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CITY OF PEABODY
HOUSING PRODUCTION PLAN

1. EXECUTIVE SUMMARY

1.1 Background and Purpose

The City of Peabody has a long history of planning to guide housing development that meets a diversity
of local needs. For example, in 2002 the City adopted a Master Plan that addressed future
development, including the unique challenges of continuing to provide housing in a community with
little available land. Also in 2002, the City convened an Affordable Housing Strategy Committee to
prepare a Housing Needs Assessment and Strategy to provide a more detailed analysis of local housing
needs and actions that the City should undertake to better promote affordable housing. The City has
also completed Strategic Housing Plans, also known as Five-Year Consolidated Plans (most recently for
2015-2019), which are required by HUD to identify priority housing and community development needs
as well as strategies for using federal funding to address these needs.

In 2013 the City, through its Department of Community Development and Planning, updated its Housing
Needs Assessment and Housing Strategy, insuring compliance with the state’s Housing Production
requirements under Massachusetts General Laws Chapter 40B, 760 CMR 56.00.! That Plan was approved
by the state and expired in July 2018.

This Housing Production Plan represents another opportunity for the City of Peabody to fully examine
the relationship between the specific impacts of demographic changes relative to housing and the
dynamics of market conditions, further updating the previous Housing Plans. Only by understanding
these changes can the City determine the current and future housing needs of its citizenry and develop
strategies to continue meeting the wide range of identified needs. This Housing Production Plan, like the
previous one, also provides graphic representations of recommended strategies to help local leaders
and residents visualize the impacts and important benefits of various affordable housing opportunities.
In fact, several of the properties that were included in the 2013 Housing Production Plan were
developed or are proposed for new development.

Ultimately the intent is that the Housing Production Plan, in accordance with the HUD Five-Year Plan,
will provide guidance to the City as it renders decisions on any number of policy issues regarding
housing such as where to allocate resources for the production of new affordable and workforce
housing, how to revise its existing zoning as it relates to building new housing, and how to engage
housing developers and service providers in partnerships that will work to address identified needs.

This Housing Plan also provides a potential opportunity for the City to deny what it considers to be
inappropriate Chapter 40B comprehensive permit applications if it can meet annual housing production

! The state administers the Housing Production Program that was created to give cities and towns greater local
control over affordable housing development. If a municipality adopts an affordable housing plan and then
actually meets unit production goals of at least 0.50% of its year-round housing stock in any one year (111 units),
the City may be able to deny inappropriate comprehensive permit projects for at least one year and for two years
if 1.0% of its year-round housing stock is produced (222 units).
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goals. While the City has made progress in producing affordable units, it still has a gap of 163 affordable
units to reach the 10% affordability threshold under Chapter 40B when it would no longer be susceptible
to zoning overrides by comprehensive permit applications that are determined to be inappropriate and
do not meet local needs. Housing growth will drive the 10% goal upwards, as adjusted by each decennial
census, and therefore it is a moving target.

Even when the City surpasses the Chapter 40B threshold, Peabody will still have considerable unmet
housing needs as documented in Section 3.4. Additionally, the comprehensive permit process can still
be an efficient permitting tool and has been used effectively in communities that are beyond the 10%
affordability threshold.

1.2 Summary of Significant Demographic and Housing Characteristics and Trends
The Housing Needs Assessment, included in Section 3 of this Housing Production Plan, provides
information on demographic and housing characteristics and trends with the following key findings:

Demographic and Economic Trends

Population growing slowly but significant projected increases through 2030

Following a decline in population in the 1970s, Peabody’s population increased steadily but relatively
more slowly with a total growth rate of 9.0% between 1990 and 2010 to 51,251 residents. Census
estimates from the American Community Survey suggest a 2.7% increase after that to 52,610 residents
in 2017. City records indicate a population of 52,474 as of October 2018, very close to the 2017 census
estimate.

Population projections from the Metropolitan Area Planning Council (MAPC), Peabody’s regional
planning agency, estimate that the population will grow to 55,091 residents by 2030, representing a
7.5% rate of growth since 2010.2 This is based on their more conservative growth scenario. The State
Data Center at the University of Massachusetts’ Donahue Institute projects even higher growth to
60,500 by 2030, reflecting an 18% growth rate since 2010.

