


Starter Home Development

With garages tucked behind houses, porches can dominate the pedestrian landscape.

A central green provides shaded open space while the small lot size keeps houses affordable. 



8.2

Design:          The property is divided into a traditional grid of streets that connect to   
              King Street at several different points.  The developed area is ringed by   
             wetlands that are left in a natural state.  The development is wrapped   
              around a linear park that looks out on Forge Pond.  A site for     
    neighborhood retail sits off the park at King Street.  
             House lots are each about a quarter acre.  Garages are in the rear and are   
              accessed off a driveway shared with a next door neighbor or an alley behind.   
              This minimizes curb cuts and allows houses to address the street.

Precedents:     75’ frontage/quarter acre “starter home” lots were not uncommon    
              until recently in Hanover.  School Street is lined with this kind of    
               development, creating a close knit sense of community. A central    
              green and woodland buffers are also typical to New England.

Action Plan: 7.2.1 – Adopt inclusionary zoning.
   7.2.5 – Adopt affordable housing guidelines.
   7.2.7 – Allow “starter homes” on noncomplying lots.
   7.2.8 – Adopt Open Space Residential Development bylaw
    7.2.9 – Allow residential development under more conditions.
   7.3.5 – Support new infi ll housing.

New neighborhoods don’t have to replicate traditional architecture if the planning creates a comfortable pedes-
trian scale that isn’t dominated by cars.



Mixed Use Village Center

West Hanover was once a village center. It is now just the intersection of a couple of roads. 

New multi-use development can provide a focus for the area, restoring the village character. 



8.3

Site:   Intersection of Hanover, Circuit and Pleasant Streets. Current uses   
   included abandoned industrial, and strip retail with single family houses  
   nearby. Some are converted to multi-family and retail uses. All parcels  
   privately owned.  5.66 acres in two parcels fl anking Hanover Street.

Program:  Village center with housing over retail.
   38,000 square feet commercial space.
   63 apartments or condominiums – minimum 25% affordable.
   215 parking spaces.

Goals:  Create traditional patterns of village development to provide amenities   
   for the entire Hanover community while offering opportunities for   
   affordable housing development.

Housing over retail uses land effectively, helping to keep prices down. 



Mixed Use Village Center

Design:  Three buildings defi ne the intersection establishing a traditional   
   village center.  Parallel parking along Hanover Street provides   
   convenience and slows down  traffi c; small parking lots are located    
   between buildings and behind.  Retail and commercial uses occupy the  
   fi rst fl oors of buildings with two stories of residential along double loaded  
   corridors up above.  

   The site is laid out to separate commercial parking and entries, residential  
   parking and entries, and service, which is located behind the buildings.   
   Nearby houses can be renovated to upgrade their retail and    
   residential spaces with new curbside parking added.

Precedents: Four Corners is typical of the village centers that once dotted
   Hanover and surrounding communities, accommodating both   
   affordable residential and commercial uses.  This proposal is based   
   on an updated version of this prototype, meeting current standards   
   for parking, services, and retail appropriate for the local market. 

Action Plan: 7.2.1 – Adopt inclusionary zoning.
   7.2.5 – Adopt affordable housing guidelines.
   7.2.6 – Revise Village Planned Unit Development bylaw.
   7.2.9 – Allow residential development under more conditions.
   7.2.10 – Explore use of Chapter 40R and 40S
   7.3.4 – Promote mixed use development.
   7.3.5 – Support new infi ll housing.

Residential development help support retail uses while the retail creates a convenient village character for 
young people and empty nesters.



8.3

Neighborhood retail development encourages walking and community activities.

Residential uses can have their own parking and entries apart from stores and cafes. 



Mixed Use Rt. 53 Village

Retail uses are appropriate along Washington Street, a heavily used commercial strip. 

Residential can be combined with retail development to increase affordability through effi cient land use. Two 
townhouse clusters are shown behind a small shopping center. 



8.4

Site:   The “Starland” properties on Washington St.  Currently used for   
   recreation.  Privately owned.  26.5 acres total. 7.87 acres wetland.

Program:  Neighborhood shopping center with residential behind.
   76,000 square feet of commercial space.
   100 housing units, minimum 25% affordable.
   440  parking spaces.

Goals:  Accommodate both commercial and affordable residential development  
   at high enough densities and at an appropriate scale to create a sense of  
   “village” life.  

Effective site planning can create a pedestrian village character while accommodating automobile traffi c and 
contemporary design.

The development steps down the hillside, giving a separate identity to commercial on the left, and townhouses 
on the right. 



Mixed Use Rt. 53 Village

Design:  A small shopping center engages Washington Street and helps create a   
   village center character.  Two clusters of housing sit behind it in two buildable  
   areas between wetlands.  The clusters open up towards Washington St. to   
   connect them to the fabric of the town.  Parking, loading, commercial areas and  
   residential areas are separated enough to be clearly defi ned zones.

   Three stories of fl ats line a street immediately behind the commercial   
             development.   Two townhouses surround the greens further back on the  
   property.

Precedents: Until recently small town residential and commercial areas were close to   
   one another.  Although Washington Street is not a traditional downtown   
   environment, commercial development can be shaped to accommodate   
   residential uses and affordable housing.

Action Plan: 7.2.1 – Adopt inclusionary zoning.
   7.2.5 – Adopt affordable housing guidelines.
   7.2.6 – Revise Village Planned Unit Development bylaw.
   7.2.9 – Allow residential development under more conditions.
   7.2.10 – Explore use of Chapter 40R and 40S
   7.3.4 – Promote mixed use development.
   7.3.5 – Support new infi ll housing.

Retail and residential uses have historically worked together in New England.



8.4

Retail and residential uses can be in close proximity and still maintain a sense of separation. 

Proximity to retail is an asset to residential development. 

Townhouses can provide contemporary amenities while creating a village character.



Residential Conversion

The Sylvester School is located very close to Hanover Center. 

As demographics change and new schools are built, Sylvester School could be converted to housing. 
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8.5

Site:   Sylvester School – after anticipated decommissioning 

Program:  30 Condominiums or apartments,10 units per fl oor on fi rst and second fl oor.  10
   additional units in lower level, on stepped back fl oor added on roof, or in new
   wing behind existing building.

Goals:  By preserving and adapting the existing architecture needed housing can be
   obtained at lower cost than large-lot single family construction while reinforcing  
   the importance of already built-up areas as part of a “smart-growth” strategy. 

Design:  The existing masonry construction is preserved, insuring the viability of the
   historic architecture.  10 units per fl oor are built out within the existing masonry
   shell.  Ten more units can be located in the basement by building up the fl oor
   and lowering grade, on the rooftop with a penthouse pulled back from the
   existing masonry to minimize its visibility, or in a wing behind the building.

Precedents: Decommissioned schools throughout the country are being converted to
   residential use.  Finding new uses for old buildings preserves the integrity of
   existing neighborhoods.

Action Plan: 7.2.1 – Adopt inclusionary zoning.
   7.2.5 – Adopt affordable housing guidelines.
   7.2.9 – Allow residential development under more conditions.
   7.3.1 – Make suitable publicly owned land available for affordable housing.
   7.3.3 - Pursue adaptive reuse.
   7.3.5 – Support new infi ll housing.

Existing fl oors can accommodate 10 units; new well-designed additions can provide more housing units while 
still preserving historic facades. 
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9. DESCRIPTION OF USE RESTRICTIONS 
 
As has been indicated in various sections of this Housing Plan, the Town of Hanover is committed to 
maintaining its Subsidized Housing Inventory for as long a period as possible. Affordable units must 
serve households with incomes no greater than 80% of the area median income.  Units must be subject to 
use restrictions or re-sale controls to preserve their affordability as follows: 
 

• For minimum of thirty years or longer from the date of subsidy approval or construction for new 
construction. 

• For a minimum of fifteen years or longer from the date of subsidy approval or completion for 
rehabilitation. 

• Alternatively, a term of perpetuity is encouraged for both new construction and completion of 
rehabilitation and is required for new homeownership projects. 

 
Units are or will be subject to an executed Regulatory Agreement between the developer and the 
subsidizing agency unless the subsidy program does not require such an agreement.  The units have been, 
or will be marketed in a fair and open process consistent with state and federal fair housing laws.  The 
state now has a model deed rider for participants in its Local Initiative Program (LIP) and that can be 
adapted to other programs as well.   
 
The annual recertification in the case of rental agreements should be the responsibility of the project 
sponsor who must report annually to a housing entity approved by the Town, perhaps the Housing 
Authority staffed by the proposed Assistant Town Planner or other designated municipal employee.  All 
LIP developments, rental or ownership, are now monitored by DHCD, but the Town will be responsible 
for some monitoring activities as described in the introduction to the Housing Action Plan, Section 7.  
The responsibility for monitoring other projects will be performed by a monitoring agent that is 
acceptable to the subsidizing agency if the project is not processed through LIP. 
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    APPPENDIX 1 
 

Summary Results from Public Forums 
 

July 18, 2007 
The first public forum was held on July 18, 2007, to provide an initial discussion regarding the 
planning process, to present the highlights of the Housing Needs Assessment, and to get early 
input from the community at large on a range of housing-related issues.  The agenda for the 
evening included: 
 

• Open with welcome and introductions. 
• PowerPoint presentation on what affordable housing is, who it is for, planned production 

requirements, some prototypical visual representations of various affordable housing 
developments as well as some prototypical illustrations of various levels of density and 
design orientations.  

• Discussion on specific questions such as: 
 

o What are your greatest concerns about housing development in Hanover? 
o What do you think are the most important actions for the Town to take in the 

next few years regarding housing? 
o What do you think are the greatest obstacles to those actions being taken? 
o What do you think affordable housing should look like, or not look like, and 

where should it be located, or not located? 
 

The Consultants facilitated the discussion and recorded the comments on flip charts.   
 
Following the general discussion, all present were asked to vote on the actions or those concerns 
or obstacles that they thought were particularly noteworthy or compelling.  Each participant was 
given six green “positive” sticky dots to place as “votes” wherever they wished, and depending 
upon their preferences could place all six red dots on one item or spread them between items 
denoting the extent of their interest.  Participants were also given two red “negative” dots to 
record strong opposition to one or two particular actions, concerns or challenges.  The range of 
comments and votes are presented below. 
 

