income Table 7: Median Household Incomes
community relative to
Median
Median
Median
Change in
Bristol County and the
Income All
Family
Nonfamily Household Income
Households
Income
Income
since 2010
state as a whole. Family
$44,239
$95,372
$116,131
10.8%
households have the Easton
$55,957
$72,727
$29,198
1.8%
highest incomes, with Bristol County
$67,846
$86,132
$39,227
5.2%
an estimated median of Massachusetts
Source: ACS 2010-2014, S1903
approximately $116,000
in 2014. Nonfamily households, which include individuals living alone and unrelated people
living together, have much lower median incomes. Median household income has risen twice as
fast in Easton as for the state as a whole. This may, in part be due to the influx of families with
children, who tend to have higher income than seniors or individuals.
Income varies widely by the age
Easton
Massachusetts
of heads of household. Those
Median
Median
aged 45-64 have the highest
Households
Households
Income
Income
incomes, with a median of
15 to 24 years
73,432 $30,397
9
nearly $118,000. The median for
25 to 44 years
821,525 $76,699
2,261
$93,640
senior households in Easton is
45 to 64 years
3,811 $117,964 1,050,209 $84,099
less than half this level, although
65 years & over
1,527
593,319 $39,550
$50,213
still higher than average for
Source: ACS 2010-2014, S1903
Massachusetts. There are very
few households in Easton headed by people under the age of 25 (thus income data is
suppressed). State-wide, this age group has the lowest median income, around $30,000.
Table 8: Household Income by Age of Householder
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Figure 1: Unemployment Rates
12

2014
2010

10
8
6
4
2
0

Easton

Bristol County

Massachusetts

Source: MA Executive Office of Workforce & Labor Development
(EOWLD)

Given the relatively high
incomes
of
working-age
households in Easton, it is not
surprising that there is fairly
low unemployment among
Easton residents. As of 2014,
Easton’s unemployment rate
was 4.0 percent, down from
7.2
percent
in
2010.
Unemployment has been
consistently lower in Easton
than for Bristol County or the
state as a whole.

In addition to the population who
Table 9: 2014 Employment and Wages in Easton
currently live in Easton, the town’s
% of
Average
Employers
Jobs
housing needs are also driven by Major Industries
Jobs
Wages
those who work in the town, and Private Sector
$41,184
733
9,711
89%
by local employers seeking to Construction &
136
1,646
15%
$63,463
attract a quality workforce. As of manufacturing
2014, there are 733 businesses Retail, restaurants,
123
1,992
18%
$24,034
employing 9,711 workers (year & hospitality
Administrative &
56
1,860
17%
$23,712
round average). In addition, there waste services
are 1,151 people employed by the Education &
94
1,732
16%
$51,688
public sector in Easton, including health care
$56,420
15
1,151
11%
schools, public safety, public Public Sector
$42,796
788
10,862
works, and other government Total All Sectors
Source:
MA
EOWLD,
ES-202
services. Average wages for jobs
located in Easton are considerably lower than median household incomes. Of the industries that
employ the largest share of workers in town, construction and manufacturing offer the highest
wages on average, at $63,463. The average wages for education, health care, and public sector
jobs are in the low to mid $50,000’s, while those working in retail stores, restaurants, and
administrative services, make less than $25,000 on average. At these wage levels, people who
work in Easton often cannot afford to live in the community.
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Map 1
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Housing Inventory
The Decennial Census in 2010 counted 8,105 units, of
which 7,865 (96 percent) were occupied year round.
Although Easton has a notable stock of historic
residential properties dating from 1700, the majority
date from the mid-late 20th Century. The greatest
amount of growth occurred in the 1980’s and 1990’s. The
decade of construction, particularly for houses built in
the 20th Century or later, provides an indication of the
condition of the structures and the quality of materials
that may have been used in construction. For example,
lead paint, which was banned for residential use in
1978, is not a concern for houses constructed after 1980,
but may be present in structures built prior to this time.

Figure 2: Housing by Year Built

19801999:
34%

2000
Before
or
later: 1940:
17%
10%

19601979:
27%

19401959:
12%

Source: ACS 2010-2014

Easton has a limited supply of housing that would be suitable for households seeking smaller
housing units, such as younger households looking for apartments or starter homes or seniors
wishing to downsize. There are also limited housing units that would be suitable for residents
with impaired physical mobility, for people who want to have less property to maintain, and/or
those who are seeking to rent. The majority of homes in Easton are detached single family
houses (72 percent). Most are owner-occupied, and nearly two-thirds have 3 or more bedrooms.
6000
5000

71.8%

Figure 3: Characteristics of Easton Housing Inventory (ACS 2010-2014)
36.1%

28.7%

4000

21.8%

3000
2000
1000
0

16.4%

One Family Attached
Detached Single & 2-4
Family

10.5%
10.9%
5+ Units

6.0%
0-1
2 bedrooms 3 bedrooms 4 bedrooms
5+
bedroom
bedrooms

Assessor’s data provides a more detailed profile of the housing supply. There are 7,380
residential properties in Easton, of which 77 percent are single family houses, 20 percent are
condominiums, and fewer than 4 percent are other forms of structures, including multifamily,
2-3 family, etc. Most of the housing built in the 20th Century was single family homes, along
with a few larger multifamily developments and specialized or subsidized housing
developments. Most of the town’s condominium units were constructed during the 1970’s and
1980’s. By and large, the smaller scale multifamily development that exists in Easton, i.e.,
structures with 2-8 units or lots with multiple houses, dates from the 19th and early 20th
Centuries. See Map 1.
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Table 11: Residential Properties by Land Use
Average Lot
Use/Year Built
Properties
Size (Acres)
Single Family
5,666
1.10
1700-1899
252
1.20
1900-1929
586
0.88
1930-1939
90
1.02
1940-1949
128
1.06
1950-1959
676
0.95
1960-1969
588
0.97
1970-1979
1,053
1.05
1980-1989
728
1.38
1990-1999
863
1.24
2000-2009
312
1.12
2010-2015
167
1.20
Condominiums
1,454
Before 1900
3
1900-1929
8
1930-1969
0
1970-1979
486
1980-1989
875
1990-1999
4
2000-2009
36
2010-2015
22
Other Residential
Two Family
Three Family
Multiple Houses on Single Lot
Multi-family Apartments (4-8 Units)
Multi-family Apartments (8+ Units)
Rooming Houses
Specialized/Subsidized Housing1

Average
Value
$404,587

$340,236
$305,654
$303,113
$300,493
$292,001
$341,325
$369,180
$482,489
$508,790
$548,106
$549,723
$176,280
$295,000
$175,800
$139,973
$186,984
$291,950
$335,714
$364,214
Properties
160
22
25
27
12
1
13

Average Living
Area (Square Feet)
2,046

Value per
Square Foot
$198

2,020
$168
1,621
$189
1,631
$186
1,560
$193
1,413
$207
1,712
$199
1,789
$206
2,463
$196
2,602
$196
2,770
$198
2,543
$216
1,292
$136
1,618
$185
1,135
$155
1,034
$135
1,379
$136
2,014
$145
2,593
$129
2,123
$172
Median Year Built
1900
1904
1901
1920
1973
1800
1983

Source: Vision Governmental Solutions, Town of Easton Assessor’s Database, FY2016
1 Includes nursing homes, public housing, and nonprofit-owned housing