Declining numbers of younger residents and increases in older ones

Census data indicates that the median age of residents has increased significantly from 36.1 years in
1990 to 44.3 years in 2017. Between 1990 and 2017, those 65 years of age or older increased by 65%,
from 6,655 to 10,988 residents or from 14.1% to 20.9% of the population. There were also a 52%
increase in the older middle-age population of 55 to 64 years.

On the other hand, the number and proportion of children under age 18 declined by 8.2% during this
period; younger adults in the family formation stage of their lives, the 25 to 34-age range, decreased by
18%; and those who were somewhat older, age 35 to 44, decreased by 22%. Clearly an increasing
number of those who were raised in Peabody are choosing to live elsewhere.

High projected increases in older residents

Those over age 65 are estimated to increase from 20.5% of all residents in 2010 to 29.5% by 2030,
representing a gain of 5,741 residents in this age category and a 55% growth rate. The Baby Boom
generation will continue to drive the City’s demographic composition over the next couple of decades,
and the City’s housing agenda will have to address this continuing demographic shift.

2 This Executive Summary uses MAPC’s Status Quo projections based on a continuation of rates of births, deaths,
migration, and housing occupancy.
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Declines in families
Family households declined as a percentage of all households from 74% in 1990 to 62% by 2017,
correlated to the declines in children and school enrollments.

Increases in smaller households

The number of households increased between 1990 and 2017, from 17,556 to 21,467, representing a
growth rate of 21.4% compared to the population growth rate of 11.6%. This growth is largely explained
by significant increases in smaller households, including those living alone. MAPC projections suggest
continued increases to 24,754 households by 2030, larger than the projected population growth rate of
7.5%. This trend suggests the need for a greater number of smaller units to accommodate a growing
population of smaller households.

Rising income levels lagging behind the rate of inflation and state levels

Incomes have increased substantially with the median household income level growing from $39,800 in
1990 to $65,085 by 2017. This represents a 63.5% rate of growth that was lower than the rate of
inflation at about 88% during this period. Peabody’s median household income is also lower than the
statewide level of $74,167.

Growing income disparities
Incomes have not kept pace with housing prices and an affordability gap becomes immediately apparent
in Figure 1-1.

Also, despite increasing incomes,
there are still substantial numbers
of residents with very limited
financial means as 26.5% of
households were earning less than
$35,000, 18.6%% earning less than
$25,000 based on 2017 census
estimates.

There is also a large income
disparity between owners and
renters as reflected in median
income levels of $86,644 and
$39,912, respectively.

Recent increases in poverty

While the proportion of those living below the poverty level is lower for Peabody than state and county
levels, at 11.4% and 10.9% respectively, census estimates suggest an increase from 4.9% in 2010 to 9.8%
in 2017. While such a large increase is questionable, it nevertheless suggests a troubling trend. While
poverty is estimated to have decreased for seniors, there were substantial increases for families and
children.

Diverse and expanding labor force
State workforce data shows an increase in average employment from 23,577 workers in 2010 to 24,453
in 2017 with a decrease in the unemployment rate from 7.4% to 2.8%. This information also confirms
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that Peabody’s economy includes a mix of employment opportunities with some significant growth in
the construction as well as technical or professional services sectors. Of particular note is the increase in
establishments and jobs in the health care and social services industries. There were also significant job
losses in manufacturing and wholesale trade as well as the elimination of agricultural or fishing jobs.

The average weekly wage also increased from $875 in 2010 to $995 in 2017, translating into annual
wages of $45,675 to $51,939. This 2017 weekly wage was significantly lower than the median
household income of Peabody residents of $65,085, indicating that those who have jobs in Peabody are
generally earning less than those who live in the community.

Significant special needs

Of all Peabody residents in 2010, 7,292 or 14.2% claimed a disability, which increased to 15.1% by 2017,
high in comparison to the statewide percentages of 11.0% and 11.6% in 2010 and 2017, respectively. It
should be noted that the projected increase in older residents, predicted to grow from 20.5% of all
residents in 2010 to 29.5% by 2030, will likely increase the level of special needs in the community. This
data indicates that there are significant special needs within the Peabody community and suggests that
the City make a concerted effort to produce special needs housing, including units that are handicapped
accessible and/or have supportive services.

Housing Trends

Slower housing growth

There were 4,655 new housing units created between 1990 and 2009, representing an overall growth
rate of more than 20%, which was considerably higher than population growth of 9% during the same
period. This is likely due to the increasing number of smaller households that had been forming over
those decades.