 
Summary of Voting Results 
July 18, 2007 Public Forum  

 
ISSUE 

Number of Green 
Positive Dots 

Number of Red 
Negative Dots 

Challenges/Obstacles to Development of 
Affordable Housing 

  

High cost of land 2  
Large minimum lot sizes   
Not to disrupt local character 2  
Level of available local revenue/funds 4  
Incomes of seniors to afford housing 1  
Provide sufficient incentives for developers 2  
   
Concerns about Developing Affordable Housing   
Losing quality of life in villages 2  
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Chapter 40B   
Can’t satisfy all groups of people on the issue of 
affordable housing 

  

Rental versus ownership   
Don’t lose community character  5  
Is there interest in living over retail space in pursuit 
of mixed-use development? 

 
1 

 

What can Hanover afford to produce?   
Need to meet local needs, not just the 10% 
affordability goal  

1  

Need to be proactive as a town 3  
Need to appropriately fit the Affordable Housing 
Plan into the Master Plan 

3  

Isolate affordable housing in far-off places  4 
All progressive developments have originated from 
developers  

3 1 

Density in Four Corners; neighborhood is already 
overburdened 

 3 

Affordable housing is a social issue 3  
Reduce bureaucracy on developing land to decrease 
costs 

 3 

Do not sell-off Town-owned land; maintain as open 
space 

10 1 

   
Actions to Promote Affordable Housing   
Rental housing in mixed-use development 13  
Starter housing (first-time homebuyers) 4  
Housing for empty nesters 12 1 
Mixed-income community development 5  
Infill development 1  
Inclusionary zoning 16 3 
Inventory of accessory apartments and convert to 
affordable 

6  

Convert existing housing to affordability 10 1 
Convey and develop Town-owned land 11 17 
Convert schools to housing 12 4 
Cluster development 4 2 
Development of nonconforming lots 4  
Development on Housing Authority land 4  
 
The Consultants then offered a wrap-up of the voting process with a review of the results and a 
summary of next steps.  There was clear support from forum participants for mixed-use 
development, housing for empty nesters, inclusionary zoning, the conversion of existing housing 
to affordability, and the conversion of schools for residential use.   There was significant 
opposition to conveying Town-owned land for housing development and interest in maintaining it 
as open space, however, there was also substantial support for this strategy as well.  Residents 
were also concerned that any development should not jeopardize the community’s character. 
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APPENDIX 2 

Summary of Housing Actions 
 
 
Actions 

 
Priority for Implementation 
Two-Year  
Plan 

Five-Year 
Plan 

# Affordable  
Units 

Responsible 
Party** 

Build Local Capacity  
 

   

1.  Establish Municipal Affordable 
Housing Trust 

X  * BOS 

2. Hire Assistant Town Planner  X  * BOS/PB 
3.  Access housing resources X  * BOS/HHA/HT 
4. Conduct ongoing educational 
campaign  

X  * HHA/HT 

5. Create property inventory X  * HHA/HT/PB 
6. Establish annual housing  
summits 

X  * HHA/HT 

7. Encourage training for board  
and committee members 

X  * BOS 

Planning and Regulatory Reform
 

    

1.  Adopt inclusionary zoning X  4 PB 
2.  Amend accessory apartment  
bylaw 

X  * PB 

3.  Pursue tax title properties X  * BOS/HHA/ 
Town Treasurer

4. Change permit fee policies X  * HHA/BOS 
5   Adopt Housing Guidelines/ 
other private development  

 X 61 PB/HHA 

6. Revise Village PUD bylaw X  * PB 
7.  Allow starter housing on  
nonconforming lots 

 X * PB 

8.  Adopt OSRD bylaw  X * PB 
9.  Allow residential development 
under more conditions 

 X * PB 

8. Explore use of 40R/40S  X 9 PB/HHA 
Housing Production 
 

    

1. Make suitable public land  
available for affordable housing 

X  44 HHA 

2. Implement Affordable Deed 
Restriction Pilot Program 

X 
 

 8 HHA 

3. Pursue adaptive re-use X  15 HHA 
4. Promote mixed-use  
development 

 X 8 HHA 

5. Support new infill housing  X 7 HHA 
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Housing Preservation 
 

    

1. Insure long-term affordability X  * HHA 
2. Help qualifying homeowners  
access housing assistance 

X  * HHA/COA 

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

 
**Abbreviations 
Board of Selectmen = BOS 
Hanover Housing Authority = HHA 
Planning Board = PB 
Proposed Housing Trust = HT 
Council on Aging = COA 
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APPENDIX 3 
 

Summary of Housing Regulations and Resources 
 
 

I. SUMMARY OF HOUSING REGULATIONS 
 
A. Chapter 40B Comprehensive Permit Law 
 
The Massachusetts Comprehensive Permit Law, Chapter 40B Sections 20-23 of the General Laws, was 
enacted as Chapter 774 of the Acts of 1969 to encourage the construction of affordable housing 
throughout the state, particularly outside of cities.  Often referred to as the Anti-Snob Zoning Act, it 
requires all communities to use a streamlined review process through the local Zoning Board of Appeals 
for “comprehensive permits” submitted by developers for projects proposing zoning and other regulatory 
waivers and incorporating affordable housing for at least 25% of the units.  Only one application is 
submitted to the ZBA instead of separate permit applications that are typically required by a number of 
local departments as part of the normal development process.  Here the ZBA takes the lead and consults 
with the other relevant departments (e.g., building department, planning department, highway department, 
fire department, sanitation department, etc.) on a single application.  The Conservation Commission 
retains jurisdiction under the Wetlands Protection Act and Department of Environmental Protection, the 
Building Inspector applies the state building code, and the Board of Health enforces Title V. 
 
For a development to qualify under Chapter 40B, it must meet all of the following requirements: 
 

• Must be part of a “subsidized” development built by a public agency, non-profit organization, or 
limited dividend corporation. 

• At least 25% of the units in the development must be income restricted to households with 
incomes at or below 80% of area median income and have rents or sales prices restricted to 
affordable levels income levels defined each year by the U.S. Department of Housing and Urban 
Development.   

• Restrictions must run for minimum of 30 years or longer for new construction or for a minimum 
of 15 years or longer for rehabilitation. Alternatively, the project can provide 20% of the units to 
households below 50% of area median income.  Now new homeownership must have deed 
restrictions that extend in perpetuity. 

• Development must be subject to a regulatory agreement and monitored by a public agency or 
non-profit organization. 

• Project sponsors must meet affirmative marketing requirements. 
 
Towns are allowed to set-aside up to 70% of the affordable units available in a 40B development for those 
who have a connection to the community as defined by the municipality.  Hanover has defined this 
community preference as current residents, past graduates of the Town’s school system, parents of current 
residents and current municipal employees. 
 
While there are ongoing discussions regarding how the state should count the affordable units for the 
purpose of determining whether a community has met the 10% goal, in a rental project if the subsidy 
applies to the entire project, all units are counted towards the state standard.  For homeownership projects, 
only the units made affordable to those households earning within 80% of median income can be 
attributed to the affordable housing inventory. 
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There are up to three stages in the 40B process – the project eligibility stage, the application stage, and at 
times the appeals stage.  First, the applicant must apply for eligibility of a proposed 40B project from a 
subsidizing agency.  Under Chapter 40B, subsidized housing is not limited exclusively to housing 
receiving direct public subsidies but also applies to privately-financed projects receiving technical 
assistance from the State through its Local Initiative Program (LIP) or through MassHousing (Housing 
Starts Program), Federal Home Loan Bank Board (New England Fund), MassDevelopment, and 
Massachusetts Housing Partnership Fund.  The subsidizing agency then forwards the application to the 
local Board of Selectmen for a 30-day comment period.  The Board of Selectmen solicits comments from 
Town officials and other boards and based on their review the subsidizing agency typically issues a 
project eligibility letter.  Alternatively, a developer may approach the Board of Selectmen for their 
endorsement of the project, and they can make a joint application to DHCD for certification under the 
Local Initiative Program (for more information see description in Section I.E below). 
 
The next stage in the comprehensive permit process is the application phase including pre-hearing 
activities such as adopting rules before the application is submitted, setting the application fee high 
enough to cover administrative costs, providing for technical “peer review” fees, establishing a process 
for selecting technical consultants, and setting forth minimum application submission requirements.  
Failure to open a public hearing within 30 days of filing an application can result in constructive approval.  
The public hearing is the most critical part of the whole application process.  Here is the chance for the 
Zoning Board of Appeals’ consultants to analyze existing site conditions, advise the ZBA on the capacity 
of the site to handle the proposed type of development, and to recommend alternative development 
designs.  Here is where the ZBA gets the advice of experts on unfamiliar matters – called peer review.   
 
Another important component of the public hearing process is the project economic analysis that 
determines whether conditions imposed and waivers denied would render the project “uneconomic”.  The 
burden of proof is on the applicant, who must prove that it is impossible to proceed and still realize a 
reasonable return, which cannot be more than 20%.  Another part of the public hearing process is the 
engineering review.  The ZBA directs its consultants to analyze the consistency of the project with local 
bylaws and regulations and to examine the feasibility of alternative designs.   
 
After the public hearing is closed, the ZBA must set-aside at least two sessions for deliberations within 40 
days of the close of the hearing.  These deliberations can result in either approval, approval with 
conditions, or denial.   
 