In the past decade, construction activity has slowed considerably from the rates of construction
that Easton experienced in the previous decade. From 1990-2000, an average of 86 new single
family homes were built each year. By contrast, the town averaged 31 units per year throughout
2000-2010, swinging from a peak of 87 units in 2004 to a low of 11 units in 2008. Since then,
construction of single family homes continues around 30-35 units per year, on average. Some of
the new residential construction entails replacement of existing homes. From 2005-2015, there
have been 74 permits for demolition of single family homes, averaging 5 units per year between
2011 and 2015. The net rate of construction for new single family homes is an average of 25
units per year.
Community Opportunities Group
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Multifamily development, by contrast, has experienced an unprecedented surge in recent years,
as the town has assertively pursued strategies to enable it to reach the 10 percent minimum
target under Chapter 40B. One multifamily development built in 2003, Queset on the Pond, is a
55+ development with no affordable units. More recent multifamily construction activity
includes four mixed income housing developments (described below), with a combined total of
539 apartment units, all of which are counted as part of Easton’s affordable housing stock.
Figure 4: Building Permits Issued for Residential Construction, 2000-2011
400
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Single Family
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Source: Town of Easton Assessor, Building Department, COG

 Ames Shovel Works
A unique, historic complex of factory buildings located in North Easton Village constructed
between 1852 and 1928, the Ames Shovel Shop had been listed on the National Trust for
Historic Preservation’s list of America’s most endangered historic places when a Chapter
40B development proposal was first presented for redevelopment of the site. A partnership
between the Easton community, the State, and developer Beacon Communities was able to
rehabilitate and adapt the historic structures to accommodate mixed income housing. In
addition to assisting the development with planning and permitting, the Town provided
critical financial support, offering over $7 million in Community Preservation funds (in
grants and loans), without which the historic preservation and affordable housing would not
have been feasible. Winner of national and state awards for historic preservation, the
development has also facilitated downtown redevelopment through the extension of
wastewater treatment capacity. Ames Shovel Works includes 113 apartments (studio, one,
and two bedrooms), of which 30 are affordable and 83 are market rate. Although they are not
required to sell them, the developer likely intends to convert the development into
condominium ownership in a few years, after the historic preservation tax credit
requirement that all the units be “income producing” (i.e., rentals) for 5 years expires at the
beginning of 2019. The developer is required to pay back the Town loans by 2031 and it is

Community Opportunities Group

14

Easton Housing Production Plan
assumed they will do so by selling the units. The 30 affordable units will remain affordable,
but as an ownership development the 83 market rate units would no longer count toward
the Town’s Subsidized Housing Inventory (SHI).
 Queset Commons
In 2014, construction of the first phase of Queset Commons was begun, with the permitting
of 98 studio, one, and two bedroom apartments, along with 22,000 square feet of commercial
space, underground parking, and a wastewater treatment plant. Twenty-five percent of the
apartment units are affordable to households earning up to 80 percent of the area median
income. Of the units initially permitted, 48 units remain to be constructed and do not
currently count toward the Town’s SHI. As outlined in the Town’s agreement with the
developer, Queset Commons is to include a total of 60 condominiums and 220 apartment
units when complete, in addition to 116,000 sq. ft. of retail/commercial space. Construction
on the condominiums commenced in late 2016 and will create 3 affordable homeownership
units. Those 3 affordable ownership units and all 220 rental units will count towards
Easton’s SHI.
 244 Washington Street
The Easton Zoning Board of Appeals granted a comprehensive permit for 38 apartment units
on Route 138 as part of a Local Initiative Project (LIP) agreement with the Town. Completed
in 2015, the multifamily rental project includes 38 units, of which 10 are affordable. All 38
units count towards Easton’s SHI.
 Avalon Easton
In late 2015, The Easton Zoning Board of Appeals granted another comprehensive permit for
290 apartments, enabling the town to substantially close the gap on SHI-eligible units needed
to meet the 10 percent requirement under Chapter 40B. While 25 percent of Avalon Easton’s
units will be affordable to households earning up to 80 percent of area median income
(approximately 73 units), all of the units count toward the Town’s SHI. Avalon Easton is
currently under construction, and expected to be completed in phases, with occupancy to
begin in 2017.
The share of renter-occupied
housing diminished over the past
1980
1990
2000
2010
2014
Renter-Occupied 22.0%
21.6% 18.4% 16.2% 16.5% decades, as single family home
Owner-Occupied 78.0%
78.4% 81.6% 83.8% 83.5% construction
far
out-paced
Source: U.S. Census 1980, 1990, 2000, 2010; ACS 2010-2014
multifamily construction. Despite
a recent uptick in multifamily construction, ACS five-year estimates (2009-2014) indicate that
rental housing still comprises approximately 16 percent of homes. Once the developments
currently in the pipeline are completed, rental housing will comprise approximately 24 percent
of the town’s total housing stock, and approximately 35 percent of the town’s housing units will
be in multifamily structures.
Table 10. Easton Residential Occupancy, 1980-2010

Community Opportunities Group

15

Easton Housing Production Plan
Affordable Housing Inventory
The Massachusetts Department of Housing and Community Development (DHCD) maintains
a list of the deed restricted affordable units in each city and town. Known as the Chapter 40B
Subsidized Housing Inventory (SHI),1 the list determines whether a community meets the 10
percent minimum. It also is used to track expiring use restrictions, i.e., when non-perpetual
affordable housing deed restrictions will lapse. Table 12 reports Easton's Subsidized Housing
Inventory as of October, 2016.
Table 12: Easton Subsidized Housing Inventory
Name

(Unnamed)
(Unnamed)
Parker Terrace & Elise Circle
Chandler Way
(Unnamed)
Easton Country Estates
Rollins Rd.
Williams Street
DDS Group Homes
Dean Street
Foundry Street
Winterberry Hills

SHI
units

Affordability
Expires

Address

Type

Elise Circle
Parker Terrace
Baldwin
Foundry St.
Poquanticut Ave./
Barrows St./ Day St.
Route 106
Rollins Rd.
Williams St.

Rental
Rental
Rental
Rental
Rental

3

Perpetuity

Ownership
Rental
Rental

17
4
7

2034
2025
2020

Confidential

Rental

43

N/A

64
80
40
7

Perpetuity
Perpetuity
Perpetuity
Perpetuity

Dean Street

Ownership

1

Perpetuity

Foundry Street

Ownership

1

Perpetuity

Union St.

Ownership

11

Perpetuity

Ames Shovel Works

Main St./ Oliver St.

Rental

113

Perpetuity(1)

Queset Commons

Roosevelt Circle

Rental

50

Perpetuity

Queset Commons
The Village at 244
Washington Place
Highland Street

Island Court

Ownership

3

Perpetuity(2)

Washington Street

Rental

38

Perpetuity

Highland Street

Ownership

1

Perpetuity

Talcott Street

Ownership

7

Perpetuity

Turnpike St / Calvin Rd
Turnpike Street
Robert Drive

Ownership
Ownership
Rental

2
9
290

Perpetuity
Perpetuity
Perpetuity

Welsch Woods
Affordable Housing Trust
Meadowview Commons
Easton Avalon

Total Units

791

9.74%

(1) 30 units will be affordable in perpetuity. 83 units will drop from the SHI if and when they convert to
condominium units.
(2) 3 affordable condo units at Queset are under construction as of January 2017
Source: DHCD, October, 2016; Town of Easton

“Subsidized" does not always mean the project receives direct ﬁnancial assistance, such as a low‐interest
loan or grants from public agencies. Often the “subsidy” is in the form of technical assistance or regulatory
oversight by a public or quasi-public agency. A mixed‐income development may be "privately" subsidized
by a density bonus because the additional income from market‐rate sales or rents helps to offset the cost of
the affordable units. Regardless of whether the subsidy is public or private, affordable units eligible for the
Subsidized Housing Inventory must be protected by a long‐term deed restriction and be offered for sale or
rent through a fair and open process that complies with the federal Fair Housing Act of 1968, as amended.
1
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The units listed on the SHI include those owned by the Housing Authority (194 units) and nonprofit and state agencies (56 units), as well as privately-owned mixed income rental or
ownership developments (238 units, of which 89 are affordable and 148 are market rate). The
SHI also includes 303 privately-owned mixed income units that are currently under
construction, of which an estimated 98 units will be affordable and 205 will be market rate.2 See
Map 2 for the locations of affordable units. Of the 791 housing units eligible to be included on
the SHI, there are 438 units set aside for households with low incomes, while 353 units are
market rate rental apartments.

