
Welcome to the Medford Housing Production Plan webinar!

The program will begin in a few minutes.
Here is something to do while you wait - check out these stats from the community survey:

1. Most respondents said that they would not be able to afford the median two-bedroom rent ($2,300) 
or median single-family sales price ($630,000) if they rented or bought today

2. 27% of respondents who live in Medford reported that they have struggled to make their monthly 
housing payments one or more months in 2019

3. 19% of respondents reported that they know someone who was homeless or at risk of being 
homeless in Medford

4. Many respondents reported that Medford did not feel welcoming to people in need of supportive 
services, residents who use a rental voucher, or low-income residents

5. Many older respondents said they need the following to stay in Medford as they age: 1) home-based 
services; 2) physical modifications to existing home (e.g., ramps, grab bars); and 3) accessible units 
(no stairs, wider doorways)

Note: survey had 887 people respond and 820 were Medford residents

Q: Are you surprised by 
these stats from the 
survey? Not surprised? 

Why or why not?

You can respond in the 
chat.
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Benefits of an HPP 

• Shape your own future – your local policies shape the 
type and location of future housing and development

• Gain more local control - by making incremental 
progress so you can make progress on your own terms

• Preserve the positive attributes that make an 
authentic Medford

• Nurture a healthy community diverse housing 
choices play an important role in community well being 
and equity

Photo Credits: view from the Main Street Bridge over the Mystic River, Medford, melikamp.com 



1. C.40B, §§ 20-23 The Comprehensive Permit Law 
• 1969 – response to Civil Rights Movement
• Lofty goal of social equity

2. The statute sets state goals 
• 10% affordable housing stock or 
• 1.5% general land area minimum 

3. If goals not met, developers can seek 40B 
Comprehensive Permits

4. Denials of 40B projects are often overturned by 
the Housing Appeals Committee

4

C.40B Basics



1. Community Development Board, City Council, and the state 
“approve” your Plan

2. City permits 120 SHI homes in a calendar year (or 240 SHI 
homes)

3. City earns state “certification” and enters safe harbor for 1 
year (or 2 years)  

What do we mean by incremental progress? 
Certification of the HPP – a.k.a. “safe harbor”

A certified community can deny
comprehensive permits 

The ZBA’s decision will be upheld
by the Housing Appeals 
Committee



Medford’s Subsidized Housing Inventory

7.2%
1,726 units listed

671 more needed to reach 10% 
(2,397)

There are 3 current 40B proposals, 1 inclusionary 
zoning proposal, and units currently under 

construction. 
If all the proposals were approved, it would create 
1,116 additional SHI units, bringing SHI to 11.9%.

However, only 333 of these new units would be 
affordable.



Eligible income for affordable housing

$44,800
$67,400

$51,200
$77,000

$57,600
$86,650

$63,950
$96,250

50% and 80% FY20 Income Limits
Note: Income limits vary by household size. 

(Source: HUD User, FY20 income limits)

Medford residents have a lower median income than the regional Area Median Income (AMI). 

Medford’s median of $92,363 is LOWER than 80% AMI for a four-person household.
That’s why units priced at 80% AMI are too high for many Medford residents.



Source: 2012-2016 ACS, per CHAS data, www.huduser.gov

Even when Medford achieves 10% there is still a great local need for homes that are affordable.

”Too Much” defined as over 30% of gross income including rent and utilities – this is considered “housing cost burdened”

About 66 percent (6,080) of which spend 
too much for housing costs.

http://www.huduser.gov/


Question at heart of this effort:
How should you protect the characteristics that you love about Medford

while still creating more housing options?