If the process heads into the third stage – the appeals process – the burden is on the ZBA to demonstrate 
that the denial is consistent with local needs, meaning the public health and safety and environmental 
concerns outweigh the regional need for housing.  If a local ZBA denies the permit, a state Housing 
Appeals Committee (HAC) can overrule the local decision if less than 10% of the locality’s year round 
housing stock has been subsidized for households earning less than 80% of median income, if the locality 
cannot demonstrate health and safety reasons for the denial that cannot be mitigated, or if the community 
has not met planned production goals based on an approved plan.  The HAC has upheld the developer in 
the vast majority of the cases, but in most instances promotes negotiation and compromise between the 
developer and locality.  In its 30-year history, only a handful of denials have been upheld on appeal.  The 
HAC cannot issue a permit, but may only order the ZBA to issue one.  Also, any aggrieved person, except 
the applicant, may appeal to the Superior Court or Land Court, but even for abutters, establishing 
“standing” in court is an uphill battle.  Appeals from approvals are often filed to force a delay in 
commencing a project, but the appeal must demonstrate “legal error” in the decision of the ZBA or HAC. 
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B. Planned Production Regulations 
 
The Massachusetts Department of Housing and Community Development (DHCD) is administering the 
Planned Production Program in accordance with regulations that enable cities and towns to do the 
following: 
 

• Prepare and adopt an affordable housing plan that demonstrates production of an increase of .75% 
over one year or 1.5% over two-years of its year-round housing stock eligible for inclusion in the 
Subsidized Housing Inventory (33 units and 67 units, respectively, for Hanover until the new 
census figures are available in 2011) for approval by DHCD.41 

• Request certification of compliance with the plan by demonstrating production of at least the 
number of units indicated above. 

• Through local ZBA action, deny a comprehensive permit application during the period of 
certified compliance, which is 12 months following submission of the production documentation 
to DHCD, or 24 months if the 1.5% threshold is met. 

 
For the plan to be acceptable to DHCD it must meet the following requirements: 
 

• Include a comprehensive housing needs assessment to establish the context for municipal action. 
• Address a mix of housing consistent with identified needs and market conditions. 
• Include a description of use restrictions. 
• Address at least one of the following strategies including - 
• Identification of geographic areas in which land use regulations will be modified to accomplish 

affordable housing production goals. 
• Identification of specific sites on which comprehensive permit applications will be encouraged. 
• Preferable characteristics of residential development such as infill housing, clustered areas, and 

compact development. 
• Municipally owned parcels for which development proposals will be sought. 

 
C. Chapter 40R/40S 
 
In 2004, the State Legislature approved a new zoning tool for communities in recognition that escalating 
housing prices, now beyond the reach of increasing numbers of state residents, are causing graduates from 
area institutions of higher learning to relocate to other areas of the country in search of greater 
affordability.  The Commonwealth Housing Task Force, in concert with other organizations and 
institutions, developed a series of recommendations, most of which were enacted by the State Legislature 
as Chapter 40R of the Massachusetts General Laws.  The key components of these regulations are that 
“the state provide financial and other incentives to local communities that pass Smart Growth Overlay 
Zoning Districts that allow the building of single-family homes on smaller lots and the construction of 
apartments for families at all income levels, and the state increase its commitment to fund affordable 
housing for families of low and moderate income”.42   
 
The statute defines 40R as “a principle of land development that emphasizes mixing land uses, increases 
the availability of affordable housing by creating a range of housing opportunities in neighborhoods, takes 
advantage of compact design, fosters distinctive and attractive communities, preserves opens space, 

                                                 
41 Massachusetts General Law Chapter 40B, 760 CMR 31.07 (1)(i).  
42 Edward Carman, Barry Bluestone, and Eleanor White for The Commonwealth Housing Task Force, “A 
Housing Strategy for Smart Growth and Economic Development: Executive Summary”, October 30, 2003, 
p. 3. 
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farmland, natural beauty and critical environmental areas, strengthens existing communities, provides a 
variety of transportation choices, makes development decisions predictable, fair and cost effective and 
encourages community and stakeholder collaboration in development decisions.”43  The key components 
of 40R include: 
 

• Allows local option to adopt Overlay Districts near transit, areas of concentrated development, 
commercial districts, rural village districts, and other suitable locations; 

• Allows “as-of-right” residential development of minimum allowable densities; 
• Provides that 20% of the units be affordable; 
• Promotes mixed-use and infill development; 
• Provides two types of payments to municipalities; and 
• Encourages open space and protects historic districts. 

 
The incentives prescribed by the Task Force and passed by the Legislature include an incentive payment 
upon the passage of the Overlay District based on the number of projected housing units as follows: 
 

Incentive Payments 
Incentive Units  

Payments 
Up to 20 $10,000 
21-100 $75,000 

101-200 $200,000 
210-500 $350,000 

501 or more $600,000 
 
There are also density bonus payments of $3,000 for each residential unit issued a building permit. To be 
eligible for these incentives the Overlay Districts need to allow mixed-use development and densities of 
20 units per acre for apartment buildings, 12 units per acre for two and three-family homes, and at least 
eight units per acre for single-family homes. Communities with populations of less than 10,000 residents 
are eligible for a waiver of these density requirements, however significant hardship must be 
demonstrated.  The Zoning Districts would also encourage housing development on vacant infill lots and 
in underutilized nonresidential buildings.  The Task Force emphasizes that Planning Boards, which would 
enact the Zoning Districts, would be “able to ensure that what is built in the District is compatible with 
and reflects the character of the immediate neighborhood.”44  
 
The principal benefits of 40R include: 
 

• Expands a community’s planning efforts; 
• Allows communities to address housing needs; 
• Allows communities to direct growth; 
• Can help communities meet planned production goals and 10% threshold under Chapter 40B; 
• Can help identify preferred locations for 40B developments; and 
• State incentive payments. 

 
The formal steps involved in creating Overlay Districts are as follows: 
 

                                                 
43 Massachusetts General Law, Chapter 40R, Section 11. 
44 “A Housing Strategy for Smart Growth and Economic Development: Executive Summary,” p. 4. 
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• The Town holds a public hearing as to whether to adopt an Overlay District per the requirements 
of 40R; 

• The Town applies to DHCD prior to adopting the new zoning; 
• DHCD reviews the application and issues a Letter of Eligibility if the new zoning satisfies the 

requirements of 40R; 
• The Town adopts the new zoning through a two-thirds vote of Town Meeting subject to any 

modifications required by DHCD; 
• The Town submits evidence of approval to DHCD upon the adoption of the new zoning; and 
• DHCD issues a letter of approval, which indicates the number of incentive units and the amount 

of payment. 
 
The state recently enacted Chapter 40S under the Massachusetts General Law that provides additional 
benefits through insurance to towns that build affordable housing under 40R that they would not be 
saddled with the extra school costs caused by school-aged children who might move into this new 
housing.  This funding was initially included as part of 40R but was eliminated during the final stages of 
approval.  In effect, 40S will hold those communities participating in 40R harmless from costs added to 
school budgets as a result of the 40R-related development. 
 
D. Local Initiative Program (LIP) Guidelines 
 
The Local Initiative Program (LIP) is a technical assistance subsidy program to facilitate Chapter 
40B developments and locally produced affordable units. The general requirements of LIP 
include insuring that projects are consistent with sustainable or smart growth development 
principles as well as local housing needs.  LIP recognizes that there is a critical need for all types 
of housing but encourages family and special needs housing in particular.  Age-restricted housing 
(over 55) is allowed but the locality must demonstrate actual need and marketability.  DHCD has 
the discretion to withhold approval of age-restricted housing if other such housing units within 
the community remain unbuilt or unsold or if the age-restricted units are unresponsive to the need 
for family housing within the context of other recent local housing efforts. 
 
There are two types of LIP projects, those using the comprehensive permit process, the so-called 
“friendly” 40B’s, and Local Action Units, units where affordability is a result of some local 
action such as inclusionary zoning, Community Preservation funding, other regulatory 
requirements, a contractual agreement, etc. 
 
Specific LIP requirements include the following by category: 
 
Income and Assets  
 

• Must be affordable to those earning at or below 80% of area median income adjusted by 
family size and annually by HUD (see Appendix 1 for most recent income limits). 
Applicants for affordable units must meet the program income limits in effect at the time 
they apply for the unit and must continue to meet income limits in effect when they 
actually purchase a unit. 

• For rental projects the calculation of income includes an imputation of 5% of the value of 
total household assets that is added on to the income. 

• For homeownership units, the household may not have owned a home within the past 
three years except for age-restricted “over 55” housing. 
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• For homeownership projects, assets may not be greater than $50,000 except for age-
restricted housing where the net equity from the ownership of a previous house cannot be 
more than $200,000. 

• Income and asset limits determine eligibility for lottery participation. 
 
Allowable Sales Prices and Rents45 
 

• Rents are calculated at what is affordable to a household earning 80% of area median 
income adjusted for family size, assuming they pay no more than 30% of their income on 
housing.  Housing costs include rent and payments for heat, hot water, cooking fuel, and 
electric.  If there is no municipal trash collection a trash removal allowance should be 
included.  If utilities are separately metered and payed by the tenant, the LIP rent is 
reduced based on the area’s utility allowance.  Indicate on the DHCD application whether 
the proposed rent has been determined with the use of utility allowances for some or all 
utilities. 

• Sales prices of LIP units are set so a household earning 70% of area median income 
would have to pay no more than 30% of their income for housing.  Housing costs include 
mortgage principal and interest on a 30-year fixed term mortgage at 95% of purchase 
price, property taxes, condo fees46, private mortgage insurance (if putting less than 20% 
of purchase price down), and hazard insurance.   

• The initial maximum sales price or rent is calculated as affordable to a household with a 
number of household members equal to the number of bedrooms plus one (for example a 
two-bedroom unit would be priced based on what a three-person household could afford). 

 
Allowable Financing and Costs 
 

• Allowable development costs include the “as is” value of the property based on existing 
zoning at the time of application for a project eligibility letter (initial application to 
DHCD).  Carrying costs (i.e., property taxes, property insurance, interest payments on 
acquisitions financing, etc.) can be no more than 20% of the “as is” market value unless 
the carrying period exceeds 24 months.  Reasonable carrying costs must be verified by 
the submission of documentation not within the exclusive control of the applicant. 

• Appraisals are required except for small projects of 20 units or less at the request of the 
Board of Selectmen where the applicant for the LIP comprehensive permit submits 
satisfactory evidence of value. 

• Profits are limited to no more than 20% of total allowable development costs in 
homeownership projects. 