MAPC'’s projections suggest an increase to 24,223 and 25,932 units by 2020 and 2030, respectively,
which would translate into a growth rate of 9.0% and 16.7%, respectively, since 2010. Such
projections are likely high given past rates of development according to building permit activity with
only 226 units produced between 2010 and 2018, representing growth of only 1%.

Based on projected growth through about March 2020, when the census figures are typically compiled,
that is informed by building permit activity and pipeline development, it is likely that the year-round
housing figure will increase from 22,135 units to no more than about 23,000 units, which would suggest
an increase in the annual housing production goal to about 115 units per year. It would also result in a
the City coming very close to the 10% affordability goal, at about 9.9%, assuming no further fall-off of
expiring use units and the development of the potential projects listed under Section 3.3.

Comparable level of owner-occupancy to Essex County and the state

Of the 22,220 total housing units in 2010, Peabody had 22,135 year-round units® of which 21,313 or
95.9% were occupied. Of the occupied units, 13,988 or 65.5% were owner-occupied and the remaining
7,325 units or 34.4% were renter-occupied. These figures represent only a slightly higher level of
owner-occupancy to that of Essex County as a whole, where 63.8% of the units were owner-occupied,
and the state as well with a 62.4% level of owner-occupancy.

3 The year-round figure is the one used under Chapter 40B for determining the 10% affordability goal and annual housing
production goals. It is calculated by subtracting the seasonal or occasional units (85) from the total number of units (22,220).
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Continuing increases in rental units and diversity of the housing stock

Peabody experienced an increase of 2,408 rental units in comparison to 1,503 owner-occupied units
between 1990 and 2017, which has helped diversify the housing stock and serve a wider range of local
housing needs. Moreover, units in larger multi-family structures of ten or more units increased
substantially, more than doubling in number between 2000 and 2010, but decreasing somewhat
according to 2017 census estimates.

Mobile homes continue to be a significant and relatively affordable segment of Peabody’s housing stock,
however, such units declined from 1,066 units in 1990 to 590 by 2010, and increased to 604 units by
2017. The City should continue to focus on how to improve and protect this important inventory.

Continuing low vacancy rates

The vacancy rate was only 1.0% for ownership and a bit higher for rentals at 5.1% in 2010, however,
according to census estimates the homeownership rate remained about the same and the rental rate
declined to less than 1% by 2017. Any rate of less than 5% represents very tight market conditions.

Housing costs remain high

Unlike many communities in the Commonwealth, Peabody’s housing market has rebounded from pre-
recession levels in terms of both median sales prices and number of sales. The median single-family
home price is high at $431,000 as of November 2018. A household would have to earn approximately
$98,188 based on 80% mortgage financing to afford this price.* The median condo price was $325,000
requiring an income of about $81,878 with a 20% down payment.

Concerning rentals, the $1,266 gross rent identified in the 2017 census estimates would require an
income of about $57,640 based on spending no more than 30% of the household’s income on rent and
average monthly utility costs of $175. This income level is much higher than the median income of
renter households of $39,912. Also, market listings were typically well above this median rent level with
lower priced listings for two-bedroom apartments of about $1,750, close to HUD Fair Market Rent (FMR)
limit of $1,740 and requiring an income of about $77,000, higher than the median household income of
$65,085.

Decreasing affordability of the single-family housing stock

Based on City assessments and calculated affordable prices, there were only 150 single-family homes
affordable to those earning at or below 80% AMI, down from 388 in 2011. Condos were generally more
affordable with 428 or 15.5% affordable to those earning at or below the 80% AMI range while half were
likely affordable to those earning between the 80% and 100% limits.

Increasing cost burdens

A HUD report estimates that of the 21,650 total households living in Peabody, 38% or 8,195 were
spending too much on their housing, defined as more than 30% of income, including 17% or 3,705
households spending more than half their income on housing costs.

This report also indicated that there were 10,780 households, or about half of all households, who were
earning at or below 80% median family income (MFI) and might be eligible for housing assistance based

4 Based on interest rate of 5.0%, 30-year fixed mortgage term, 2018 property tax rate of $11.01 per thousand,
insurance of $6 per thousand for single-family homes and $4 per thousand for condos, $250 monthly condo fees,
the purchaser spending 30% of income on housing costs, and 80% financing.
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on income alone.®> Of these households, 6,730 or 62.4% were spending more than 30% of their income
on housing including 3,525 or one-third spending more than half on housing costs.

