
TOWN OF TEWKSBURY

HOUSING PRODUCTION PLAN
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Anne Sullivan/Helen Keller Memorial, Source: Wikipedia



Our region has an affordable housing crisis!
31.8% of households in our region and 30.3% in Tewksbury pay more than 30% of their income

14.4% in our region and 13.6% in Tewksbury pay more than 50% of their income

Opportunity for community to come together with a pro-active vision of 

how to meet housing needs as communities grow and change.

A current HPP can provide preference in One Stop funding applications

WHY PLAN FOR 

HOUSING?
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Framework for discussing Comprehensive Permit projects, zoning changes, 
Community Preservation Act (CPA) fund expenditures, Affordable Housing Trust 
Fund (AHTF) expenditures, and other actions the Town and its partners can 
undertake to increase the supply of affordable housing.

A current HPP has other regulatory functions



HUD Area Median Family Income (HAMFI)

HAMFI is the median family income calculated by the US 

Department of Housing and Urban Development (HUD) in 

order to determine Fair Market Rents (FMRs) and income 

limits for HUD programs. HAMFI isn’t the same as other 

median income numbers due to adjustments that are made.

HUD Fair Market Rent (FMR)

FMRs are estimates of 40th percentile gross rents for 

standard quality units within a metropolitan area.  They are 

used to determine standard payment amounts or rent 

amounts for a number of HUD programs.

WHAT IS 

“AFFORDABLE” 

IN OUR REGION?
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Final FY 2022 & Final FY 2021 FMRs By Unit Bedrooms

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

FY 2022 $1,237 $1,359 $1,773 $2,192 $2,404

FY 2021 $1,067 $1,193 $1,547 $1,924 $2,098

Change 15.9% 13.9% 14.6% 13.9% 14.6%
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2021 & 2022 HAMFIs for Lowell, MA HUD Metro FMR Area

Year HAMFI 80% Adjusted for a Family of 3

FY 2022 $126,500 $80,500

FY 2021 $112,900 $79,900

Change 12.0% 1.0%

*This means ~$3,162.50 or less 

should be spent on housing for the 

median family (~$550,000 house)

Chandler Street



If 25% of a rental property is affordable (or 20% at 50% AMI), 100% of the 
units may be added to the SHI (to encourage more rental housing)

To be added to the Subsidized Housing Inventory (SHI), units must be affordable 

to 80% Area Median Income (AMI) with certain reporting requirements.

Not on the SHI: Units that are “naturally” affordable, units not at 80% but 

still income-restricted, units for which the developer didn’t meet reporting 

or other requirements, units that slipped through the cracks

WHAT IS THE SUBSIDIZED 

HOUSING INVENTORY?
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The units must also be subsidized by an approved agency.  They could also be 

“Local Initiative Program” units, which require approval by the jurisdiction.

The affordable units required for Comprehensive Permit Projects (“40B 
Developments”) are SHI-eligible

Villa at Meadow View, Source: Tewksbury Housing Authority
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TEWKSBURY SUBSIDIZED HOUSING INVENTORY, 2011-2022
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Source: DHCD Subsidized Housing Inventory, 2011 - 2022

2010 Census SHI Goal:

1,080 Affordable Units (10%)

Current Number:

1,087 Affordable Units (10.1%)

Possible Goal after 2020 Census 

is Tabulated:

1,174 – 1,214 Units

Percentage after 2020 Census is 

Tabulated:

9.0%-9.3%

TEWKSBURY’S SUBSIDIZED 
HOUSING
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TEWKSBURY MEDIAN HOME SALES PRICE, 2012-2022
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Tewksbury Single Family Massachusetts Single Family

• No longer affordable to the 

median family, let alone a 

family just starting out

• Condo sales followed a 

similar pattern but were 

more affordable; median 

sales price in 2021 was 

$400,000

• Tewksbury median sales 

price roughly in the middle of 

the 9 NMCOG communities

TEWKSBURY’S MEDIAN HOME 
SALES PRICE



7

TEWKSBURY COST-BURDENED HOUSEHOLDERS

BY CATEGORIES OF HAMFI, 2014-18
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• 17% of all families in 

Tewksbury (owners and 

renters) were estimated to 

be moderately cost burdened 

and 14%  were estimated to 

be severely cost burdened

• This was most prominent in 

for the lowest income 

earners; 70% of those earning 

less than 30% of AMI paid 

more than half their income 

on houseing

TEWKSBURY’S HOUSING COST 
BURDEN
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TEWKSBURY COST-BURDENED HOUSEHOLDERS

BY FAMILY TYPE, 2014-18
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• Elder nonfamilies and small non-elder 

families are the household types with 

the largest number of households 

burdened

• Both household types are growing as 

teens age into adulthood and older 

households age into retirement

FAMILY TYPE IN TEWKSBURY



HOUSING PRODUCTION PLAN

Comprehensive Needs Assessment
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 Demographic Analysis - current and projected family types, ages, and sizes

 Income Analysis – Income distribution and poverty

 Existing Housing Inventory –amount and type of housing being built

 Housing Conditions Analysis – other housing challenges

 Housing Gap Analysis - ties the above sub-sections together, summarizing 
the challenges and opportunities the HPP should address

 Affordable Housing Efforts - a list of resources and accomplishments that 
may be called upon for housing development and a baseline for improvement if 
necessary

 Development Constraints and Limitations – zoning, infrastructure, or 
other things that limit housing production in order to identify issues that 
should be mitigated.



 Numerical goal – Goal of at least .05% Subsidized Housing Production 

annually

 Goals – A set of broad goals and vision for housing based on Comprehensive 

Needs Assessment

 Guided by input at public meeting and pop-up

HOUSING PRODUCTION PLAN
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Affordable Housing Goals



HOUSING PRODUCTION PLAN

Implementation Strategies
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 Specific Strategies – Actions recommended for Town staff, for committees, 
for nonprofits, or for other partners in order to achieve the goals listed in the 
last section

 Desired characteristics of affordable housing - For example, infill 
development, cluster developments, adaptive re-use, transit-oriented housing, 
mixed-use development, and/or inclusionary zoning. Preferred characteristics 
should take into account the surrounding context

 Private and public land – A list of specific parcels and their constraints that 
would be ideal for affordable housing based on those criteria

 Potential zoning changes – That would support or enable the creation of 
affordable subsidized or market-rate housing

 Regional collaborations



Completion of Comprehensive Needs Assessment

Public Outreach

A public meeting and a Farmer’s Market pop-up to share 

findings and get public input on:

• Did we get the needs assessment right?
• Are we missing anything?
• What goals and strategies are important to you?

1

2

NEXT STEPS
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Village Green, source: Omni Properties

Completion of Goals and Strategies

Using information gained during Comprehensive Needs 

Assessment and public input, draft Goals and Strategies 

section with Town
3

Planning Board and Select Board Vote

Prior to submission to DHCD for approval, the Plan must 

be approved by both the Planning Board and the Select 

Board.
4

Select Board members may 

participate in each step!



• Chris Hayes, Housing and Economic 

Development Planner

chayes@nmcog.org

(978) 454-8021 ext. 122

(Photos Google Earth unless otherwise noted)

CONTACT
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