• In regard to rental developments, payment of fees and profits are limited to no more than 
10% of total development costs net of profits and fees and any working capital or 
reserves intended for property operations.  Beginning upon initial occupancy and then 
proceeding on an annual basis, annual dividend distributions will be limited to no more 
than 10% of the owner’s equity in the project.  Owner’s equity is the difference between 

                                                 
45 DHCD has an electronic mechanism for calculating maximum sales prices on its website at 
www.mass.gov/dhcd. 
46 DHCD will review condo fee estimates and approve a maximum condo fee as part of the calculation of 
maximum sales price. The percentage interests assigned to the condo must conform to the approved condo 
fees and require a lower percentage interest assigned to the affordable units as opposed to the market rate 
ones.  DHCD must review the Schedule of Beneficial Interests in the Master Deed to confirm that LIP units 
have been assigned percentage interests that correspond to the condo fees. 
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the appraised as-built value and the sum of any public equity and secured debt on the 
property. 

• For LIP comprehensive permit projects, DHCD requires all developers to post a bond (or 
a letter of credit) with the municipality to guarantee the developer’s obligations to 
provide a satisfactory cost certification upon completion of construction and to have any 
excess profits, beyond what is allowed, revert back to the municipality.  The bond is 
discharged after DHCD has determined that the developer has appropriately complied 
with the profit limitations. 

• No third party mortgages are allowed for homeownership units. 
 

Marketing and Outreach  
 

• Marketing and outreach, including lottery administration in adherence with all Fair 
Housing laws.   

• LIP requires that the lottery draw and rank households by size. 
• A maximum of 70% of the units may be local preference units for those who have a 

connection to the community as defined by the community.  
• The Marketing Plan must affirmatively provide outreach to area minority communities to 

notify them about availability of the unit(s). 
• Marketing materials must be available/application process open for a period of at least 60 

days. 
• Marketing should begin about six (6) months before occupancy. 
• Lottery must be held unless there are no more qualified applicants than units available. 
 

Regulatory Requirements 
 

• The affordable units design, type, size, etc. must be the same as the market units and 
dispersed throughout the development. 

• Units developed through LIP as affordable must be undistinguishable from market units 
as viewed from the exterior (unless the project has a DHCD-approved alternative 
development plan that is only granted under exceptional circumstances) and contain 
complete living facilities. 

• For over 55 projects, only one household member must be 55 or older. 
• Household size relationship to unit size is based on “households” = number of bedrooms 

plus one – i.e., a four-person household in a three-bedroom unit (important also for 
calculating purchase prices of the affordable units for which LIP has a formula as noted 
above).   

• For homeownership units, must have deed restrictions for at least 15 years for housing 
rehabilitation and 30 years for new construction.  For rental units, must have a regulatory 
agreement and monitoring agent to annually certify that the affordable units are occupied 
by those with incomes at or below 80% of area median income and pay no more than 
30% of their income on housing expenses. Comprehensive permit projects and 
homeownership units now require deed restrictions in perpetuity. 

• All affordable units for families must have at least two or more bedrooms and meet state 
sanitary codes and these minimum requirements – 

 
1 bedroom – 700 square feet/1 bath 
2 bedrooms – 900 square feet/1 bath 

3 bedrooms – 1,200 square feet/ 1 ½ baths 
4 bedrooms – 1,400 square feet/2 baths 



Hanover Affordable Housing Plan                                                                                                                150 
 

 
• LIP requires developers to secure third-party extended warranties for a minimum of five 

(5) years and this documentation is required prior to execution of the regulatory 
agreement. 

• The Town must adhere to the appellate Tax Board’s 1999 ruling that the restricted, 
below-market value of an affordable unit is the value that should be used for real estate 
tax purposes. 

 
The process that is required for using LIP for 40B developments – “friendly” comprehensive 
permit projects – is largely developer driven. It is based on the understanding that the developer 
and Town are working together on a project that meets community needs. Minimum requirements 
include: 
 

1. Written support of the municipality’s chief elected official, the Board of Selectmen in the 
case of towns, and the local housing partnership, trust or other designated local housing 
entity. 

2. At least 25% of the units must be affordable and occupied by households earning at or 
below 80% of area median income or at least 20% of units restricted to households at or 
below 50% of area median income. 

3. Affordability restrictions must be in effect in perpetuity, to be monitored by DHCD 
through a recorded regulatory agreement. 

4. Project sponsors must prepare and execute an affirmative fair marketing plan that must be 
approved by DHCD. 

5. Developer’s profits are restricted per Chapter 40B requirements. 
 
The process that is required for using LIP for 40B developments – “friendly” comprehensive permit 
projects – is as follows: 
 
1. Application process 

• Developer meets with Town 
• Developer and Town agree to proposal 
• Developer and Town submit proposal to DHCD 

 
2. DHCD review involves the consideration of: 

• Sustainable development criteria (redevelop first, concentrate development, be fair, restore and 
enhance the environment, conserve natural resources, expand housing opportunities, provide 
transportation choice, increase job opportunities, foster sustainable businesses, and plan 
regionally), 

• Number and type of units, 
• Pricing of units to be affordable to households earning no more than 70% of area median income, 
• Affirmative marketing plan, 
• Financing, and 
• Site visit. 

 
3. DHCD issues site eligibility letter that enables the developer to bring the proposal to the ZBA for 
processing the comprehensive permit. 
 
4. Zoning Board of Appeals holds hearing 

• Developer and Town sign regulatory agreement to guarantee production of affordable units that 
includes the price of units and deed restriction in the case of homeownership and limits on rent 
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increases if a rental project.  The deed restriction limits the profit upon resale and requires that the 
units be sold to another buyer meeting affordability criteria. 

• Developer forms a limited dividend corporation that limits profits. 
• The developer and Town sign a regulatory agreement. 

  
5. Marketing 

• Marketing plan must provide outreach to area minority communities to notify them about 
availability of the unit(s). 

• Local preference is limited to those who live/work in the community with a maximum of 70% of 
the affordable units. 

• Marketing materials must be available/application process open for a period of at least 60 days. 
• Lottery must be held. 

 
6. DHCD approval must include 

• Marketing plan, lottery application, and lottery explanatory materials 
• Regulatory agreement (DHCD is a signatory) 
• Deed rider (Use standard LIP document) 
• Purchase arrangements for each buyer. 

 
As mentioned above, in addition to being used for “friendly” 40B projects, LIP can be used for counting 
those affordable units as part of a Town’s Subsidized Housing Inventory that are created as a result of 
some local action.   
Following occupancy of the units, a Local Action Units application must be submitted to DHCD for the 
units to be counted as affordable.  This application is on DHCD’s web site. 
 
The contact person at DHCD is Erin Bettez of the LIP staff (phone: 617-573-1309; fax: 617-573-
1330; email: erin.bettez@state.ma.us).  For legal questions contact Elsa Campbell, Housing 
Specialist (phone: 617-573-1321; fax: 617-573-1330; email: elsa.Campbell@state.ma.us).  
 
E. Commonwealth Capital47 
The state established Commonwealth Capital as a policy that encourages communities to 
implement smart growth by utilizing the smart growth consistency of municipal land use 
regulations as part of the evaluation of proposals for state funding under a number of state capital 
spending programs.  Those municipalities with higher scores, will be in a more competitive 
position for receiving state discretionary funding, not just for housing, but for other purposes 
including infrastructure, transportation, environment, economic development, etc.  The state’s 
goal is to invest in projects that are consistent with the Office of Commonwealth Development’s 
Sustainable Development Principles that include: 
 

1. Redevelop first; 
2. Concentrate development; 
3. Be fair; 
4. Restore and enhance the environment; 
5. Conserve natural resources; 
6. Expand housing opportunities; 
7. Provide transportation choice; 
8. Increase job opportunities; 

                                                 
47 This program was created by the Romney administration and coordinated by the Office of 
Commonwealth Development.  While OCD has been disbanded, applications are still being accepted 
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9. Foster sustainable businesses; and 
10. Plan regionally. 

 
Grant applicants to the programs listed above apply directly to each of the specific programs, but 
additionally, each municipality must apply annually to the state for a Commonwealth Capital 
score, which can be done electronically.  The resulting score will be used for all Commonwealth 
Capital programs to which a community applies that year. 
 
 
 
II. SUMMARY OF HOUSING RESOURCES 
 
Those programs that may be most appropriate to development activity in Hanover are described below.48 
 
A. Technical Assistance  
 
1. Priority Development Fund49 
 
A relatively new state-funded initiative, the Priority Development Fund, provides planning assistance to 
municipalities for housing production.  In June 2004, DHCD began making $3 million available through 
this Fund on a first-come, first-served basis to encourage the new production of housing, especially 
mixed-income rental housing. PDF assistance supports a broad range of activities to help communities 
produce housing.  Applications must demonstrate the community’s serious long-term commitment and 
willingness to increase its housing supply in ways that are consistent with the Commonwealth’s principles 
of sustainable development.  
 
Eligible activities include community initiated activities and implementation activities associated with the 
production of housing on specific sites.  Community initiated activities include but are not limited to: 
  

Zoning activities that support the program objectives include: 
• Incentive zoning provisions to increase underlying housing density; 
• Smart Growth Zoning Overlay Districts; 
• Inter- and intra-municipal Transferable Development Rights proposals; 
• Zoning that promotes compact housing and development such as by right multi-family housing, 

accessory apartment units, clustered development, and inclusionary zoning; 
• Zoning provisions authorizing live-and-work units, housing units for seasonal employees, mixed 

assisted living facilities and the conversion of large single-family structures, vacant mills, 
industrial buildings, commercial space, a school or other similar facilities, into multi-family 
developments; and 

• Other innovative zoning approaches developed by and for an individual community. 
 

Education and outreach efforts that support the program objectives include: 
• Establishment of a local or regional affordable housing trust;  
• Development of a plan of action for housing activities that will be undertaken with Community 

Preservation Act funds; and  

                                                 
48 Program information was gathered through agency brochures, agency program guidelines and application 
materials as well as the following resources:  Verrilli, Ann.  Housing Guidebook for Massachusetts,  
Produced by the Citizen’s Housing and Planning Association, June 1999.  
49 Description taken from the state’s program description. 
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• Efforts to build local support (grass-root education) necessary to achieve consensus or approval 
of local zoning initiatives. 

 
Implementation activities associated with the production of housing in site-specific areas include but 
are not limited to: 
• Identification of properties, site evaluation, land assembly and financial feasibility analysis; and  
• Development of a Request for Proposal (RFP) for the disposition of land. 