Widening affordability gaps

Significant gaps remain between what most current residents can afford and what housing is available.
In the case of the single-family home, there is a gap of $145,000, the difference between what the
median income earning household could afford of $286,000 (based on 80% financing) and the median
price of $431,000. A few years ago, there was no affordability gap as the median income earning
household could afford an estimated $304,000 in 2012, higher than the median house price of $300,000
at the time. It is important to note that the upfront cash requirements for the down payment and
closing costs in effect substantially add to the affordability gap, particularly in the case of 80% financing,
translating into as much as $95,000 in the case of a $431,000 purchase. Credit checks are another
challenge for purchasers.

In regard to condos, the affordability gap is $76,000, the difference between what the median income
earning household can afford, or $249,000 (based on 80% financing), and the median priced condo of
$325,000.

An affordability gap for rentals can also be calculated as the difference between what a median income
earning household can afford, or $1,452, and the median rent of $1,266. Consequently, there is no
affordability gap. However, the median income earning renter household with an income of $39,912
could afford a rent of about $823 and thus the gap would be $443.

Peabody remains a vibrant community and desirable place to move to, to work in and to raise children.
The City is also well ahead of most communities in the Commonwealth in regard to providing affordable
housing and promoting “smart” land use patterns. However, based on the affordability gap that has
been growing, largely outside of the City’s control due to demographic and economic conditions, the
City cannot afford to be complacent.

This Housing Production Plan provides the tools for the City to make progress on reducing the
affordability gap. Through a range of strategies including zoning changes, partnerships with developers
and service providers, and subsidies, the City can continue to play a meaningful role in promoting
housing options that match people to appropriately priced and sized units — producing housing that
reflects local needs!

13 Priority Housing Needs

The City intends to continue its focus on increasing the supply of housing at a variety of levels of
affordability, including both rental and homeownership options. Many of the existing affordable units
are included in the Subsidized Housing Inventory (SHI), summarized in Table 3-31, or are rented on the
private market through rental subsidy programs that make up the difference between a fair market rent
and what a low or moderate-income household can afford. There are other existing privately-owned
units that, while not subsidized, should still be preserved to the greatest extent possible as they provide
some level of relative affordability and help diversify the housing stock. To accomplish this, the City
recognizes the importance of working with private sector stakeholders to devise and implement
strategies that preserve and produce a broad range of affordable housing options.

5 Median family income (MFI) is comparable to area median income (AMI).
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Based on input from a wide variety of sources including demographic, economic and housing
characteristics and trends (Section 3.1, 3.2 and 3.3); the HUD Consolidated Plan for 2015-2019; the
Master Plan; 2013 Housing Production Plan; other prior planning efforts; and community input; the
following priority housing needs have been identified:

Increase the number of affordable units

Given the substantial numbers of residents who are paying too much for their housing and the
gaps between the need and supply of affordable units, there is a pressing need to produce more
such units in Peabody. The major obstacle to meeting these underserved needs is the gap
between the level of need and the resources available.

Both rental and ownership housing are needed as Peabody should continue to encourage a mix
of housing types in response to diverse housing needs. There is a clear need for rental units for
those with lower-paying jobs, many in the City’s service economy, who are encountering serious
difficulty finding housing that they can afford in Peabody. Because state housing subsidy funds
are almost exclusively directed to rental housing, because the City might be at risk of losing up
to 472 rental housing units in its Subsidized Housing Inventory (SHI) in the near term, and
because the City places the highest priority on meeting the housing needs of its most financially
vulnerable citizens; this Housing Plan identifies the creation of new rental units as the top
priority.

Efforts to provide starter homes for first-time homebuyers who invest in the City’s
neighborhoods as well as options for empty nesters to downsize are also needed. Market
conditions have placed the purchase of homes beyond the financial means of low and
moderate-income households, and owners need opportunities to “buy up” as their families
grow. Infill development, cluster development, and the redevelopment/reuse of existing
properties in partnership with non-profit organizations and private builders offer the best
options for increasing affordable homeownership opportunities in Peabody.

Preserve the existing affordable housing stock

Another priority is to preserve existing affordable units, whether they be subsidized or not, to
benefit low and moderate-income individuals and families. The emphasis will therefore be on
pursuing the redevelopment and substantial rehabilitation of existing buildings.