Housing Cost and Affordability
Easton has higher home prices relative to the surrounding region, particularly for single family
homes. Housing prices have fluctuated over the past twenty years, reflecting overall housing
market conditions in the region. Median sales prices for single family houses doubled from the
mid 1990’s to their peak in 2005 (from less than $200,000 to over $400,000), then dropped over
subsequent years to $345,500 in 2011. Since 2011, prices have fluctuated upward again, with a
median price of $400,000 for 2015. As a snapshot of current market conditions, the asking price
for homes on the market in July, 2016, ranged from $229,000 to over $1.5M, with 7 percent (four
homes) priced under $300,000 and 18 percent (12 homes) priced over $1M.3
Easton’s condominiums are considerably lower priced than single family homes, and closer to
the average for Bristol County. Condominium prices followed a similar trend to single family
homes, peaking at $244,000 in 2005, declining to a low of $169,000, and taking longer to recover
than single family homes, rising to $195,000 in 2015.
Figure 5, Median Sales Price, 1996 - 2015

Bristol County

Easton

450000

Single Family
Single Family

Condominium
Condominium

400000
350000
300000
250000
200000
150000
100000
50000
0

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015

Source: The Warren Group/Banker & Tradesman, July 7, 2016

Units under construction include Easton Avalon, Welsch Woods, Meadowview Commons, and 48 units
of Queset Commons.
3
Zillow, July 11, 2016
2
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Prices are also influenced by mortgage interest rates, as lower interest rates decrease the cost of
borrowing money and make loans more affordable. Interest rates dipped during the economic
recession (from an average of 6.41 percent in 2006 to an average of 3.66 percent in 2012), helping
to spur a recovery in housing prices. A return to higher interest rates may dampen the rate of
increase in sales prices without necessarily improving affordability over all.
Fluctuation in housing prices has had consequences for homeowners who purchased their
homes during the “bubble” and subsequently owed more on their mortgages than their homes
are worth. “Upside down mortgages” make it difficult for homeowners who wish to sell
their homes, which can lead to short sales, foreclosures, or abandonment if homeowners
encounter financial hardship or their housing needs change. This condition also inhibits access
to financing to enable homeowners to make improvements or modifications to their homes.
This has particularly been an issue for condominium Table 13: Foreclosures in Easton
owners, as median prices fell consistently between 2005
Year
1-Family Condo
All
and 2014, and have yet to recover to the level they were
2015
9
3
14
between 2003 and 2009. Indeed, almost as many
2014
5
4
10
foreclosures have occurred for condominiums as single
2013
7
6
14
family homes between 2007 and 2015, despite the fact that
2012
9
9
22
2011
4
6
13
single family homes outnumber condominiums nearly 4:1.
2010
15
16
34
As of July, 2016, The Warren Group estimates that 36% of
2009
8
9
19
condominium owners who took out primary mortgages in
2008
16
17
33
the past five years have negative equity (i.e., they owe
Source: The Warren Group/Banker &
more than what their housing is worth), compared with Tradesman, July 7, 2016
12% of single-family homeowners.
Given the small supply of rental housing in Easton, vacancy rates are low and limit availability
on the market. A survey of rental units advertised in July, 2016, show about 10-15 unique
listings, with multiple vacancies at a few larger developments such as Ames Shovel Works,
Schoolhouse Apartments, and Washington Place. Very few apartments rent for less than $1,000
a month (only one listing in Easton on the
Table 14: Market Rent Survey
date this survey was taken). Market rate
Low
High
Median
apartments at Ames Shovel Works were
0-1 bedroom
950
1,950
1,688
advertised at higher rents than other
2 bedrooms
1,600
2,525
2,200
comparably sized units. The median rent
3+ bedrooms
1,700
2,500
2,200
Median (excluding Ames)
1,750
for all of the units observed in the rental
Median (all advertised units)
1,973
survey was $1,973.4
Source: Community Opportunities Group, 2016

4

COG survey of rental units advertised on Craigslist, Zillow, and Rent.com, as observed July 11, 2016.
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While sales and advertised rent prices reflect the cost for people seeking housing today, ACS
estimates median housing values and median rent based on a sample of all units in the
community. The ACS estimate for median gross monthly rent in Easton from 2010-2014 was
$1,178, which includes affordable units along with market rate units.5
Housing prices in Easton have risen considerably faster over the past decade than household
incomes. According to ACS (2010-2013), the median value for single family houses in Easton is
nearly 80 percent higher than the median value reported in the 2000 US Census; in contrast, the
median household income rose over the same period by just 43 percent. Rents increased at a
slower rate than the value of single family homes, 48 percent, but the median household income
of renters rose by only 13 percent over the 15 year period.
Table 15: Change in Median Housing Costs and Median Income
Median Value Single Family Owner-Occupied Units
Median Household Income Homeowners
Median Gross Rent
Median Household Income Renters
Source: Census 2000 DP-3, ACS 2010-2014

Ownership costs have also increased,
including higher property tax, insurance
rates, and utility costs. Easton’s average
single family tax bill increased by 62
percent between 2005 and 2015, while the
average tax bill statewide increased by 45
percent over the same period.

2000

2014

Change
2000-2014

%
Change

$205,200

$364,400

$159,200

78%

$76,903
$796
$42,058

$109,789
$1,178
$47,625

$32,886
$382
$5,567

43%
48%
13%

Table 16: Average Single Family Tax Bills
Easton
Rank
2005
4,039
85
2010
5,328
63
2015
6,526
71
Change
62%
2005-2015

State
3,588
4,390
5,214

45%

Source: MA Department of Revenue Division of Local
Services Databank

By most recent estimates, the median income for households in Easton is $95,000. Table 16
provides a comparison of household income distribution and the supply of homes affordable at
each income range, assuming that the assessed value would equate to the price if units were
available for sale. Just 16 percent of housing in Easton is valued at or under $200,000, which is
the maximum price affordable for households earning up to $50,000, (23 percent of the town’s
existing households, according to ACS).

Rental units in SHI-eligible developments comprise 63% of the town’s rental housing stock, although the
majority of these are market rate units in mixed income developments.
5
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Table 17: Housing Demand and Supply by Income Threshold
Households

% of all
Households

1,118

14.7%

up to $139,999

341

4.8%

$35,000-$49,999

647

8.5%

$140,000 - $199,999

775

10.9%

$50,000-$74,999

1,096

14.4%

$200,000 - $299,999

1,586

22.3%

$75,000-$99,999

1,042

13.7%

$300,000 - $424,999

2,484

35.0%

$100,000-$149,999

1,582

20.7%

$425,000 - $649,999

1,575

22.1%

>$150,000

2,130

28.0%

$650,000+

352

4.9%

Income (ACS )

<$35,000

Affordable Purchase
Price*

Housing by
Value

% of
Housing

Sources: ACS 2009-2014, Easton Assessor 2015, COG; Affordability range by HUD AMI category matched
to closest household income cohorts provided by ACS; value range calculated by COG.
* Assumes mortgage + property tax + insurance payment = 30% of monthly income with 10-15% down
payment, 4% interest rate, and estimated tax and insurance.