 
The PDF assistance is not available to serve as a substitute for pre-development assessment of alternative 
development scenarios for parcels already controlled by an identified private developer or to supplant 
municipal funds to pay staff salaries. 
 
Eligible applicants consist of cities and towns within the Commonwealth.  Municipalities may enter into 
third party agreements with consultants approved by DHCD, however only a municipality will be allowed 
to enter into a contract with MassHousing regarding the distribution of funds.  Municipalities will be 
responsible for attesting that all funds have been expended for their intended purposes.   
 
Joint applications involving two or more communities within a region or with similar housing challenges 
are strongly encouraged as a way to leverage limited resources, however, one municipality will be 
required to serve as the lead.   
 
MassHousing and DHCD reserve the right to screen applications and to coordinate requests from 
communities seeking similar services.  For example, rural communities may be more effectively served 
by an application for a shared consultant who can work with numerous towns to address zoning 
challenges that enhance housing production. Likewise, it may be more effective to support an application 
for a consultant to review model zoning bylaws or overlay districts with a number of interested 
communities with follow-up at the community level to support grassroots education, than it is to support 
the separate development of numerous zoning bylaws.  Communities submitting multiple applications 
must prioritize their applications. 
 
In exchange for the assistance, municipalities must agree to share the end product of the funded activities 
with DHCD and MassHousing and with other communities in the Commonwealth through reports, 
meetings, workshops, and to highlight these activities in print, on the web or other media outlets. 
 
The agencies will focus the evaluation of applications to determine overall consistency with program 
goals and the principles of sustainable development.  Applications will be evaluated based on: 
 

• Eligibility of activity; 
• Public support; 
• Demonstrated need for funds; 
• Likelihood activity will result in production of housing; 
• Reasonableness of the timeline; 
• Readiness to proceed with proposed project; 
• Capacity to undertake activity; 
• Cost estimates and understanding of the proposed project cost; 
• Proposed activity having clearly defined benefits that will result in the production of housing; and 
• Benefits being realized within a 2-3 year-timeframe. 

 
Applications for funding will be accepted and evaluated on a rolling review basis.  In order to deploy this 
assistance as effectively and efficiently as possible, or in the event the planning funds are oversubscribed, 
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communities that have relatively greater planning capacity and/or resources may be requested to provide 
some matching funds. Additional consideration and flexibility for the assistance will be made for 
communities with little or no planning staff capacity or resources. 
 
Communities may apply to DHCD for assistance of up to $50,000.  The amount of funds awarded will be 
a reflection of the anticipated impact on housing production.  DHCD and MassHousing reserve the right 
to designate proposals as “Initiatives of Exceptional Merit,” in order to increase the amount of assistance 
and scope of services for certain projects.   
 
2. Peer to Peer Technical Assistance 
 
This state program utilizes the expertise and experience of local officials from one community to provide 
assistance to officials in another comparable community to share skills and knowledge on short-term 
problem solving or technical assistance projects related to community development and capacity building.  
Funding is provided through the Community Development Block Grant Program and is limited to grants 
of no more than $1,000, providing up to 30 hours of technical assistance. 
 
Applications are accepted on a continuous basis, but funding is limited.  To apply, a municipality must 
provide DHCD with a brief written description of the problem or issue, the technical assistance needed 
and documentation of a vote of the Board of Selectmen or letter from the Town Administrator supporting 
the request for a peer.  Communities may propose a local official from another community to serve as the 
peer or ask DHCD for a referral.  If DHCD approves the request and once the peer is recruited, DHCD 
will enter into a contract for services with the municipality.  When the work is completed to the 
municipality’s satisfaction, the Town must prepare a final report, submit it to DHCD, and request 
reimbursement for the peer. 
 
3. MHP Intensive Community Support Team 
 
The Massachusetts Housing Partnership Fund is a quasi-public agency that offers a wide range of 
technical and financial resources to support affordable housing.  The Intensive Community Support Team 
provides sustained, in-depth assistance to support the development of affordable housing.  Focusing on 
housing production, the Team helps local advocates move a project from the conceptual phase through 
construction, bringing expertise and shared lessons from other parts of the state.  The team can also 
provide guidance on project finance.  Those communities, which are interested in this initiative, should 
contact the MHP Fund directly for more information. 
 
4. MHP Chapter 40B Technical Assistance Program 
 
Working with DHCD, MHP launched this program in 1999 to provide technical assistance to those 
communities needing assistance in reviewing comprehensive permit applications.  The Program offers up 
to $10,000 in third-party technical assistance to enable communities to hire consultants to help them 
review Chapter 40B applications.  Those communities that are interested in this initiative should contact 
the MHP Fund directly for more information. 
 
MHP recently announced new guidelines to help cities and towns review housing development proposals 
under Chapter 40B including: 
 

• State housing agencies will now appraise and establish the land value of 40B sites before issuing 
project eligibility letters. 

• State will put standards in place for determining when permit conditions make a 40B 
development “uneconomic”. 
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• There will be set guidelines on determining related-party transactions, i.e., when a developer may 
also have a role as contractor or realtor. 

• Advice on how to identify the most important issues early and communicate them to the 
developer, how informal work sessions can be effective, and how to make decisions that are 
unlikely to be overturned in court. 

 
5. Smart Growth Technical Assistance Grants 
 
The state recently announced the availability of Smart Growth Technical Assistance Grants from the 
Executive Office of Environmental Affairs that provides up to $30,000 per community to implement 
smart growth zoning changes and other activities that will improve sustainable development practices and 
increase scores on the Commonwealth Capital application.  Eligible activities include: 
 

• Zoning changes that implement planning recommendations; 
• Development of mixed-use zoning districts; 
• Completion of Brownfields inventory or site planning; 
• Implementation of stormwater BMPs; 
• Completion of Open Space Residential Design bylaws/ordinances; 
• Implementation of Low Impact Development (LID) bylaws/ordinances; and 
• Development of a Right-to-Farm bylaw/ordinance or zoning protections for agricultural 

preservation. 
 
The state requires that localities provide a match of 15% of this special technical assistance fund and 
encourages communities that are interested in the same issues to apply jointly.  Preference will be given 
to applications that improve sustainable development practices, realize a commitment from a 
community’s Commonwealth Capital application, and implement a specific Community Development or 
Master Plan action.  Additional preference will be offered those communities with lower Commonwealth 
Capital scores to support towns that have the greatest need for improved land use practices.  For FY 2006, 
applications were due in mid-August for projects that must be completed by June 30, 2006, but no 
applications were required in FY 2006 if one had been submitted previously.  Nevertheless, communities 
are able to submit supplemental information that will likely help boost their scores and competitiveness 
for state discretionary resources. 
 
B. Housing Development 
 
While comprehensive permits typically do not involve external public subsidies but use internal subsidies 
by which the market units in fact subsidize the affordable ones, communities are finding that they also 
require public subsidies to cover the costs of affordable or mixed-income residential development and 
need to access a range of programs through the state and federal government and other financial 
institutions to accomplish their objectives and meet affordable housing goals.  Because the costs of 
development are typically significantly higher than the rents or purchase prices that low- and moderate-
income tenants can afford, multiple layers of subsidies are often required to fill the gaps.  Sometimes even 
Chapter 40B developments are finding it useful to apply for external subsidies to increase the numbers of 
affordable units, to target units to lower income or special needs populations, or to fill gaps that market 
rates cannot fully cover. 
 
The state requires applicants to submit a One Stop Application for most of its housing subsidy programs 
in an effort to standardize the application process across agencies and programs.  A Notice of Funding 
Availability (NOFA) is issued by the state usually twice annually for its rental programs and 
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homeownership initiatives.  Using the One Stop Application, applicants can apply to several programs 
simultaneously to support the funding needs of a particular project.    
 
1. HOME Program 
 
HUD created the HOME Program in 1990 to provide grants to states, larger cities and consortia of smaller 
cities and towns to do the following: 
 

• Produce rental housing; 
• Provide rehabilitation loans and grants, including lead paint removal and accessibility 

modifications, for rental and owner-occupied properties; 
• Offer tenant-based rental assistance (two-year subsidies); and/or 
• Assist first-time homeowners. 

 
The HOME Program funding is targeted to homebuyers or homeowners earning no more than 80% of 
median income and to rental units where at least 90% of the units must be affordable and occupied by 
households earning no more than 60% of median income, the balance to those earning within 80% of 
median.  Moreover, for those rental projects with five or more units, at least 20% of the units must be 
reserved for households earning less than 50% of median income.  In addition to income guidelines, the 
HOME Program specifies the need for deed restrictions, resale requirements, and maximum sales prices 
or rentals.   
 
Because Hanover is not an entitlement community, meaning that it is not automatically entitled to receive 
HOME funding based on HUD’s funding formula, the Town would need to join a consortium of other 
smaller towns and cities to receive funding or submit funding applications to DHCD on a project by 
project basis through its One Stop Application.  Hanover is not part of a Consortium so would have to 
apply directly to DHCD for this funding.   
 
The HOME Rental Program is targeted to the acquisition and rehabilitation of multi-family distressed 
properties or new construction of multi-family rental housing from five to fifty units.  Once again, the 
maximum subsidy per project is $750,000 and the maximum subsidy per unit in localities that receive 
HOME or CDBG funds directly from HUD is $50,000 (these communities should also include a 
commitment of local funds in the project).  Those communities that do not receive HOME or CDBG 
funds directly from HUD, like Hanover, can apply for up to $65,000 per unit.  Subsidies are in the form 
of deferred loans at 0% interest for 30 years.  State HOME funding cannot be combined with another state 
subsidy program with several exceptions including the Low Income Housing Tax Credits, HIF and the 
Soft Second Program.    
 
2. Community Development Block Grant Program (CDBG) 
 
In addition to funding for the Peer-to-Peer Program mentioned in the above section, there are other 
housing resources supported by federal CDBG funds that are distributed by formula to Massachusetts.   
 