Photo Credits: Medford Public Library; 3 Forest Street, realtor.com

Bigelow Block, c.1886



Finding the best balance for your community

Your housing plan should recognize and honor the dynamic balance 
of forces and assets that make your community authentic

Image credit: Raworth, Kate, Doughnut Economics: Seven Ways to Think Like a 21st Century Economist, 2018



Engagement Methods
• Webinar #1
• 9 Focus Groups
• Community Survey
• Webinar #2 (tonight)

What we heard from the community

• Growing concerns about affordability - existing residents being 
priced out of the community

• Older housing stock – rehab needs including energy efficiency 
improvements and accessibility modifications for older adults

• Community values its diversity but feels pressures of 
change - wants to be more welcoming particularly for households with 
low-income, rental vouchers, in need of supportive services including older 
adults

• Want more transparency and control over development  in their 
neighborhoods

• Design, accessibility, integrating new development into 
neighborhood context

• Options for downsizing seniors – see a need for smaller units 
(like studios, one-bedrooms, or micro-apartments) with access to public transit 
and amenities. 

“People see two versions – old Medford and 
new Medford. [I’m] hoping [we can] bridge 

that gap by preserving what Medford has 
always been – a place where anybody could 

come and make a home.” – Focus Group 
Participant



Type of homes most needed in Medford:
1.  Affordable rental (esp. 50% AMI and below)
2.  Affordable ownership (100% AMI and below)
3.  Smaller (studios + 1-bed)
4.  Service-enriched and accessible 



7 Draft Housing Goals 



1. Address local housing needs + meet production goals – work to meet the 40B goals and then continue to 
promote initiatives to address local housing needs

2. Promote a welcoming, diverse, intergenerational, + inclusive city - be a welcoming community for people 
with diverse racial, ethnic, and socio-economic backgrounds and special needs with an ideal mix of housing choices would offer 
diverse options to residents with varying needs and preferences

3. Foster decent, safe, well-designed, + sustainable housing - Ensure new homes of all types are sensitive and 
compatible in scale, siting, and design to the physical characteristics of the neighborhood context

Draft Goals #1-3

Image Credits: David Parolek



4. Integrate affordable + diverse housing 
options throughout the city  - at a scale that is 
compatible with the build environment of the 
neighborhood and located strategically including through 
infill and redevelopment opportunities

5. Preserve the affordability of existing 
affordable homes

6. Expand local capacity to implement 
housing initiatives

7. Promote transparency + engagement -
Strengthen communication, transparency, and collaboration 
among various City agencies and local organizations and 
residents and Increase awareness of fair housing issues

Draft Goals #4-7



1. Address local housing needs + meet production goals
2. Promote a welcoming, diverse, intergenerational, + 

inclusive city
3. Foster decent, safe, well-designed, + sustainable housing
4. Integrate affordable + diverse housing options 

throughout the city  
5. Preserve the affordability of existing affordable homes
6. Expand local capacity to implement housing initiatives
7. Promote transparency + engagement

What do you think of these draft goals in general? 
Tell us your thoughts in the chat



Effective plans include a variety of strategies

Strategies – our approach

Resources

Capacity

Political Will 
&  

Leadership

Regulations



HPP Requirements for Strategies

Must Identify:
1. Zoning amendments
2. Specific private and/or municipally-

owned properties
3. Characteristics of preferred development
4. Participation in regional collaborations



Draft strategies

35-40 strategy ideas to address the goals

We can’t go over all of these tonight! Too many ideas . . . So tonight would like to 
ask you about a few of the key ideas to get some direction

Want more input when the draft plan is released for public review in the next few 
months



1. Existing rentals homes 
a. Rehab (SHI-eligible)
b. local vouchers (non-SHI)

2. Existing ownership homes 
a. rehab (non-SHI)
b. first-time homebuyers  (SHI-eligible)

3. Affordable infill (SHI Eligible)
4. Vision plan – Mystic Ave Corridor (SHI-eligible + non-SHI)
5. Accessory dwelling units (non-SHI)
6. Conversion of larger single-family homes (non-SHI)
7. Home sharing and congregate living (non-SHI)

Some key strategy ideas:
What do you think of these?



OBSERVATIONS
• Large stock of older homes including many historic
• Older housing = increased need for maintenance 

and repairs, including lead paint, outdated systems, 
and lacking accessibility.