While the City can currently count 2,051 units as part of its Subsidized Housing Inventory, these
are only units that meet all of the rigorous standards of the state — the big “A” affordable units.
Most actual affordable units — what is commonly referred to as little “a” affordable units — are
unsubsidized and part of the private housing stock. In fact, private landlords are the greatest
provider of affordable housing in Peabody as many keep rents at artificially low levels to
maintain good tenants. Efforts to help property owners maintain these little “a” affordable
units are a priority for the City.

Additionally, many low and moderate-income homeowners lack sufficient resources to properly
maintain their homes and address substandard housing conditions. Investors of multi-unit
properties also need financial support and/or incentives to make necessary repairs.
Improvements should incorporate modifications to improve handicapped accessibility and
eliminate lead-based paint and housing code violations. In some cases, additional funding is
required to maintain a property’s historic character as well.
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e Prevent homelessness
Providing stable and affordable opportunities for those transitioning out of shelters or special
programs remains a very high priority as everyone has a right to a decent and stable home.

The City’s Five-Year Consolidated Plan for 2015-2019, as required by HUD for federal funding,
emphasizes that homelessness remains a problem within the North Shore region. The
Consolidated Plan also points out that the lowest income households, particularly those earning
at or below 30% AMI and spending too much for housing, are frequently living in overcrowded
and substandard conditions that are only providing short-term housing solutions. The number of
those in this situation, who are most at-risk of homelessness, is significant and growing.

Based on annual housing production goals of 115 units per year, based on projected year-round housing
units when 2020 census figures are released, the following housing goals by priority need are proposed:

e 90% of affordable units produced would involve increasing the number of affordable units and
10% for preserving the existing housing stock.

e Of the 104-unit new affordable housing construction goal, 90% of the units would be targeted
for rentals with the remaining 10% as first-time homeownership units.

e Of the 94 projected new rental units produced annually, about half would be directed to
seniors, single individuals, persons with disabilities, or those who are homeless or at risk of
homelessness. The other half would be targeted for families.

Table 3-36 provides these goals on an annual and 5-year basis.

1.4 Summary of Housing Production Goals

The state administers the Housing Production Program that enables cities and towns to adopt an
affordable housing plan that charts annual housing production of 0.50% over one year or 1.0% over two-
years of its year-round housing stock eligible for inclusion in the Subsidized Housing Inventory. If the
state certifies that the locality has complied with annual production goals, the City may be able, through
its Zoning Board of Appeals, to deny comprehensive permit applications that it considers to be
inappropriate or unresponsive to local housing needs.® Peabody’s annual housing production goal is at
least 111 affordable units, a formidable challenge, and housing growth will continue to drive-up the 10%
affordability threshold and annual production goal.

It should be noted that the state’s subsidizing agencies have entered into an Interagency Agreement
that provides more guidance to localities concerning housing opportunities for families with children
and are now requiring that at least 10% of the units in affordable production developments that are

6 If a community has achieved certification within 15 days of the opening of the local hearing for the comprehensive permit, the
ZBA shall provide written notice to the applicant, with a copy to DHCD, that it considers that a denial of the permit or the
imposition of conditions or requirements would be consistent with local needs, the grounds that it believes have been met, and
the factual basis for that position, including any necessary supportive documentation. If the applicant wishes to challenge the
ZBA’s assertion, it must do so by providing written notice to DHCD, with a copy to the ZBA, within 15 days of its receipt of the
ZBA’s notice, including any documentation to support its position. DHCD shall review the materials provided by both parties
and issue a decision within 30 days of its receipt of all materials. The ZBA shall have the burden of proving satisfaction of the
grounds for asserting that a denial or approval with conditions would be consistent local needs, provided, however, that any
failure of the DHCD to issue a timely decision shall be deemed a determination in favor of the municipality. This procedure
shall toll the requirement to terminate the hearing within 180 days.
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funded, assisted or approved by a state housing agency have three or more bedrooms with some
exceptions (e.g., age-restricted housing, assisted living, supportive housing for individuals, SRO’s. etc.).