The Massachusetts Small Cities Program that has a set-aside of Community Development Block Grant 
(CDBG) funds to support a range of eligible activities including housing development.  However, at least 
70% of the money must provide benefits to households earning within 80% of median income.  This 
money is for those nonentitlement localities that do not receive CDBG funds directly from HUD.  Funds 
are awarded on a competitive basis through Notices of Funding Availability with specific due dates or 
through applications reviewed on a rolling basis throughout the year, depending on the specific program.  
This funding supports a variety of specific programs.   
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The program that potentially has the greatest applicability in Hanover is the Housing Development 
Support Program (HDSP) that provides gap financing for small affordable housing projects with fewer 
than eight units, including both new construction and rehabilitation.  Eligible activities include 
development, rehabilitation, homeownership, acquisition, site preparation and infrastructure work.  There 
are no per unit maximums or recommended maximum total development costs.  Funding is distributed 
through Notices of Funding Availability that occur once or twice a year.  HDSP Program funding is 
extremely competitive, and projects that receive funding through the state HOME or Housing 
Stabilization Fund Programs are excluded from applying to HDSP.   
  
There are other programs funded through the Community Development Block Grant Small Cities 
Program for both homeownership and rental projects.  A number of the special initiatives are directed to 
communities with high “statistical community-wide needs”, however, the Community Development 
Fund II is targeted to communities with lower needs scores that have not received CDBG funds in recent 
years.  This may be the best source of CDBG funding for Hanover besides HDSP described above.  
Funding is also awarded competitively through an annual Notice of Funding Availability.  DHCD also 
has a Reserve Fund for CDBG-eligible projects that did not receive funding from other CDBG funded 
programs or for innovative projects. 
 
 
3. Housing Stabilization Fund (HSF) 
 
The state’s Housing Stabilization Fund (HSF) was established in 1993 through a Housing Bond bill to 
support housing rehabilitation through a variety of housing activities including homeownership (most of 
this funding has been allocated for the MHP Soft Second Program) and rental project development.  The 
state subsequently issued additional bond bills to provide more funding.  The HSF Rehabilitation 
Initiative is targeted to households with incomes within 80% of median income, with resale or subsequent 
tenancy for households within 100% of median income.  The funds can be used for grants or loans 
through state and local agencies, housing authorities and community development corporations with the 
ability to subcontract to other entities.  The funds have been used to match local HOME program funding, 
to fund demolition, and to support the acquisition and rehabilitation of affordable housing.  In addition to 
a program directed to the rehabilitation of abandoned, distressed or foreclosed properties, the HSF 
provides funds to municipalities for local revitalization programs directed to the creation or preservation 
of rental projects.  As with HOME, the maximum amount available per project is $750,000 and the 
maximum per unit is $65,000 for communities that do not receive HOME or CDBG funds directly from 
HUD, and $50,000 for those that do.  Communities can apply for HSF funding biannually through the 
One Stop Application.   
 
4. Low Income Housing Tax Credit Program 
 
The Low Income Housing Tax Credit Program was created in 1986 by the Federal Government to offer 
tax credits to investors in housing development projects that include some low-income units.  The tax 
credit program is often the centerpiece program in any affordable rental project because it brings in 
valuable equity funds.  Tax credits are either for 4% or 9% of the development or rehab costs for each 
affordable unit for a ten-year period.  The 4% credits have a present value of 30% of the development 
costs, except for the costs of land, and the 9% credit have a present value equal to 70% of the costs of 
developing the affordable units, with the exception of land.  Both the 4% and 9% credits can be sold to 
investors for close to their present values.   
 
The Federal Government limits the 9% credits and consequently there is some competition for them, 
nevertheless, most tax credit projects in Massachusetts are financed through the 9% credit.   Private 



Hanover Affordable Housing Plan                                                                                                                158 
 

investors, such as banks or corporations, purchase the tax credits for about 80 cents on the dollar, and 
their money serves as equity in a project, reducing the amount of the debt service and consequently the 
rents.  The program mandates that at least 20% of the units must be made affordable to households 
earning within 50% of median income or 40% of the units must be affordable to households earning up to 
60% of median income.   Those projects that receive the 9% tax credits must produce much higher 
percentages of affordable units.   
 
The Massachusetts Legislature has enacted a comparable state tax credit program, modeled after the 
federal tax credit program.  The One Stop Application is also used to apply for this source of funding.  
 
5. Affordable Housing Trust Fund 
 
The Affordable Housing Trust Fund (AHTF) was established by an act of the State Legislature and is 
codified under Chapter 121-D of the Massachusetts General Laws. The AHTF operates out of DHCD and 
is administered by MassHousing with guidance provided by an Advisory Committee of housing 
advocates. The purpose of the fund is to support the creation/preservation of housing that is affordable to 
people with incomes that do not exceed 110% of the area median income. The AHTF can be used to 
support the acquisition, development and/or preservation of affordable housing units. AHTF assistance 
can include: 
 

• Deferred payment loans, low/no-interest amortizing loans.  
• Down payment and closing cost assistance for first-time homebuyers.  
• Credit enhancements and mortgage insurance guarantees.  
• Matching funds for municipalities that sponsor affordable housing projects. 
• Matching funds for employer-based housing and capital grants for public housing.  

 
Funds can be used to build or renovate new affordable housing, preserve the affordability of subsidized 
expiring use housing, and renovate public housing. While the fund has the flexibility of serving 
households with incomes up to 110%, preferences for funding will be directed to projects involving the 
production of new affordable units for families earning below 80% of median income.  The program also 
includes a set-aside for projects that serve homeless households or those earning below 30% of median 
income.  Once again, the One Stop Application is used to apply for funding, typically through the 
availability of two funding rounds per year. 
 
6. Housing Innovations Fund (HIF) 
 
The state also administers the Housing Innovations Fund (HIF) that was created by a 1987 bond bill and 
expanded under two subsequent bond bills to provide a 5% deferred loan to non-profit organizations for 
no more than $500,000 per project or up to 30% of the costs associated with developing alternative forms 
of housing including limited equity coops, mutual housing, single-room occupancy housing, special needs 
housing, transitional housing, domestic violence shelters and congregate housing.  At least 25% of the 
units must be reserved for households earning less than 80% of median income and another 25% for those 
earning within 50% of area median income.   HIF can also be used with other state subsidy programs 
including HOME, HSF and Low Income Housing Tax Credits.  The Community Economic Development 
Assistance Corporation (CEDAC) administers this program.  Applicants are required to complete the 
One-Stop Application. 
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7. Federal Home Loan Bank Board’s Affordable Housing Program (AHP) 
 
Another potential source of funding for both homeownership and rental projects is the Federal Home 
Loan Bank Board’s Affordable Housing Program (AHP) that provides subsidies to projects targeted to 
households earning between 50% and 80% of median income, with up to $300,000 available per project.  
This funding is directed to filling existing financial gaps in low- and moderate-income affordable housing 
projects.  There are typically two competitive funding rounds per year for this program.   
 
8. MHP Permanent Rental Financing Program 
 
The state also provides several financing programs for rental projects through the Massachusetts Housing 
Partnership Fund.  The Permanent Rental Financing Program provides long-term, fixed-rate permanent 
financing for rental projects of five or more units from $100,000 loans to amounts of $2 million.   At least 
20% of the units must be affordable to households earning less than 50% of median income or at least 
40% of the units must be affordable to households earning less than 60% of median income or at least 
50% of the units must be affordable to households earning less than 80% of median income. MHP also 
administers the Permanent Plus Program targeted to multi-family housing or SRO properties with five or 
more units where at least 20% of the units are affordable to households earning less than 50% of median 
income.  The program combines MHP’s permanent financing with a 0% deferred loan of up to $40,000 
per affordable unit up to a maximum of $500,000 per project.  No other subsidy funds are allowed in this 
program.  The Bridge Financing Program offers bridge loans of up to eight years ranging from $250,000 
to $5 million to projects involving Low Income Housing Tax Credits.  Applicants should contact MHP 
directly to obtain additional information on the program and how to apply. 
 
9. OneSource Program 
 
The Massachusetts Housing Investment Corporation (MHIC) is a private, non-profit corporation that 
since 1991 has provided financing for affordable housing developments and equity for projects that 
involve the federal Low Income Housing Tax Credit Program.  MHIC raises money from area banks to 
fund its loan pool and invest in the tax credits.  In order to qualify for MHIC’s OneSource financing, the 
project must include a significant number of affordable units, such that 20% to 25% of the units are 
affordable to households earning within 80% of median income.  Interest rates are typically one point 
over prime and there is a 1% commitment fee.  MHIC loans range from $250,000 to several million, with 
a minimum project size of six units.  Financing can be used for both rental and homeownership projects, 
for rehab and new construction, also covering acquisition costs with quick turn-around times for 
applications of less than a month (an appraisal is required).  The MHIC and MHP work closely together 
to coordinate MHIC’s construction financing with MHP’s permanent take-out through the OneSource 
Program, making their forms compatible and utilizing the same attorneys to expedite and reduce costs 
associated with producing affordable housing. 
 
10. Section 8 Rental Assistance 
 
An important low-income housing resource is the Section 8 Program that provides rental assistance to 
help low- and moderate-income households pay their rent.   In addition to the federal Section 8 Program, 
the state also provides rental subsidies through the Massachusetts Rental Voucher Program as well as 
three smaller programs directed to those with special needs.  These rental subsidy programs are 
administered by the state or through local housing authorities and regional non-profit housing 
organizations.  Rent subsidies take two basic forms – either granted directly to tenants or committed to 
specific projects through special Project-based rental assistance.  Most programs require households to 
pay a minimum percentage of their adjusted income (typically 30%) for housing (rent and utilities) with 
the government paying the difference between the household’s contribution and the actual rent.   
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11. Massachusetts Preservation Projects Fund 
 
The Massachusetts Preservation Projects Fund (MPPF) is a state-funded 50% reimbursable matching 
grant program that supports the preservation of properties, landscapes, and sites (cultural resources) listed 
in the State Register of Historic Places.  Applicants must be municipality or non-profit organization.  
Funds can be available for pre-development including feasibility studies, historic structure reports and 
certain archaeological investigations of up to $30,000.  Funding can also be used for construction 
activities including stabilization, protection, rehabilitation, and restoration or the acquisition of a state-
registered property that are imminently threatened with inappropriate alteration or destruction.  Funding 
for development and acquisition projects range from $7,500 to $100,000.  Work completed prior to the 
grant award, routine maintenance items, mechanical system upgrades, renovation of non-historic spaces, 
moving an historic building, construction of additions or architectural/engineering fees are not eligible for 
funding or use as the matching share.  A unique feature of the program allows applicants to request up to 
75% of construction costs if there is a commitment to establish a historic property maintenance fund by 
setting aside an additional 25% over their matching share in a restricted endowment fund.  A round of 
funding was recently held, but future rounds are not authorized at this time. 
 