Although Easton has some modestly-priced housing that may be affordable to households with
low and moderate incomes, the cost of housing is subject to increase without housing subsidies
or deed restrictions to keep these homes affordable. Market pressure impacts sales prices and
rents, diminishing the supply of modestly-priced housing. In many cases, substantial
improvements are needed to maintain housing in safe, habitable condition, which exceed what
low income households can afford. Renters, in particular, are vulnerable to unaffordable rent
increases and instability.
A dwelling unit is unaffordable to low- and moderate-income households if their monthly
payments for housing – mortgage, property taxes, and home owners insurance for owners; or
rent and utilities for tenants – exceeds 30 percent of their monthly gross income. By definition,
when this occurs they are cost-burdened. Those whose housing costs exceed 50 percent of their
income are considered to be severely cost burdened.
The majority of households in Easton are homeowners with a mortgage. ACS estimates that 34
percent of these households pay more than 30 percent of their income on housing, with 11
percent bearing a severe housing cost-burden. A much smaller proportion of those who own
their properties without a mortgage are burdened with housing costs. Among renters, over half
of households are cost-burdened, with 16 percent paying more than half of their income on rent.
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Table 18: Households by Cost Burden by Tenure
Housing Costs as % of Income

Less than 20.0 %
20.0 to 29.9%
30.0 to 34.9%
35.0 to 49.9%
50.0% or more
Not calculated
Total
Cost-burdened Households
Severely Cost-burdened

Renters

400
205
151
215
205
80
1,256
651
205

%

31.8%
16.3%
12.0%
17.1%
16.3%
6.4%

Owners w/
Mortgage

51.8%
16.3%

1618
1594
541
568
558
11
4,890
1,678
558

%

33.1%
32.6%
11.1%
11.6%
11.4%
0.2%

Owners w/out
Mortgage

%

928
196
121
122
95
0
1,462
338
95

34.3%
11.4%

63.5%
13.4%
8.3%
8.3%
6.5%
0.0%
23.1%
6.5%

Source: ACS, 2010-2014

Table 19: Housing Cost Burden by
Household Income
Number of
% Cost
Household Income
Households Burdened
Less than $50,000
1,761
67.8%
$50,000-$100,000
2,141
47.3%
More than $100,000
3,706
9.4%
Total
7,608
33.6%
Sources: ACS 2010-2014

As housing costs have risen faster than
household incomes over the past decade,
the proportion of cost burdened households
has also increased. In particular, the
proportion of those paying 30-49 percent of
their income on housing increased; and
now more than one-third of Easton
households are cost-burdened, compared to
20 percent in 2000.

Households earning less than $100,000 per year
are more likely to be cost-burdened than those
earning more. Nearly half of households earning
between $50,000 and $100,000 pay more than 30
percent of their income on housing, while 68
percent of those earning less than $50,000 pay
more than they can afford for housing.

Table 20: Change in Cost Burden 2000-2014

Total Households
Pay More than 30%
Pay 30-49%
Pay 50% or more

2000

2014

7,489
23.3%
15.5%
7.9%

7,608
35.1%
22.6%
11.3%

%
Change
1.6%
50.4%
46.2%
43.4%

Sources: Census 2000, ACS 2010-2014

Income Eligibility for Subsidized Housing
The United States Department of Housing and Urban Development (HUD) establishes income
guidelines that are used to define housing affordability and defines median incomes on a
regional basis in order to identify households with low and moderate incomes in relation to the
communities in which they live. The median income for the region is referred to as the Median
Family Income (MFI) or Area Median Income (AMI).
To be considered affordable under Chapter 40B, housing must be sold or rented for an amount
that is affordable to households earning up to 80 percent of AMI. In practice, income limits for
subsidized housing typically follow the HUD definition for “Low Income” households, which
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does not always equate to 80 percent of AMI. The Town of Easton is located in the EastonRaynham Fair Market Rent Area (HMFA), a sub-region of the Providence-Warwick Rhode
Island-Massachusetts Metropolitan Statistical Area (MSA), for which the median family income
was $111,700 in 2016. Easton’s sub-region includes only the towns of Easton and Raynham,
while neighboring cities and towns are in the Brockton HMFA, Taunton-Mansfield-Norton
HMFA, or Boston-Cambridge-Quincy HMFA. Despite the fact that the median income for
Easton’s region is considerably higher than neighboring regions, the income guidelines are
comparable. For Easton-Raynham, the “Low Income” definition for a household of four is
$65,700, which is less than 60 percent of MFI.6
Table 21: Income Eligibility Guidelines
Region/Median
Level
Family Income

1 Person

2 Person

3 Person

4 Person

5 Person

Boston-CambridgeQuincy HMFA
$98,100

Extra Low Income
Very Low Income
Low Income

$20,650
$34,350
$51,150

$23,600
$39,250
$58,450

$26,550
$44,150
$65,750

$29,450
$49,050
$73,050

$31,850
$53,000
$78,900

Brockton HMFA
$87,100

Extra Low Income
Very Low Income
Low Income

$18,350
$30,500
$46,000

$20,950
$34,850
$52,600

$23,550
$39,200
$59,150

$26,150
$43,550
$65,700

$28,440
$47,050
$71,000

Easton-Raynham
HMFA
$111,700

Extra Low Income
Very Low Income
Low Income

$22,100
$36,800
$46,000

$25,250
$42,050
$52,600

$28,400
$47,300
$59,150

$31,550
$52,550
$65,700

$34,100
$56,800
$71,000

Taunton-MansfieldNorton HMFA
$89,000

Extra Low Income
Very Low Income
Low Income

$17,700
$29,500
$46,000

$20,200
$33,700
$52,600

$22,750
$37,900
$59,150

$25,250
$42,100
$65,700

$28,440
$45,500
$71,000

Source: HUD 2016

Various housing subsidy programs apply different eligibility thresholds for household income
and assets. Under some programs, asset limits can be a constraint for seniors to access
affordable housing, as seniors may own a home or have retirement savings that disqualify them
for affordable housing, despite having low incomes.

Projection of Future Housing Needs
To summarize, Easton’s housing stock is predominantly owner-occupied single family homes,
with an average lot size of 1.1 acres and a relatively high median sales price of $400,000. A
household income of approximately $100,000 is required to purchase a median-priced home in
Easton. For condominiums - with a median sales price of $195,000 - an estimated income of at
least $50,000 is required.
By contrast, the Low Income definition for neighboring regions equates to approximately 75 percent of
MFI for those regions.
6
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The price range and types of housing available can limit the ability of some residents to find
housing to meet their needs and allow them to continue to reside in the community. Housing
constraints may have contributed to the demographic shift that occurred over the past five
years, as the proportion of families with children increased and the senior population declined,
contrary to projections (Table 2). With a median income well over $100,000, families and
middle-aged households are more likely to be able to afford homes in Easton. Meanwhile
seniors, young adults, individuals living alone, and other nonfamily households have median
incomes well below $50,000, which prices them out of the market for 85-90% of the town’s
housing units. (Tables 7, 8, 16) Similarly, people who work in Easton are largely priced out of
the town’s housing market. The median wage for over 10,000 jobs that support Easton’s
business and Town services is $41,000 (Table 9).
Housing has become less affordable in Easton over the past fifteen years. Median home prices
have increased by 78 percent between 2000 and 2014, while median household income has
increased by only 43 percent over this time. Rents have similarly outstripped incomes for
renters, at 48 percent compared with 13 percent (Table 14). Currently there are an estimated 651
cost-burdened renters, including 205 households who spend more than 50 percent of their
income on housing. In addition, there are 2,016 homeowners who are cost-burdened, of whom
653 are severely cost-burdened. Those earning less than $50,000 per year have the highest rates
of cost burden: 68%, or 1,194 households at this income level pay more than 30 percent of their
income on housing. In addition, there are 1,013 cost-burdened households who earn between
$50,000 and $100,000, who could potentially benefit from more affordable housing options.

