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Housing in Medford

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

Why or why not?

You can respond in the
chat.

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:

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

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

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

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

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
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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 Medforad

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

e Mystic River, M»edford, melikamp.com ~




J M Goldson

community preservation

+ planning

1.

C.40B, 88 20-23 The Comprehensive Permit Law
« 1969 - response to Civil Rights Movement
« Lofty goal of social equity

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

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

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

C.40B Basics




What do we mean by incremental progress?

Certification of the HPP — a.k.a. “safe harbor”

A certified community can deny
comprehensive permits

The ZBAs decision will be upheld
by the Housing Appeals
Committee
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Medford’s Subsidized Housing Inventory
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There are 3 current 408 proposals, T inclusionary
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Subsidized Housing Inventory

Tt construction.
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Eligible income for affordable housing

+ plannlng

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.
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$44,800 $51,200 $57,600 $63,950
$67,400 $77,000 $86,650 $96,250

50% and 80% FY20 Income Limits

Note: Income limits vary by household size.
(Source: HUD User, FY20 income limits)
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Even when Medford achieves 10% there is still a great local need for homes that are affordable.

About 42% of Medford
households have low/moderate

income (<= 80% AMI) and could - About 66 percent (6,080) of which spend
0 100 be eligible for affordable housing. too much for housing costs.

That's about 9,265 households.

"Too Much” defined as over 30% of gross income including rent and utilities — this is considered “housing cost burdened”
Source: 2012-2016 ACS, per CHAS data, www.huduser.gov



http://www.huduser.gov/
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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
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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

YO
</§//\/o

Ancient symbols of dvnamic balance: the Taoist yin yang, Maori takarangi, Buddhist endless knot, and Celtic double spiral.

Image credit: Raworth, Kate, Doughnut Economics: Seven Ways to Think Like a 21t Century Economist, 2018
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«  Growing concerns about affordability - existing residents being
priced out of the community

*  Olderhousing stock — renab needs including energy efficiency
improvements and accessibility modifications for older adults

«  Community values its diversity but feels pressures of

cha N12€ - 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.
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Type of homes most needed in Medford:
1. Atfordable rental (esp. 50% AMI and below)

2. Aftordable ownership (100% AMI and below)

3. Smaller (studios + 1-bed)

4. Service-enriched and accessible

Figure 20. Comparison of Household and Unit Sizes (2018)

Source: ACS Five-Year Estimates
Unit Size Household Size
5 + people, 6%
4+

bedroom,
16%

studio or 1-
bedroom, 16%

studio or 1-bedroom = 2-or-3-bedroom = 4+ bedroom m 1person = 2people =3people =4people =5+ people
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71 Draft Housing Goals
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community preservtion Draft Goals #1-3

1. Address local housing needs + meet production goals — work to meet the 408 goals and then continue to
promote initiatives to address local housing needs

2. Promote a welcoming, diverse, intergenerational, + inclusive ity - 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 - nsure new homes of all types are sensitive and
compatible in scale, siting, and design to the physical characteristics of the neighborhood context
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4. Integrate affordable + diverse housing

options throughout the city - ata scale thatis

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
nousing initiatives

/. Promote transparency + engagement -

Strengthen communication, transparency, and collaboration
among various City agencies and local organizations and
residents and Increase awareness of fair housing issues

A
Subsidized Housing Inventory
Total Units
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What do you think of these draft goals in general?

community preservation

+planning Tell us your thoughts in the chat

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
Fxpand local capacity to implement housing initiatives
/. Promote transparency + engagement
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Strategies — our approach

Effective plans include a variety of strategies

—_

“Searching for the magic bullet is a distracting
waste of resources,
Adapting is a game of singles, not home runs.”

Political Will
&
Leadership



_ M Goldson . .
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
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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



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

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)

Affordable infill (SHI Eligible)

Vision plan - Mystic Ave Corridor (SHi-eligible + non-SHI)
Accessory dwelling units (non-SHI)

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

Noe s W

Home sharing and congregate living (non-SHI)
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OBSERVATIONS

Large stock of older homes including many historic

Older housing = increased need for maintenance
and repairs, includ_in_% lead paint, outdated systems,
and lacking accessibility.