12. District Improvement Financing Program (DIF) 
 
The District Improvement Financing Program (DIF) is administered by the state’s Office of Business 
Development to enable municipalities to finance public works and infrastructure by pledging future 
incremental taxes resulting from growth within a designated area to service financing obligations.  This 
Program, in combination with others, can be helpful in developing or redeveloping target areas of a 
community, including the promotion of mixed-uses and smart growth.  Municipalities submit a standard 
application and follow a prescribed application process directed by the Office of Business Development 
in coordination with the Economic Assistance Coordinating Council. 
 
13. Urban Center Housing Tax Increment Financing Zone (UCH-TIF) 
  
The Urban Center Housing Tax Increment Financing Zone Program (UCH-TIF) is a relatively new state 
initiative designed to give cities and towns the ability to promote residential and commercial development 
in commercial centers through tax increment financing that provides a real estate tax exemption on all or 
part of the increased value (the “increment”) of the improved real estate.  The development must be 
primarily residential and this program can be combined with grants and loans from other local, state and 
federal development programs.  An important purpose of the program is to increase the amount of 
affordable housing for households earning at or below 80% of area median income and requires that 25% 
of new housing to be built in the zone be affordable, although the Department of Housing and 
Community Development may approve a lesser percentage where necessary to insure financial feasibility.  
In order to take advantage of the program, a municipality needs to adopt a detailed UCH-TIF Plan and 
submit it to DHCD for approval. 
 
14. Community Based Housing Program 
 
The Community Based Housing Program provides loans to nonprofit agencies for the development or 
redevelopment of integrated housing for people with disabilities in institutions or nursing facilities or at 
risk of institutionalization.  The Program provides permanent, deferred payment loans for a term of 30 
years, and CBH funds may cover up to 50% of a CHA unit’s Total Development Costs up to a maximum 
of $750,000 per project. 
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C. Homebuyer Financing and Counseling 
 
1. Soft Second Loan Program 
 
The Massachusetts Housing Partnership Fund, in coordination with the state’s Department of Housing 
and Community Development, administers the Soft Second Loan Program to help first-time homebuyers 
purchase a home.  The Program began in 1991 to help families earning up to 80% of median income 
qualify for a mortgage through a graduated-payment second mortgage and down payment assistance.  Just 
recently the state announced that it had lent $1 billion in these affordable mortgages.  Participating 
lenders originate the mortgages which are actually split in two with a conventional first mortgage based 
on 77% of the purchase price, the soft second mortgage for typically about 20% of the purchase price (or 
$20,000 if greater) and a requirement from the buyer of at least a 3% down payment.  Borrowers do not 
need to purchase private mortgage insurance that would typically be required with such a low down 
payment, thus saving the buyer significant sums on a monthly basis.  Program participants pay interest 
only on the soft second mortgage for the first ten years and some eligible buyers may qualify for an 
interest subsidy on the second mortgage as well.  Additionally, some participating lenders and 
communities offer grants to support closing costs and down payments and slightly reduced interest rates 
on the first mortgage.  Hanover is already a participating community in the Program. 
 
2. American Dream Downpayment Assistance Program 
  
The American Dream Downpayment Assistance Program is also awarded to municipalities or non-profit 
organizations on a competitive basis to help first-time homebuyers with down payments and closing 
costs.  While the income requirements are the same as for the Soft Second Program, the purchase price 
levels are higher based on the FHA mortgage limits.  Deferred loans for the down payment and closing 
costs of up to 5% of the purchase price to a maximum of $10,000 can be made at no interest and with a 
five-year term, to be forgiven after five years.   Another loan can be made through the program to cover 
deleading in addition to the down payment and closing costs, but with a ten-year term instead, with at 
least 2.5% of the purchase price covering the down payment.   
 
3. Homebuyer Counseling 
 
There are a number of programs, including the Soft Second Loan Program and MassHousing’s Home 
Improvement Loan Program, as well as Chapter 40B homeownership projects, that require purchasers to 
attend homebuyer workshops sponsored by organizations that are approved by the state, Citizens Housing 
and Planning Association (CHAPA) and/or HUD as a condition of occupancy.  These sessions provide 
first-time homebuyers with a wide range of important information on homeownership finance and 
requirements.  The organization that offers these workshops in closest proximity to Hanover is South 
Shore Housing Development Corporation. 
 
 
4. Self-Help Housing.  
 
Self-Help programs involve sweat-equity by the homebuyer and volunteer labor of others to reduce 
construction costs. Some communities have donated building lots to Habitat for Humanity to construct 
affordable single housing units. Under the Habitat for Humanity program, homebuyers contribute 
between 300 and 500 hours of sweat equity while working with volunteers from the community to 
construct the home. The homeowner finances the home with a 20-year loan at 0% interest. As funds are 
paid back to Habitat for Humanity, they are used to fund future projects. 
 
 



Hanover Affordable Housing Plan                                                                                                                162 
 

D. Home Improvement Financing 
 
1.          MassHousing Home Improvement Loan Program (HLP) 
 
The MHFA Home Improvement Loan Program (HILP) is targeted to one- to four-unit, owner-occupied 
properties, including condominiums, with a minimum loan amount of $10,000 up to a maximum of 
$50,000.   Loan terms range from five to 20 years based on the amount of the loan and the borrower’s 
income and debt.  MassHousing services the loans.  Income limits are $92,000 for households of one or 
two persons and $104,000 for families of three or more persons.  To apply for a loan, applicants must 
contact a participating lender. 
 
2. Get the Lead Out Program 
 
MassHousing’s Get the Lead Out Program offers 100% financing for lead paint removal on excellent 
terms that are based on ownership status and type of property.  An owner-occupied, single-family home 
may be eligible to receive a 0% deferred payment loan up to $20,000 that is due when the house is sold, 
transferred or refinanced.  An owner-occupant of a two-family house could receive up to $25,000 to 
conduct the de-leading work.  Maximum income limits for owner-occupants are $74,400 for one and two-
person households and $85,500 for three or more persons.  Investor-owners can also participate in the 
program but receive a 5% fully amortizing loan to cover costs.  Non-profit organizations that rent 
properties to income-eligible residents are also eligible for 0% fully amortizing loans that run from five to 
20 years. Applicants must contact a local rehabilitation agency to apply for the loan. 
 
3. Septic Repair Program 
 
Through a partnership with the Massachusetts Department of Environmental Protection and Revenue, 
MassHousing offers loans to repair or replace failed or inadequate septic systems for qualifying 
applicants.  The interest rates vary according to the borrower’s income with 0% loans available to one and 
two-person households earning up to $23,000 and three or more person households earning up to $26,000 
annually.  There are 3% loans available for those one or two person households earning up to $46,000 and 
three or more persons earning up to $52,000. Additionally, one to four-family dwellings and 
condominiums are eligible for loan amounts of up to $25,000 and can be repaid in as little as three years 
or over a longer period of up to 20 years.  To apply for a loan, applicants must contact a participating 
lender. 
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APPENDIX 4 
 

Glossary of Housing Terms50 
 
Affordable Housing 
 
A subjective term, but as used in this Plan, refers to housing available to a household earning no more 
than 80% of area median income at a cost that is no more than 30% of total household income. 
 
Area Median Income (AMI) 
 
The estimated median income, adjusted for family size, by metropolitan area (or county in 
nonmetropolitan areas) that is adjusted by HUD annually and used as the basis of eligibility for most 
housing assistance programs.  Sometimes referred to as “MFI” or median family income. 
 
Chapter 40B 
 
The state’s comprehensive permit law, enacted in 1969, which established an affordable housing goal of 
10% for every community.  In communities below the 10% goal, developers of low- and moderate-
income housing can seek an expedited local review under the comprehensive permit process and can 
request a limited waiver of local zoning and other restrictions, which hamper construction of affordable 
housing.  Developers can appeal to the state if their application is denied or approved with conditions that 
render it uneconomic, and the state can overturn the local decision if it finds it unreasonable in light of the 
need for affordable housing. 
 
Chapter 44B 
 
The Community Preservation Act Enabling Legislation that allows communities, at local option, to 
establish a Community Preservation Fund to preserve open space, historic resources and community 
housing, by imposing a surcharge of up to 3% on local property taxes.  The state provides matching funds 
from its own Community Preservation Trust Fund, generated from an increase in certain Registry of 
Deeds’ fees. 
 
Comprehensive Permit 
 
Expedited permitting process for developers building affordable housing under Chapter 40B “anti-snob 
zoning” law.  A comprehensive permit, rather than multiple individual permits from various local boards, 
is issued by the local zoning boards of appeals to qualifying developers. 
 
Department of Housing and Community Development (DHCD) 
 
The state’s lead agency for housing and community development programs and policy.  It oversees state-
funded public housing, administers rental assistance programs, provides funds for municipal assistance, 
and funds a variety of programs to stimulate the development of affordable housing. 
 
 
 

                                                 
50 Heudorfer, Bonnie,  “Taking the Initiative: A Guidebook on Creating Local Affordable Housing 
Strategies”, Citizens Housing and Planning Association with funding from the Massachusetts Housing 
Partnership Fund, November 2002. 
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Fair Housing Act 
 
Federal legislation, first enacted in 1968, that provides the Secretary of HUD with investigation and 
enforcement responsibilities for fair housing practices.  It prohibits discrimination in housing and lending 
based on race, color, religion, sex, national origin, handicap, or familial status.  There is also a 
Massachusetts Fair Housing Act, which extends the prohibition against discrimination to sexual 
orientation, marital status, ancestry, veteran status, children, and age.  The state law also prohibits 
discrimination against families receiving public assistance or rental subsidies, or because of any 
requirement of these programs. 
 