Development Constraints
Land development in Easton is becoming increasingly difficult due to a lack of large tracts of
available land that are not significantly encumbered by environmental constraints and/or
contamination issues. The opportunities for large scale housing development are diminishing
and the construction of future housing is more likely to occur as infill development and
redevelopment projects rather than as large stand-alone subdivisions and apartment complexes.
Land constraints are driving continued development of high end market rate housing, in part
due to high development costs, despite the overwhelming demand for mid-priced homes.7
Recent changes to Easton’s Zoning Bylaw have increased opportunities to construct new
housing in the Village Business District and the Queset Commercial District; although those
districts are primarily commercial districts, the flexibility of dimensional requirements and uses
should create opportunities for new residential units on mixed use sites. However, the majority
of the town is zoned Residential (R) or Residential 1 (R1), placing severe limitations on the
amount of housing that can be produced in Easton. The R and R1 districts have the same

7

Interview with Ryan Cook, 8/12/16
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dimensional requirements for minimum lot size and frontage for single family homes as for
industrial uses. Further, multi-family housing is not allowed in these districts unless they are
part of a “Flexible Development”. The multi-family use regulations for Flexible Developments
include requirements for each unit to have their own separate entrance (which eliminates the
viability of any buildings with elevators – a style of housing that may better serve the needs of
elderly or disabled residents with mobility challenges, as well as more traditional housing types
such as duplex and triplex “deckers”). The requirements also limit the number of bedrooms in
any given building to ten. Although the Town has made great strides in updating their zoning
to allow the flexibility necessary to enable appropriate development in upcoming years, the
current Table of Dimensional Requirements largely does not reflect the existing conditions of
the built environment, making it difficult for infill development to “fit in” to a neighborhood
context and hinders opportunities for smaller scale development that would be significantly less
intensive than larger complexes.
Infrastructure
One of the most limiting factors to housing development in Easton is related to infrastructure specifically wastewater treatment. Although recent development activities at the Ames Shovel
Works in North Easton Village, at Queset Commons in South Easton, and at Avalon Easton in
Five Corners have expanded or are expanding sewerage in the community, most of the Town is
not served. The Town has engaged in planning efforts to explore opportunities to connect with
sewer lines in neighboring communities, and is largely dependent upon private development
activity to bring these connections to fruition. Connections to public water are less of a
constraint.
Transportation can also be a somewhat limiting factor in the development of housing as it
directly relates to the ability to access employment, goods, and services. Within Easton are three
state routes: 106, 123, and 138, and the Town is adjacent to Route 24 and near Interstates 95 and
495. However, much of the roadway in town consists of collector and residential streets with
limited capacity, and traffic outside of Easton can be a significant barrier depending upon
destination. Located on either side of the town are commuter rail stations in Brockton,
Stoughton, and Mansfield. Commuter rail usage tends to be most valuable for access into
Boston due to a lack of access to other employment destinations. The degree of difficulty in
accessing regional destinations impacts the desirability of the community as a place to reside.
Schools and Other Services
New residential growth will likely generate the need for capital improvements in Town
facilities in order to maintain the level of service that the Town currently provides. While
Easton’s schools have experienced declining enrollment in recent years, a 2014 Public Facilities
Master Plan by Dore & Whittier Architects compared existing enrollment at each school
building to the per–capita space guidelines prepared by the Massachusetts School Building
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Authority. The analysis found that the district overall is lacking space; the high school has some
excess capacity, but other schools in the district are at- or over-capacity.8 As noted earlier in
Tables 2 and 3, school enrollment projections by the New England School Development Council
(NESDEC) and MAPC suggest that the town will continue to see declining enrollment, although
recent ACS estimates indicate that the proportion of families in the community is growing. The
school district and other Town services may also be impacted by the development currently in
the pipeline, although most of the development is in multifamily structures which typically
attract fewer families with children than single family or other low-density housing types.
Aside from the impact on schools, diversifying Easton’s housing stock can also shift the balance
of services in other areas. For example, senior housing may generate a higher rate of emergency
calls for medical services, although new multifamily structures also tend to have lower risk of
fire than older housing types. As development in the pipeline is completed, the Town may need
time to adjust to the change generated by this influx of multifamily development in order to
assess the capacity of municipal services to accommodate future growth.

Affordable Housing Resources
Affordable Housing Trust
The Town of Easton created the Easton Affordable Housing Trust in 2008. The Affordable
Housing Trust oversees the Affordable Housing Trust fund, with assistance from the staff of the
Department of Planning & Community Development. It receives most of its financial support
from the town’s Community Preservation Fund. Trust funded initiatives have included the
Easton Homebuyer Assistance Program, a portion of the Community Preservation Planner
position, the Easton Home Repair Program, and support for a small affordable housing
development. The Housing Trust commissioned Housing Action Plans in 2010 and 2014 which
identify five year goals for the Housing Trust to create affordable rental housing units, facilitate
redevelopment and rehabilitation to create affordable housing units, promote wider diversity of
housing choice, provide assistance to low income homeowners and homebuyers with housing
costs, and to increase public awareness about affordable housing and assistance programs. The
Housing Trust currently has over $1 million in funds that could support initiatives to create
affordable housing.
Housing Authority
Easton has a local Housing Authority that manages nearly 200 units of elderly and family
housing. The great majority of these units (184) are located in two developments, Elise Circle
and Parker Terrace, both targeted to the elderly and people with disabilities. In addition the
Housing Authority owns 10 units for families in duplex or single family structures. One of the
family units is handicapped accessible. The Easton Housing Authority (EHA) gives preference

8

Easton Facilities Master Plan, 2014
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to applicants who already live or work in Easton, but the demand for affordable units is very
high. Currently, an elderly Easton resident would need to wait six months to two years for a
unit and an Easton family would wait seven to ten years. Non-residents would wait far longer.
In addition to the units it owns and manages, the EHA administers 101 Section 8 mobile
vouchers. The majority of voucher holders live outside of Easton because it is difficult to find
apartments in Easton that meet HUD’s Fair Market Rent for the region.9 The Housing Authority
is exploring funding opportunities to preserve and expand its portfolio of housing. One project
under discussion is the rehabilitation and potential addition of a second unit to one of its
existing single family homes, possibly in partnership with the Affordable Housing Trust.
Community Preservation Commission
Easton passed the Community Preservation Act (CPA) in 2001. Through CPA, the Town raises
revenues via a 3 percent property tax surcharge, partially matched with state funding. A
minimum of 10 percent of each year’s funds must be set aside for each of three program areas,
including affordable housing, open space, and historic preservation, while 70 percent of funds
may be used in any eligible program area. To date, Easton has generated over $17 million in
Community Preservation Funds. The Community Preservation Committee, consisting of nine
members including representatives of Planning & Zoning, Conservation Commission, Housing
Authority, Historical Commission, and Recreation Commission, along with four citizen
representatives, is tasked with evaluating community needs and making annual
recommendations for use of CPA funds. All funding requests must be approved by Town
Meeting. Including $7.5 million that supported the Ames Shovel Works project, CPA funds
have contributed close to $9.3 million toward affordable housing. Housing funds have been
used to preserve affordable housing units owned by the Housing Authority, to support the
creation of new affordable housing units, and to fund the Easton Affordable Housing Trust.
Additional Service Providers
Several public and nonprofit entities in the region provide a range of services to low income
households in Easton and the region. Although they do not directly address housing needs,
they can be critical in helping to connect residents with resources to meet their housing needs.
Town-based services include the Council on Aging, Food Pantry, and Veterans’ Agent.
Coordination between these social service offices and affordable housing providers can ensure
sharing of information to match residents with available resources.