• Many older homes that need repair also have lower-
priced rents

IDEA:
• Prioritize funding: Revive federally-funded rehab 

program for properties with eligible LMI tenants
• Increase capacity: Expand beyond 2 staff to 

administer
• Promote Fair Housing: Target federal rehab funds to 

property owners who agree to rent to tenants with 
Section 8 vouchers. Help those units comply with the 
HUD Housing Quality Standards

• Leverage other funds: Connect eligible households 
with various other programs that could leverage the 
City’s efforts 

1.a. Existing rentals homes – rehab (SHI-eligible)

Dark areas are older homes in neighborhoods with lower-income residents indicating 
neighborhoods to prioritize for federal rental rehab funds



1. b. Existing Rental Homes - local vouchers (non-SHI)
OBSERVATIONS
• Housing Authority administers 859 vouchers but many are 

used  in other communities
• Voucher holder often have difficulty finding units in 

Medford that meet eligibility requirements and will accept 
vouchers.

• Voucher holders are a protected class under the 
Massachusetts Anti-Discrimination Law. 

• Fair Market Rents are lower than market rents but most of 
Medford is eligible as a Small Area Fair Market Rent area

• Other communities use CPA funds for local vouchers 
including: Amherst, Boxborough, Chatham, Martha’s 
Vineyard communities, and Provincetown.

IDEA:
• Appropriate CPA funds to create a local rental voucher 

program to expand # of vouchers and/or make up 
difference between fair market rent and actual rent.

• Also, work with Medford HA to consider implementing 
Small Area FMRs for zip code 02155

Small Area FMRs
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2.a. Existing ownership homes – rehab (non-SHI)

OBSERVATIONS
• Home modifications can help enable older adults to age in their 

homes
• Over 1,500 LMI owner households are severely cost burdened

IDEA:
• Home Modification Program - Allocate funds (such as CDBD 

funds) to create a home modification program for older adult 
homeowners in Medford

• Accessibility /Health and Safety – focus program on non-
structural modifications to improve accessibility and increase 
health and safety.

• Example – Agawam established a similar program with federal 
Community Development funds. 
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2.b. Existing ownership homes –first-time homebuyers (SHI-eligible)

OBSERVATIONS
• Lower and middle-income hh are being 

priced-out
• Gap of about $236,000 between what a 

median income household can afford for a 
condo and the median sales price 

IDEA:
• Buy-Down Program: establish a revolving fund, 

to buy, rehab, and sell homes with deed 
restrictions to eligible first-time homebuyers 
with incomes up to 80% or 100% AMI. 

• Utilize CDBG and/or CPA funds as seed money 
• Norfolk’s Housing Trust buy down program is an 

example



3. Affordable infill (SHI-eligible)

OBSERVATIONS
• Most (53.21%) existing homes in the SF-1 and SF-2 

districts are on lots smaller than zoning allows 
(5,000 or 7,000 s.f.)

• There are about 550 vacant lots in these districts that 
are also smaller than zoning allows

IDEA:
• New zoning tool- Allow new affordable homes that 

are in context with existing SF-1 and SF-2 
neighborhoods (single-family, two-family, and/or 
town houses) on lots that are below the minimum 
lot size with a maximum lot coverage requirement of 
40% 

Image Credits:: Google Maps



3. Affordable infill cont. . . (SHI-eligible)

IDEA:
• City-Owned Vacant Lots Identify vacant town-owned lots 

that would meet the provisions of the new zoning tool 
• Our analysis has identified 128 vacant lots in the SF-1 

and SF-2 districts that are owned by the City
• Transfer properties to a new Medford Affordable Housing 

Trust that would then issue the RFPs
• Medford Community Housing or Habitat for Humanity 

may be likely responders to such an RFP

Image Credits:: Google Maps



IDEA: 
• Engage the community to reimagine the Mystic Avenue 

corridor as part of the Comprehensive Plan process.
• Build off 2018 MAPC Study recommendations. 
• Consider zoning amendments to allow multi-

family/mixed use to create a thriving business district as 
a gateway corridor. 