1.5 Summary of Housing Strategies

The strategies summarized in Table 1-1 are based on previous plans, reports, studies, the Housing Needs
Assessment, local housing goals, public forums, and the experience of other comparable localities in the
area and throughout the Commonwealth. They are divided into those that help bolster local capacity to
promote affordable housing as well as those that address priority housing needs. They are also
categorized according to projected timeframe for implementation. Moreover, the strategies reflect
state requirements that ask communities to address a number of major categories of strategies to the
greatest extent applicable.” Also, while a major goal of this Plan is to once again exceed the state’s 10%
goal under Chapter 40B, another important goal is to serve the range of local housing needs.
Consequently, there are instances where housing initiatives might be promoted to meet community
needs that will not necessarily result in the inclusion of units in the Subsidized Housing Inventory.

It is also important to note that these strategies are presented as a package for the City to consider,
prioritize, and process, each through the appropriate regulatory channels. Moreover, the proposed
actions present opportunities to judiciously invest limited local funding to build local capacity, modify or
create new local zoning provisions, and subsidize actual unit production that leverages other necessary
resources such as predevelopment funding and/or subsidies to fill the gap between total development
costs and affordable rent or purchase prices.

7 Massachusetts General Law Chapter 40B, 760 CMR 56.03.4.
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Table 1-1: Summary of Housing Strategies

Strategies

Priority for

Implementation

In Years 1-2

In Years 3-5

# Affordable
Units

Responsible
Parties**

Strategies That Build Local
Capacity To Promote Affordable
Housing

6.1.1 Establish and capitalize an
Affordable Housing Trust Fund

m/ccC

6.1.2 Conduct ongoing community outreach
and education

M/PHT/PB etc.

Strategies That Address Priority
Housing Needs

Priority Need #1: Increase the number
of affordable units

6.2.1 Modify the inclusionary zoning
ordinance

20

PB

6.2.2 Pursue 40R/40S Smart Growth
Zoning and other overlay districts

50

PB/PHT

6.2.3 Promote “friendly 40B” and other 40B
development

165

M/ZBA

6.2.4 Make suitable public property
available for affordable housing

32

M/CC/PHT

6.2.5 Modify FALA ordinance

*

PB/PHT/BI

6.2.6 Promote nontraditional housing
models

148

PB/PHT

6.2.7 Consider changes to cluster
development ordinance

(9 included
Under 6.2.6)

PB/PHT

Priority Need #2: Preserve the
existing affordable housing stock

6.2.8 Monitor and maintain SHI units

M

6.2.9 Continue funding Housing Rehab
efforts

50

m/ccC

6.2.10 Convert existing housing to long-
term affordability

16

M/PHT

Priority Need #3: Prevent Homelessness

6.2.11 Provide funding to fight
homelessness

X

m/ccC

* Indicates actions for which units are counted under other specific housing production strategies, have an indirect
impact on production, do not add to the Subsidized Housing Inventory, or cannot be counted towards production

goals.
**Abbreviations
Mayor =M

City Council = CC

Planning Board = PB  Proposed Housing Trust = HT
Community Preservation Committee = CPC Zoning Board of Appeals = ZBA Building Inspector = BI
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2. INTRODUCTION

2.1 Background and Purpose of Project

The City of Peabody is strategically located 18 miles north of Boston at the intersection of several major
highways including Route 128, Route 1 and 1-95. The City is bordered by Lynnfield on the west,
Middleton and Danvers on the north, Salem on the east, and Lynn on the south. Given its strategic
location, Peabody has historically been the major employment center of the North Shore, transitioning
from one of the world’s great leather producers to a more diverse economic base centered in the
Centennial Industrial Park, North Shore Mall and Downtown.

In regard to housing, Peabody is home to a strong housing authority that owns hundreds of affordable
units and administers many rental subsidy vouchers. Nonprofit organizations and private developers
have also actively participated in the affordable housing market, contributing hundreds of more units.
While Peabody increased its overall percentage of affordable units from 7.6% to 10.8% of the total
housing stock in the last decade, updated housing growth figures brought the community’s percentage
of affordability down to 9.27%, once again making the City susceptible to unwanted Chapter 40B
comprehensive permit projects.

Despite local progress in the creation of affordable housing, it is clear that more housing options in
Peabody and the region are needed, and City policies continue to reflect a dedication to increasing
housing opportunities for all segments of the population. For example, multi-family housing is allowed
by right in several zoning districts, and several large parcels in the Downtown have been rezoned to
accommodate additional residential development. Another integral component of the City’s affordable
housing policy is the Inclusionary Zoning Ordinance, adopted in 2002, that requires the integration of
affordable housing in all projects of eight units or more.