Affordable Housing Goals
Over the past several decades, Easton has experienced substantial growth in its housing supply,
both through private development and through efforts to meet the town’s affordable housing
obligation under Chapter 40B. Throughout the last decades of the 20th Century, the town
experienced a boom in construction of large single family homes on 1 acre lots. Within the past
9

Interview with Kathy Steiger, Easton Housing Authority, August 17, 2016.
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15 years, the town has gained hundreds of units of apartments in five development projects that
are either completed or under construction now. Developments permitted under Chapter 40B
(including four of the five multifamily development projects) have added 545 units to the
town’s SHI, including affordable homeownership units and all rental units within new mixed
income rental developments. Besides adding to the SHI, homeownership developments enabled
through friendly Comprehensive Permits have increased the diversity of market rate
homeownership housing opportunities, adding single family homes on smaller lots and
multifamily condominiums.
Despite the progress the Town has made toward meeting local housing needs and fulfilling the
10 percent affordability requirement under Chapter 40B, there are still outstanding needs for the
town to address over the next five years.
Chapter 40B Numerical Goals
As shown in Table 20, Easton currently has 791 units that qualify to be included on its
Subsidized Housing Inventory, putting the town’s SHI at 9.76%. The Town presently needs 20
units to reach the goal of 10% affordability. However, there is likelihood that the town will lose
some of its SHI units over next five years, so that more affordable housing will be needed to
obtain the status of “safe harbor” from unwanted comprehensive permits. An estimated 94
units are likely to be lost from the SHI due to expiring restrictions or the conversion of rental
apartments at Ames Shovel Works to condominium ownership. (In addition, approximately 50
units could possibly be lost if developments which have been permitted are not constructed10,
or if the Department of Developmental Services reduces or eliminates the housing which they
currently provide in Easton, however these scenarios are less likely to occur.) In order to ensure
that Easton maintains the level of 10% as measured against the 2010 Census, Easton may need
to add at an estimated 120 units to its SHI over the next few years.
In 2020 the number of units needed to remain at 10% will increase, as the SHI will be compared
to the 2020 decennial Census. Over the past five years the town has added an average of 25
single family units per year, in addition to the development permitted at Queset Commons and
the Comprehensive Permit developments which have taken place recently or are in the pipeline.
Given this activity, the town can expect to add an estimated 1,037 housing units between 2010
and 2020.11 Based on a projected 2020 housing stock of 9,142 units, the town will then need 914
units on its SHI in order to reach the 10% minimum. As part of the anticipated growth, 170 units
would be added to the SHI at the Queset Commons Smart Growth 40R district provided it is

Including Meadowview Commons (9 units).
Includes 391 units constructed between 2010 and 2015 plus projection of 126 single family units over
next five years, and 520 multifamily units currently in the pipeline (290 units at Avalon, and 230 units of
condominiums and apartments that are part of the development agreement at Queset Commons but have
not yet been built).
10
11
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built out in accordance with the current development agreement. Easton thus needs to add an
additional 53 SHI-eligible units to be 40B-compliant after the 2020 Census.
If Easton’s SHI falls below 10%, the town can continue to protect itself from unwanted
Comprehensive Permit proposals by maintaining temporary Housing Certification, as it has for
most of the past five years. To be certified, the town must have an approved Housing
Production Plan, and create SHI units equal to 0.5% of its housing stock, granting one year of
“safe harbor” or 1%, granting two years. Prior to 2020, this equates to 41 for one year or 82 units
for two years. After 2020, the projected annual target would be approximately 46 units.
Table 22: Chapter 40B Housing
Total Year Round Housing Units (2010 Census)

8,105

Units required for local discretion (10% of 8,105)

811

Current SHI Units
Units likely to be removed from the SHI within 5

791
Years1

100

Existing SHI units not vulnerable to loss

691

Units potentially needed to ensure local discretion through 2020

120

Projected new home construction 2010-2020

1,037

Projected Year Round Housing Units (2020 Census)

9,142

Projected units required to enable local discretion after 2020 (10% of 8,960)
Affordable units to be added at Queset Commons 2
Projected units needed by 2020 to retain local discretion

914
170
53

Includes units which may be converted from rental to ownership such as the 83 market-rate
rentals at the Ames Shovel Works development, and units with expiring restrictions. An
additional 50 units have a low probability of being lost from the SHI which have been
approved but not yet built, or units managed by the Department of Developmental Services.
2 The Town entered a Development Agreement with the developer of the Queset Smart
Growth 40R district for a total of 223 SHI units to be built, of which 53 have been completed or
are under construction. 48 permitted units have stalled, and an additional 122 units have not
been applied for, so 170 planned-for units don’t count toward the Town’s SHI.
1

Chapter 40B provides an alternative for communities to fulfill the minimum requirement for
affordable housing if at least 1.5% of developable land area is occupied by affordable housing.
DHCD does not maintain a list of communities which have met this standard, and to date no
communities have successfully applied the land area minimum to deny a comprehensive
permit, although a handful of towns claim to have reached this threshold. The state is currently
in the process of preparing guidelines for calculating the land area minimum.
By recent estimate Easton had affordable housing occupying 0.45 percent of its land area as of
May, 2014.12 Development projects that have been added since 2014 further contribute an
12

Wayne Beitler, Subsidized Housing Inventory Map of SHI Units & General Land Area, May, 2014
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estimated 27.6 acres of land occupied by affordable housing, bringing the affordable housing
coverage to 0.66%. The town is approximately 111 acres short of the 198.17 total acres needed to
reach the minimum. To reach the land area minimum through new development, Easton would
potentially absorb more than 1,500 housing units in mixed income developments (assuming
four single family units per acre of which one would be affordable, or multifamily rental
development at 16 units per acre) on approximately 111 acres of new development. Where
existing units are converted to affordable housing, or the proportion of affordable units in a
homeownership development is increased, the town might increase its acreage of affordable
housing with a bit less development impact.

Local Needs and Preferences
The prevalence of high priced single family homes can have a negative fiscal and social impact
on the community, as it becomes prohibitive for people to stay within the community
throughout different phases of their lives. Addressing this concern, the Town has made
substantial progress toward increasing the diversity of its housing stock. After the completion
of development that is currently in the pipeline, rental apartments will comprise approximately
24 percent of the town’s total housing stock, and about 35 percent of the town’s housing units
will be in 2-4 family or multifamily structures.
Housing that would most contribute to filling the remaining needs of the community and the
objectives outlined in the master plan is small-scale development that fits in the context of
existing traditional neighborhoods. These might include smaller ownership units on smaller lots
(cottage-style development), adaptive reuse of historic buildings and/or underutilized
commercial properties, and conversion of existing homes to create affordable units. Interview
participants indicated broad support for the concept of encouraging smaller single family
homes on smaller lots in mixed use, walkable neighborhoods
There is a need for more handicapped accessible housing and senior housing, in all building
and ownership types. Despite the affordable development in the pipeline, some low income
seniors may be precluded from affordable units due to their existing homes or incomegenerating assets exceeding limits for eligibility for many affordable housing programs. At any
income level, seniors often seek ground floor or single floor living, access to outdoor space, and
the option to bring a pet companion.
Affordable housing and economic development are closely connected. Providing “workforce
housing”, i.e., housing that is affordable to people who work in Easton, would help support
Easton’s employers, and the presence of a local workforce can help to attract new businesses to
locate in town.
The greatest affordable housing need is to serve households earning less than 50% of area
median income, which is the income level of the majority of senior households and employees
who work in Easton. Although there are a substantial number of cost-burdened households
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who earn between 50-80 percent of area median income, there is also more market-rate housing
available for households at this range.

Community Opportunities Group

31

Easton Housing Production Plan

Implementation Strategies
1. Develop local capacity to plan and
advocate for, as well as to develop and
manage affordable housing units.

Maintain/increase technical capacity.

The Town should continue to provide funding
for staff to manage affordable housing services,
including administrative and technical support
related to the provision of affordable housing,
and coordinating the efforts of various boards
and committees to develop affordable housing
opportunities. Currently the Town has a
community planner funded in part by the
Affordable Housing Trust and Community
Preservation Act administrative funds. In
addition to supporting the Housing Trust and
other town departments and commissions, the
position works with the Mobile Home Park rent
control effort, 40B proposals, registering and
monitoring affordability restrictions, and
monitoring and updating Easton’s Subsidized
Housing Inventory.
Numerous educational and training resources
are available to strengthen the capacity of
municipal staff and committee members to
address housing concerns, including seminars
and conferences offered by DHCD, Citizens’
Housing and Planning Association (CHAPA),
and the Massachusetts Housing Partnership
(MHP). Direct technical assistance and grants are
also provided by MHP and DHCD. In addition
to the Affordable Housing Trust, planningrelated committees such as the Community
Preservation Committee should continue to
include members who are knowledgeable about
affordable housing needs and policies.