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

IDEA:

Prioritize funding: Revive federallg-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)

N AT O i 7\:,, wights Fond
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" I pre-1979 Housing in Selected Neighborhoods
I* Median Household Income (2018)

I $31,103 - $53,900 (Very to Extremely Low) /
| "1 $53,901 - $81,100 (Low Income)
[T $81,101 - $107.800 (Below AMI)
| 7 $107,801 - $118,580
- I 5118581 - $215,375
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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

e 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

1. b. Existing Rental Homes - local vouchers (non-SHI)

Medford Renter Households

by Level of Cost Burden
Source: CHAS (2016 ACS five-year est)

215 450

>80%-<=100% AMI -

20

1465 1935

0 1000 2000 3000 4000 5000 6000

B Moderately M Severely M Not

Final FY 2021 FMRs By Unit Bedrooms

Efficiency One-Bedroom Two-Bedroom Three-Bedroom Four-Bedroom

$1,742 $1,924 $2,336 $2,906 $3,168
Small Area FMRs
02155 $1,940 $2,140 $2,600 $3,230 $3,530




J M Goldson

community preservation
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Medford Owner Households
by Level of Cost Burden
Source: CHAS (2016 ACS five-year est) OBSERVATI 0 NS
520 75 55 *  Home modifications can help enable older adults to age in their
>80%-<=100% AMI - homes
1170 1510 1505 e QOver 1,500 LMI owner households are severely cost burdened
0 1000 2000 3000 4000 5000

B Moderately M Severely M Not

The Agawam Aging in Place Program: $87,000

e The Agawam Aging in Place Program will provide grants up to $5,000 per qualified senior
household to complete non-structural modifications to increase the health and safety of the
occupants. The grant will cover improvements that include the installation of grab bars, door
levers, slip resistant stair treads, dead-bolts, peep holes, smoke or carbon monoxide detectors
and other similar work. To be eligible, owner occupants must be 65 years of age or older, meet
HUD Section 8 income guidelines for low-to-moderate income persons, and have home safety
needs that fall under the purview of the program.

2_ 141346

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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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

@ The Norfolk Municipal Affordable Housing Trust is looking to
purchase homes for $395,000 or less. Please contact Susan
Jacobson at 508-440-2812 (Office)

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

Figure-26.-Condominium-Affordability-in-Medford-at-Various-Prices-and-Incomes-(2018)1|

$600,000
$500,000
$400,000
$300,000
$200,000
$100,000

S0

Sources::-DHCD-Sales-Price-Calculator, JM-Goldson-LLC-Calculations-using-FY18-ACS-estimates, |
2016-and-2018-MLS-data, 2018-HUD-income-limits,-and-FY20 tax-rate?q

$540,000

$304,000

$234,500

. $77,000
—

80% AMI 2 person household (2020) Medford Median Income (2018) 2019 Condo Median Sales Price (MLS,
2019)

$137,500

$92,363

m Condo Sales Price  mIncome Threshold

! 2Zi"0w Q save > Share eee More

$350,000 2bd 1ba 742sqft

37 South St APT 23, Medford, MA 02155
® Forsale Zestimate®: $393,555
Est. payment: $2,029/mo e Get pre-qualified
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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.1.)

e 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 (SHI-eligible)
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IDEA:

»  (ity-Owned Vacant Lots Identify vacant town-owned lots
that would meet the provisions of the new zoning tool

«  Qur 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
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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
(reate a cohesive, green, and pedestrian and cyclist
friendly corridor.

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

Medford community reviews three models for Mystic Avenue rezoning

Mysfic Avenve Community Forum # 2: What do you think?