• Consider investments in streetscape, complete streets 
design, and connectivity including improvements to 
create a cohesive, green, and pedestrian and cyclist 
friendly corridor.

4. Vision plan – Mystic Ave Corridor (SHI-eligible + non-SHI)

Aug 2019

Mar 2018



5. Accessory dwelling units (non-SHI)

Image Credits: Airbnb.com (above); AARP “Making Room” https://www.aarp.org/content/dam/aarp/livable-communities/livable-documents/documents-2019/making-room-web-spreads-010819.pdf. 
The State of Zoning for Accessory Dwelling Units: https://ww1.prweb.com/prfiles/2018/07/17/15632003/ADUs_WP.pdf. 

Amend zoning to allow Accessory 
Dwelling Units in single-family houses 
and the conversion of historic carriage 
houses or other outbuildings to 
detached ADUs.

https://www.aarp.org/content/dam/aarp/livable-communities/livable-documents/documents-2019/making-room-web-spreads-010819.pdf
https://ww1.prweb.com/prfiles/2018/07/17/15632003/ADUs_WP.pdf


• Allow larger single-family houses to be converted to two or more units (could apply to historic properties – See Dedham example)
• Such zoning provisions should encourage historic preservation, design criteria, and site planning criteria 
• Provide incentives to favor reuse over tear-downs/redevelopments.

6. Conversion of larger single-family homes (non-SHI)

Dedham, MA, S.8.4.5



• Promote diverse housing choices including shared-living and 
congregate living 

• Consider increasing the number of unrelated residents 
allowed to live together from the current three-person limit 

• While minimizing possible negative impacts associated with 
off-campus student housing

• Consider promoting home sharing, particularly for the 
benefit of older adults, by leveraging existing programs and 
networks: https://nationalsharedhousing.org/

7. Home sharing and congregate living (non-SHI)

Sources: Athe Lincoln Institute “Town-Gown Collaboration in Land Use and Development: https://www.lincolninst.edu/sites/default/files/pubfiles/town-gown-collaboration-land-use-development-full.pdf
ARP “Making Room”

https://www.lincolninst.edu/sites/default/files/pubfiles/town-gown-collaboration-land-use-development-full.pdf


1. Develop City-owned parking lots around City Hall (SHI-eligible + non-SHI)
2. Rehab and preserve Medford Housing Authority Units (SHI-eligible)
3. More zoning flexibility for height, parking, and mixed use/multi-family (SHI-eligible + non-SHI)
4. Comprehensive zoning audit (along with Comprehensive Plan) 
5. Vision plans and rezoning around Wellington T-Stop, Medford Square, West Medford (part of Comprehensive Plan) (SHI-eligible + 

non-SHI)
6. Lawrence Memorial Hospital (rezoning for smart growth overlay) perhaps for senior housing options  (SHI-eligible + non-SHI)
7. Green design and construction standards and encourage connectivity to neighborhoods (walkable, bike-able, accessible, and green 

space)
8. Create a local housing trust and a new housing coordinator position
9. Collaborative effort to increase public awareness and enforcement of fair housing violations
10. Support activating and capitalizing the Housing Authority’s non-profit arm as well as new development on HA properties (SHI-

eligible)

Other Strategy Ideas



Polling 
What do you think of these 7 
strategy ideas?

1. Existing rentals homes 
a. Rehab (SHI-eligible)
b. local vouchers (non-SHI)

2. Existing ownership homes 
a. rehab (non-SHI)
b. first-time homebuyers  (SHI-eligible)

3. Affordable infill (SHI Eligible)
4. Vision plan – Mystic Ave Corridor (SHI-eligible + non-SHI)
5. Accessory dwelling units (non-SHI)
6. Conversion of larger single-family homes (non-SHI)
7. Home sharing and congregate living (non-SHI)



Thank you!

You may email any other comments/suggestions to 
Jennifer@jmgoldson.com