Community Opportunities Group

Housing Production Plan
Requirements

The following strategies would
address DHCD's current Housing
Production Plan requirements
(effective February 22, 2008), relying
on a combination of local, state, and
private resources:


Zoning Amendments.
Identification of zoning districts or
geographic areas in which the
municipality proposes to modify
current regulations for the
purposes of creating affordable
housing developments to meet its
housing production goal
[760 CMR 56.03(4)(d)(1)];



Comprehensive Permits.
Identification of specific sites for
which the municipality will
encourage the filing of
comprehensive permit projects
[760 CMR 56.03(4)(d)(2)];



Housing Preferences.
Characteristics of proposed
residential or mixed-use
developments that would be
preferred by the municipality [760
CMR 56.03(4)(d)(3)];



Town-Owned Land. Municipally
owned parcels for which the
municipality commits to issue
requests for proposals to develop
affordable housing
[760 CMR 56.03(4)(d)(4)];



Regional Collaboration.
Participation in regional
collaborations to address housing
development
[760 CMR 56.03(4)(d)(5)]
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Continue to fund the Affordable Housing Trust. Easton’s Affordable Housing Trust
was established in 2008. Its primary source of revenues has been from the Community
Preservation Trust Fund, which has granted a total of over $1.3 million since 2011.
Additional Trust funds were generated through Town legal settlements as well as interest
earned. The Trust currently has a balance of approximately $1 million. Trust funds have
been used to support professional planning services, town planning staff support, a
homebuyer initiative, a Habitat for Humanity development, and a small repairs grant
program.
The Housing Trust can be a critical partner in implementing the Housing Production Plan to
facilitate the creation of affordable housing and address the housing needs of Easton
residents. Affordable housing development is a costly and complex endeavor – particularly
projects which entail new multifamily construction or adaptive reuse of historic properties –
typically requiring partnership and funding from multiple sources, which can take years to
bring to fruition. Through the Housing Trust, the Town can put up seed money at earlier
points in the development process when other sources of funding may not be available.
Examples of predevelopment activities might include environmental or financial feasibility
analysis, brownfields mitigation, legal or permitting fees, and other technical assistance.
The Housing Trust could also contribute funding to smaller projects that create affordable
housing, such as the preservation of existing affordable units or conversion of market rate
homes to become affordable units. Such smaller scale projects may be completed more
quickly, but are likely to yield a smaller number of units at a higher expenditure of Trust
funds per unit unless additional funds can be leveraged from other sources. The Housing
Trust may also be able to support housing preservation activities or financial assistance to
qualifying households,13 although this may not result in the addition of units to the town’s
Subsidized Housing Inventory.

Explore potential partnerships with nonprofit housing developers. Compared
with for-profit developers, public agencies and private non-profit housing organizations
almost always provide a larger percentage of affordable units in their developments as well
as more deeply affordable units. Access to a variety of housing subsidies is the key to high
levels of affordability. Since the mid-1980s, private nonprofit housing developers and
community development corporations (CDCs) have become the preferred recipients of most
of these subsidies.

To the extent allowable under State statutes governing Housing Trusts [MGL Chapter 44, Section 55C]
or funds provided by the Community Preservation Trust Fund [MGL Chapter 44B].
13
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In addition to the Easton Housing Authority, there are several successful non-profit
developers that seek opportunities to develop affordable housing in suburban and rural
communities. The South Shore Habitat for Humanity has worked in Easton in the past to
create an affordable unit on Highland Street, where the Town donated a vacant parcel and
contributed funds for predevelopment costs. Another non-profit, Housing Solutions for
Southeastern Massachusetts (formerly South Shore Housing) provides an extensive range of
housing services in the region, including development and management of affordable
housing, and technical assistance to cities and towns to increase the supply of affordable
housing. There are also nonprofit housing organizations such as Neighborhood of
Affordable Housing, Inc. (NOAH) and The Community Builders (TCB) that carry out
projects throughout eastern Massachusetts and beyond. The Town should connect with
these organizations to identify opportunities to collaborate.

Educate/Communicate with the public. It is important for the public to be well
informed about local housing needs, initiatives and challenges. Not only do housing
initiatives – such as zoning bylaw changes – often require local support, an informed public
is more likely to provide pertinent information, feedback and suggestions. Education can
also dispel myths associated with affordable housing about people who need and occupy
affordable housing, the impact of affordable housing on real estate values, and local housing
needs – and help create an environment whereby the community becomes a partner in the
Town’s housing initiatives.

2. Identify sites for creation of affordable housing through new development,
redevelopment, or preservation.

Town-owned properties. The Town is exploring the potential to create affordable
housing units on two currently vacant sites. One is a small tax title parcel on Electric Ave,
which could be combined with a small adjacent Town-owned parcel to develop a single
affordable unit. A second parcel on Foundry Street is an approximately 16-acre parcel which
had been considered for recreation use, but was found to have environmental conditions
that render most of the lot unbuildable. The Town is evaluating the feasibility of residential
development on a small portion of the lot, which could create 1-2 affordable units or a
group home of developmentally disabled individuals with each bed counting as a “unit”.
The Easton Housing Authority is looking at alternatives to improve one of its sites, a single
family house located on Poquanticut Ave. Depending on funding and engineering, the
existing house may be rehabilitated to preserve the unit, or demolished and reconstructed as
a two family house.
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Easton does not currently have any surplus municipal buildings. If a building does become
available in the future due to the relocation of services into new facilities, affordable housing
should be strongly considered as part of an adaptive reuse strategy.

Privately-owned properties. There are a number of ways that the town can facilitate the
creation of affordable housing on scattered sites throughout the town with funding through
an Affordable Housing Trust. For example, the Town can use CPA/Housing Trust funds
through the current Homebuyer Assistance Program to acquire an affordability restriction
on condominium or single family housing units in exchange for providing down-payment
grant assistance to income- and asset-eligible first time homebuyers (the Town has created 5
affordable units with this program). The Town could similarly acquire affordable housing
restrictions through programs which extended tax-relief and/or substantial financial
assistance for rehabilitation to financially burdened low- and moderate-income
homeowners. The Town could also purchase lower-cost market rate housing units and place
an affordability restriction on them, and then make them available for either rent or
homeownership, possibly in conjunction with partners such as the Housing Authority or
Habitat for Humanity.
Several privately-owned historic buildings have been identified as sites that might be
targeted for adaptive reuse to create affordable housing.
-

There are a number of privately-owned former schools in Easton, which the Town had
previously de-accessioned but which could be appropriate sites for reuse as affordable
housing.

-

A circa-1910 former mill building known as Crofoot Gear at 22 Central Street is just
north of the Queset Commercial District and possibly could be connected to the
wastewater treatment plant on the far side of Queset Brook. However, the site has
significant contamination which must be identified and addressed before a reuse project
could be initiated. This 20,000 square foot building could accommodate an estimated 1215 apartments or condominium units and there may be additional opportunities for new
construction onsite as well which could generate additional units.

-

There may be future opportunities for adaptive reuse or redevelopment of structures
that have been occupied by religious or fraternal organizations. No specific sites have
been identified at this time, however the Town might approach such organizations in an
effort to identify surplus facilities or land.

The Town would encourage affordable housing development in existing or envisioned
mixed use neighborhoods and zoning districts, consistent with the Envision Easton Master
Plan:
-

Easton adopted the Queset 40R Smart Growth Overlay District in 2008. The Town
entered a Development Agreement in 2013 with builder Doug King for development of
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the 40R District which outlines proposed buildings,
phasing, infrastructure improvements, and other Ensuring that the Queset 40R
community benefits. As specified in the district is built out as planned
is a priority over the next
Development Agreement, the Town anticipates a
total of 223 “affordable” units, of which 50 have several years to help the town
retain its safe harbor.
been constructed, as well as 3 affordable
condominium units now under construction. This
leaves 170 additional SHI-contributing units likely to be created in the 40R district
(including 48 units which had previously been counted on the SHI but recently dropped
off because they had yet to obtain a building permit).
-

The Queset Commercial District along Route 138 from Route 123 to Depot Street was
established in 2015 in an area that had been identified as a Priority Development Area. A
study prepared in 2011 with the Old Colony Planning Council (OCPC) proposed
roadway and pedestrian and bicycle improvements among other recommendations for
the area, and the Town has agreed to buy 50,000 gallons per day sewer capacity from the
treatment plant at Queset Commons to serve new or existing development within the
district. Redevelopment of underutilized commercial space could create mixed use
development with residential space on upper floors and commercial development on
the ground floor, with residential development comprising up to 1/3 of a development
project. The Town encourages reuse of historic buildings within this district for housing,
allowing standalone multifamily development only in projects that entail historic
rehabilitation.