This Housing Production Plan represents an effort to update a Housing Needs Assessment and Strategy
that was prepared and approved in 2003 and another Housing Production Plan approved by the state in
2013 to guide future affordable housing development. This Plan will provide a continuing roadmap for
policies, projects, initiatives, and regulatory changes that will help Peabody create more affordable
housing opportunities to support a diverse population.

2.2 What is Affordable Housing?

Affordable housing, sometimes referred to as subsidized housing or community housing, is defined by
the income of the household in comparison to housing costs. For example, the federal government
identifies units as affordable if a household is paying no more than 30% of its income on housing,
whether for ownership or rental. If households are paying more than this threshold, they are described
as experiencing housing affordability problems or cost burdens; and if they are paying 50% or more for
housing they have severe housing cost burdens. A detailed analysis of affordability is included in Section
3.3.5.

Affordable housing is also defined according to its availability to households at percentages of median
income for the area, and most housing subsidy programs are targeted to particular income ranges
depending upon programmatic goals. Extremely low-income housing is directed to those earning at or
below 30% of area median income (AMI) as defined annually by the U.S. Department of Housing and
Urban Development (HUD) and very low-income is defined as households earning between 31% and
50% AMI. Low-income generally refers to the range between 51% and 80% AMI.
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A summary of income limits is included in Table 2-1. Peabody is part of the Boston, MA-NH Metro Area
that includes a considerable number of communities in the Greater Boston area, including some in New
Hampshire and extending down to the south coastal area. The map below shows this extensive area.

Table 2-1: HUD Income Limits for the Boston-Cambridge-Quincy, MA-NH HUD Metropolitan

Area, 2018
# Persons in 30% AMI 50% AMI 80% AMI 100% AMI 120% AMI
Household * *x
1 $22,650 $37,750 $56,800 $75,460 $90,552
2 $25,900 $43,150 $64,900 $86,240 $103,488
3 $29,150 $48,550 $73,000 $97,020 $116,424
4 $32,350 $53,900 $81,100 $107,800 $129,360
5 $34,950 $58,250 $87,600 $116,424 $139,709
6 $37,550 $62,550 $94,100 $125,046 $150,055
7 $40,150 $66,850 $100,600 $133,672 $160,406
8+ $42,750 $71,150 $107,100 $142,296 $170,755

Source: U.S. Department of Housing and Urban Development (HUD),
*Figures provided by the Community Preservation Coalition
**Based on 120% of 100% figures.

In general, programs that subsidize rental
units are typically targeted to households
earning below 50% and/or 60% AMI with
some lower income requirements at the
30% AMI level. First-time homebuyer
projects and the state’s Chapter 40B
comprehensive permit program typically
apply income limits of up to 80% AMI.
Income limits under the Community
Preservation Act (CPA) are up to 100%
AMI. This CPA funding has been adopted in
more than 170 communities across the
state to support open space preservation,
historic preservation, recreation and
community housing activities through a
local property tax surcharge, also
leveraging state funding. Some further
income thresholds refer to workforce units
for those earning up to 120% AMI for
example but still priced out of a good
portion of the local housing market.

A common definition of affordable housing
relates to the Chapter 40B comprehensive
permit program. The state established
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legislation for promoting affordable housing under the Massachusetts Comprehensive Permit Law
(Massachusetts General Laws Chapter 40B).2 This legislation allows developers to override local zoning
if the project meets certain requirements, the municipality has less than 10% of its year-round housing
stock defined as affordable in its Subsidized Housing Inventory (SHI), or housing production goals and
other statutory requirements are not met. Specifically, all SHI units must meet the following criteria:

1. Permanent units subsidized by an eligible state or federal program or approved by a subsidizing
agency.

2. At least 25% of the units must be affordable to those earning at or below 80% area median
income (AMI) or 20% must be affordable to those earning at or below 50% AMI.

3. Subject to a long-term deed restriction limiting occupancy to income-eligible households for a
specified period of time.

4. Subject to an Affirmative Fair Housing Marketing Plan.

Of the 22,135 year-round housing units in Peabody, 2,051 or 9.27% meet the Chapter 40B requirements
and thus have been determined to be affordable by the Commonwealth of Massachusetts as part of the
SHI. This means that the City has a gap of on