Zoning Options

@ Jobs Innovation District Medford's Southern Gateway Node-Focused
sacersox - Support ond grow existing Create a sense of arrival ot New mixed use residential
the entrance of Medford at the and commercial buildings ot
Somerville Border. Introduces new key nodes within the corridor.

housing and retail opportunities m"m uses elsewhere
')

Medford Mayor Withdraws S nd o
Controversial Zoning Amendment rcerdeuina? o commerit

Mayor Burke 11d shew 1thdrew1propoml to create a mixed-use zone in the
Mystic Ave ridor to allow for e discussion.

By Alex Newman, Patch Staff @
Aug 14, 2019 207 pm ET | Updated Aug 15, 2019 1057 am ET
I T - =

Mar 2018

Aug 2019



community preservation 5. Accessory dwelling units (non-SHI)

Why ADU?
Ame nd F01 l ng tO d | |OW ACC@SSOW “Renting out part of our home According to the 2018 AARP Home and Community
Dwelli ng Unitsinsi ﬂg| e-fami |y houses e xmionie= el Preferences Survey, people age 50 or over who
and the conversion of historic carriage T — / would consider buling an ADU sakd they'd do so'te
houses or other outbuildings to o ke | s o7 il

detached ADUs.

e Provide a home for family members or
friends (83%)

e Have someone living close by to feel more
secure (64%)

e Have a place for guests (69%)
e Increase the value of their home (67%)
e Have a place for a caregiver to stay (60%)

e Earn extra income from rent (53%)

@OPPORTUNITY

The State of Zoning
for Accessory Dwelling Units

By Amy Dain

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.



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

« 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.

Dedham, MA, S.8.4.5
1

8.4.5 - Historic'Preservation-Special Permit-{

T

The-SPGA may-grant-a-Special-Permit for-the-conversion-of-an-eligible -building-or struc-
ture for-multi-family residential-use -upon-a-determination that-the-following-conditions-
and-criteria-have been satisfied:"

1

1. All-dwelling-units must-be-located within-a:single eligible-building-or-structure, pro-
vided, however, thatthe floor-area-of-said-building-or-structure-may-be-expanded by-
not:more-than-ten-percent:(10%)-of the-gross-floor-area-existing-on-the-date-of-the-
adoption-of-this-Section-8.4.-New-construction-of-elevators-or-stairways-shall-be -ex-
cluded from thecalculation-of the percentage-of-such-expansion.q|
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Promote diverse housing choices including shared-living and
congregate living

(onsider increasing the number of unrelated residents [
allowed to live together from the current three-person limit However, most people who share housing with

extended family, friends or roommates still do

After Shirley had a bad fall, she and her husband, Don, decided

. Coe . . . . . so in spaces designed for a nuclear family. they needed help, By assisting with chores and driving, Ciff
*  While minimizing possible negative impacts associated with el . R e o
off-campus student housing
(onsider promoting home sharing, particularly for the Matchmaking for Home-Sharing
b en Eflt Of 0 | d erd d U |tS, by | eve rag| ﬂg EX|St| ﬂg p rOgra MmS an d Ho.usemate-matching services help connect peoplt'e who might not othfer.wise ﬁnd‘one another. T.hey
networks: https://nationalsharedhousing,org/ T A A b

mediate conflicts. Most older adults want to remain in their current home, but often are unable to
manage the duties living alone and caring for a home require. Home-sharing for older adults can literally
put their house to work for them. Life can be easier and more fulfilling with the friendships that follow.

Policy Focus Report » Lincoln Institute of Land Policy

Amherst

Town-Gown Collaboration RENTAL g
in Land Use and Development

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
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communty preservation Other Strategy Ideas

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)

/. 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)
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Polling

What do you think of these 7
strategy ideas?

1.

2.

N S AW

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

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

Affordable infill (SHI Eligible)

Vision plan - Mystic Ave Corridor (SHi-eligible + non-SHI)
Accessory dwelling units (non-SHI)

Conversion of larger single-family homes (non-SHI)
Home sharing and congregate living (non-SHI)



Thank you!

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