-

North Easton Village or the Five Corners Area, identified respectively as “Traditional
Village” or “Village Center” nodes in the 2014 Envision Easton Master Plan, could offer
good locations for small-scale infill development in existing walkable neighborhoods,
with modest-sized homes or townhouses, group homes, senior housing, or mixed use
with upper floor apartments. The Town could work with property owners to facilitate
LIP projects to create affordable units in these areas.

-

As noted in the Master Plan, the area along Route 138 at the border of Stoughton is
primarily a commercial node at present, but could potentially support mixed use
development in conjunction with a proposed commuter rail stop along the proposed
South Coast Rail extension.

3. Update zoning to create opportunities for development of affordable housing, and to
encourage diversity in housing options.

Inclusionary Zoning. An “inclusionary” requirement has long been a part of Easton’s
Zoning Bylaw through its Special Residential Regulations – Residential Compound, Adult
Retirement Development, and Open Space Residential Development (OSRD) – which allow
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for more flexible forms of residential development where this would result in more diverse
housing options and other community benefits. In 2016, the OSRD bylaw was replaced with
a new Flexible Development provision. Along with updated dimensional and procedural
requirements, the new regulation applies an affordability requirement of 10 percent of the
development units, which are allowed as a bonus over the units that could be built under
conventional zoning, and must be developed on site. (Other Special Residential provisions
retain the original standard of 20 percent of units to be set aside as affordable housing,
allowing off-site or payment-in-lieu alternatives for meeting the affordability requirement.)
While the previous OSRD regulations had not been utilized, the zoning changes in 2016
have already spurred interest, and the Town anticipates flexible development proposals that
could create several affordable units over the next 5 years.
Compact Neighborhood Zoning. Throughout most of the town, zoning regulations require a
minimum of one acre residential lots. As noted above, Easton has a number of areas where
higher density residential development would potentially fit the existing neighborhood
context, where a village-scale pattern of development exists or could be encouraged. The
Town may consider adoption of zoning in some of these areas utilizing the Compact
Neighborhood zoning policy established by DHCD in 2012, which incentivizes the
establishment of mixed-income neighborhood zoning. Map 3 depicts areas that might be
appropriate for Compact Neighborhood Zoning in Easton.
To participate, a municipality must identify an “as-of-right” zoning district (Compact
Neighborhood), receive a Letter of Eligibility from DHCD confirming that the Compact
Neighborhood is in an “eligible location” (as defined under Chapter 40R regulations 760
CMR 59.01 et seq.) and that the zoning meets or exceeds the application requirements for
the program, and 3) adopt the Compact Neighborhood Zoning, submit proof of local
adoption and receive a Letter of Certification from DHCD. The compact neighborhood
must:
1) Allow for a minimum number of “Future Zoned Units”, which is generally one
percent of the Town’s year-round housing units;
2) Allow as-of-right at least 8 units per acre for multifamily residential use (2 family or
more), or at least 4 units per acre for land zoned for single-family residential use.
3) Provide that at least 10 percent of all units constructed within projects of more than
12 units are affordable, and
4) Not impose restrictions on age or any other form of occupancy restrictions on the
Compact Neighborhood as a whole (however specific projects within the district
may be age-restricted or assisted living.)
If DHCD certifies that the municipality has created a “Compact Neighborhood”, this
certification can be used by the municipality as evidence of a “Previous Municipal Action”
that must be considered by a Subsidizing Agency in making the findings that are necessary
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under Chapter 40B for a determination of Project Eligibility (760 CMR 56.04(4)(b) and
relevant Guidelines). Under the Guidelines, existence of a Compact Neighborhood may be
given weight in this determination. Certification of a Compact Neighborhood can also
enhance a municipality’s competitiveness when applying for discretionary funding by state
agency programs such as MassWorks and Priority Development Fund.14
As envisioned, Easton’s Compact Neighborhood zoning would aim to permit the
development of approximately 86 units, of which 25 percent (22 units) would be affordable.

4. Provide housing support to income qualified households.

Small grant program. Easton’s Affordable Housing Trust had funded a program that
provides grant assistance to low income households to carry out improvements that
increase their home functionality or occupant health and safety. The Affordable Housing
Trust would like to continue this successful
An Act Modernizing Municipal
program, which over two years assisted a total of
Finance and Government (H.4565)
25 homeowners. However the Department of
expands the allowable uses for
Revenue expressed concern about the legality of
Municipal Affordable Housing Trust
funding such programs under the enabling act
expenditures to match those of the
for Municipal Affordable Housing Trust (MAHT)
Community Preservation Act and
funds (MGL Chapter 44, Section 55C), issuing a
allows for grant agreements and
guidance memo stating that such grant assistance
more transparent accounting for
without an affordability restriction in return
projects sponsored by MAHTs with
could be in violation of the Anti-aid Amendment
CPA funding.
to the Massachusetts Constitution (Article 42, s. 2,
as amended by Article 103).15

Homebuyer assistance program. Easton established in 2012 a Homebuyer Assistance
Program which provides grants to first time homebuyers of up to $95,000 toward the
purchase price of a home. Under Easton’s program, the units must be restricted with a
permanent deed restriction, and comply with DHCD criteria to qualify under the state’s
Local Action Unit program so that the units may be counted toward the town’s Subsidized
Housing Inventory. The Affordable Housing Trust has funded five grants so far and has
targeted the creation of an average of one homebuyer-grant assisted unit annually, or five
additional permanently restricted affordable units over the next five years.

Financial assistance to qualifying households. There are a number of additional
ways that Easton can help to address the burden of housing cost for low income households.
14
15

DHCD, Compact Neighborhoods Policy effective November 14, 2012.
Housing Affordable Housing Trust Action Plan FY2016-2020
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CPA funding may be used to provide subsidies directly to eligible households to lower the
costs of obtaining affordable housing. In many instances, CPA requires that the housing unit
be deed restricted in exchange for the financial assistance provided. There are also some
types of programs that would not require deed restrictions, for example grants for ADA
accessibility improvements, interest rate subsidies, rental assistance, or savings accounts
which provide matching funds to support the purchase of a home.16 As Easton surpasses the
state’s 10 percent goal for affordability, the town may consider broader types of initiatives to
meet local housing needs through the Affordable Housing Trust and Community
Preservation funding.

Rate of Affordable Housing Creation
The Town of Easton continues to facilitate and encourage the creation and preservation of
affordable housing units in order to ensure that the proportion of subsidized housing units
reaches and remains over 10 percent into the next decade. Easton’s SHI is currently just below
10 percent, with 20 units needed to regain “safe harbor” in the short term. Anticipating the
potential loss of units that may expire from the SHI, and an increase in the total number of year
round housing units that will be counted in the 2020 US Census, Easton aims to facilitate the
addition of at least 223 units to the Subsidized Housing Inventory over the next five years
through the strategies described above. In particular, the Town anticipates the construction of
an additional 170 SHI-contributing units (which includes the 48 “zeroed out” units) called for in
the development agreement at the Queset Commons Chapter 40R district. If Queset Commons
is built out as planned, Easton will need an additional 53 SHI-eligible units to be 40B-compliant
after the 2020 Census.

16

MHP and CHAPA, CPA and Affordable Housing Guidebook, 2015
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