Inclusionary Zoning 
 
A zoning ordinance or bylaw that requires a developer to include affordable housing as part of a 
development or contribute to a fund for such housing. 
 
Infill Development 
 
The practice of building on vacant or undeveloped parcels in dense areas, especially urban and inner 
suburban neighborhoods.  Promotes compact development, which in turn allows undeveloped land to 
remain open and green. 
 
Local Initiative Program (LIP) 
 
A state program under which communities may use local resources and DHCD technical assistance to 
develop affordable housing that is eligible for inclusion on the state Subsidized Housing Inventory (SHI).  
LIP is not a financing program, but the DHCD technical assistance qualifies as a subsidy and enables 
locally supported developments that do not require other financial subsidies to use the comprehensive 
permit process.  At least 25% of the units must be set-aside as affordable to households earning less than 
80% of area median income. 
 
MassHousing (formerly the Massachusetts Housing Finance Agency, MHFA) 
 
A quasi-public agency created in 1966 to help finance affordable housing programs.  MassHousing sells 
both tax-exempt and taxable bonds to finance its many single-family and multi-family programs. 
 
Metropolitan Statistical Area (MSA) 
 
The term is also used for CMSAs (consolidated metropolitan statistical areas) and PMSAs (primary 
metropolitan statistical areas) that are geographic units used for defining urban areas that are based 
largely on commuting patterns.  The federal Office of Management and Budget defines these areas for 
statistical purposes only, but many federal agencies use them for programmatic purposes, including 
allocating federal funds and determining program eligibility.  HUD uses MSAs as its basis for setting 
income guidelines and fair market rents. 
 
Mixed-Income Housing Development 
 
Development that includes housing for various income levels. 
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Mixed-Use Development 
 
Projects that combine different types of development such as residential, commercial, office, industrial 
and institutional into one project. 
 
Overlay Zoning 
 
A zoning district, applied over one or more other districts that contains additional provisions for special 
features or conditions, such as historic buildings, affordable housing, or wetlands. 
 
Public Housing Agency (PHA) 
 
A public entity that operates housing programs: includes state housing agencies (including DHCD), 
housing finance agencies and local housing authorities.  This is a HUD definition that is used to describe 
the entities that are permitted to receive funds or administer a wide range of HUD programs including 
public housing and Section 8 rental assistance.   
 
Regional Non-profit Housing Organizations 
 
Regional non-profit housing organizations include nine private, non-profit housing agencies, which 
administer the Section 8 Program on a statewide basis, under contract with DHCD.  Each agency serves a 
wide geographic region.  Collectively, they cover the entire state and administer over 15,000 Section 8 
vouchers.  In addition to administering Section 8 subsidies, they administer state-funded rental assistance 
(MRVP) in communities without participating local housing authorities.  They also develop affordable 
housing and run housing rehabilitation and weatherization programs, operate homeless shelters, run 
homeless prevention and first-time homebuyer programs, and offer technical assistance and training 
programs for communities.  South Shore Housing Development Corporation (SSHDC) serves as 
Hanover’s regional non-profit organization. 
 
Regional Planning Agencies (RPAs) 
 
These are public agencies that coordinate planning in each of thirteen regions of the state.  They are 
empowered to undertake studies of resources, problems, and needs of their districts.  They provide 
professional expertise to communities in areas such as master planning, affordable housing and open 
space planning, and traffic impact studies.  With the exception of the Cape Cod and Nantucket 
Commissions, however, which are land use regulatory agencies as well as planning agencies, the RPAs 
serve in an advisory capacity only.  The Southeastern Regional Planning and Economic Development 
District serves as Hanover’s regional planning agency. 
 
Request for Proposals (RFP) 
 
A process for soliciting applications for funding when funds are awarded competitively or soliciting 
proposals from developers as an alternative to lowest-bidder competitive bidding. 
 
Section 8 
 
Refers to the major federal (HUD) program – actually a collection of programs – providing rental 
assistance to low-income households to help them pay for housing.  Participating tenants pay 30% of their 
income (some pay more) for housing (rent and basic utilities) and the federal subsidy pays the balance of 
the rent.  The Program is now officially called the Housing Choice Voucher Program. 
 



Hanover Affordable Housing Plan                                                                                                                166 
 

Smart Growth 
 
The term used to refer to a rapidly growing and widespread movement that calls for a more coordinated, 
environmentally sensitive approach to planning and development.  A response to the problems associated 
with unplanned, unlimited suburban development – or sprawl – smart growth principles call for more 
efficient land use, compact development patterns, less dependence on the automobile, a range of housing 
opportunities and choices, and improved jobs/housing balance. 
 
Subsidy 
 
Typically refers to financial assistance that fills the gap between the costs of any affordable housing 
development and what the occupants can afford based on program eligibility requirements.  Many times 
multiple subsidies from various funding sources are required, often referred to as the “layering” of 
subsidies, in order to make a project feasible.  In the state’s Local Initiative Program (LIP), DHCD’s 
technical assistance qualifies as a subsidy and enables locally supported developments that do not require 
other financial subsidies to use the comprehensive permit process.  Also, “internal subsidies” refers to 
those developments that do not have an external source(s) of funding for affordable housing, but use the 
value of the market units to “cross subsidize” the affordable ones. 
 
Subsidized Housing Inventory (SHI) 
 
This is the official list of units, by municipality, that count toward a community’s 10% goal as prescribed 
by Chapter 40B comprehensive permit law. 
 
U.S. Department of Housing and Urban Development (HUD) 
 
The primary federal agency for regulating housing, including fair housing and housing finance.  It is also 
the major federal funding source for affordable housing programs. 
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APPENDIX 5 
 

Sample Housing Guidelines 
For Consideration and Possible Adaptation to Hanover 

 
These Affordable Housing Guidelines include a number of factors that might be considered and 
possibly adapted to Hanover in an effort to articulate project characteristics that are likely to be 
welcomed by the Town for further discussion and negotiation on affordable housing 
developments.   

 
• Affordability 
 

The Housing Needs Assessment that is part of this Housing Plan indicates housing needs 
across the full range of incomes including families, seniors and others with special needs.  
Even households earning at the median income level are finding they cannot afford to 
purchase a house in Hanover.  While the actions in the Housing Plan focus housing 
production on households with incomes at or below 80% of area median income, the Plan 
also takes into consideration mixed-income developments for a number of reasons.  First 
they minimize the stigma that can be identified with a housing development that is 
exclusively limited to low- and moderate-income units.  Second, they allow for the 
creation of internal subsidies that cover at least some of the costs associated with 
producing the affordable units such that the market units cross subsidize the affordable 
ones.  Third, they promote the creation of units that are targeted to those households 
earning above 80% of area median income but within 120% of area median income, who 
are also priced out of Hanover’s housing market.  Consequently, Housing Guidelines 
incorporate different income tiers to better serve the diverse needs of the community. 

 
Town-Owned Property 
Homeownership Developments 
At least 50% of the units should be affordable to those earning at or below 80% of 
area median income with sales prices calculated for those earning no more than 70% 
of median to offer a sufficient “marketing window” for first-time homebuyers.  At 
least 10% of the units should be directed towards households earning between 80% 
and 120% of median income to cover the needs of moderate- and middle-income 
households who are priced out of the current housing market. 
 
Rental Developments 
At least 50% of the units should be affordable to those earning at or below 80% of 
area median income with many of these units targeted to those earning less than 60% 
of median income, with even affordability reaching down to those with incomes of 
50% or 30% of the area median to reach very low-income households when feasible.  
Another 10% of the units should be directed to those earning between 80% and 120% 
of area median income to address housing needs of those moderate- and middle-
income households who are priced out of the current housing market. 
 
Privately Owned Property 
Homeownership Developments  
Promote the inclusion of at least 30% of the units reserved for those earning at or 
below 80% of area median income and at least another 10% to those earning above 
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80% of median income but at or below 120% of area median income to address a 
range of housing needs. 
 
Rental Developments   
Promote mixed-income communities for rental projects and whenever feasible, with 
the inclusion of Community Preservation Funds or other subsidy funds, increase the 
level of affordable rental units to at least 30% of total housing units targeted to those 
earning at or below 80% of area median income.  Projects that set-aside units for 
low-income households earning less than 60% of area median income or more 
moderate- and middle-income households earning up to 120% of area median income 
will receive priority consideration. 

 
• Unit Mix 
 

Based on a distribution of needs by seniors, starter households, families, and special 
needs populations, developments shall strive for an overall equal distribution of one, two 
and three bedroom units with the inclusion of some four-bedroom units in family 
developments.  Hanover needs both new affordable homeownership and rental 
opportunities for its seniors and families. 
 

Elderly Housing:   
Mix of one and two-bedroom units, of which 10% shall be barrier free and accessible 
for the wheelchair bound. 
Family Housing:   
Mix of two and three-bedroom units with at least 5% of units including 4-bedroom 
apartments. 
Special Needs Housing:   
Mix of efficiencies and one-bedroom units with allowance of shared living facilities 
such as congregate units and group homes and integrate support services where 
feasible. 

 
• Design Criteria 
 

Affordable units should be designed to be harmonious in appearance, construction, and 
quality of materials with the other units in the development and with the surrounding 
neighborhood.  It is important that new development contribute to the historic, small 
town character of Hanover.  Affordable units should be integrated and dispersed 
throughout the development and subsidized and market rate units should not be 
distinguishable from the exterior.  Appropriate recreational facilitates should be provided, 
pedestrian access, and vegetation buffers required for projects of more than 30 units. 
(This section should be augmented.) 

 
• Location 
 

The Housing Plan suggests the distribution of affordable housing throughout the 
residential neighborhoods of Hanover in an attempt to avoid unnecessarily high impacts 
from new development in any one neighborhood.  Another objective is to look for 
affordable housing opportunities that will minimize impacts on the built or natural 
environment such as the refinancing and redevelopment of existing housing, the creation 
of accessory apartments, or the redevelopment of those areas of town most accessible to 
transportation, goods and services such as the village centers and other commercial areas.  
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The Plan also acknowledges that growth will put greater burdens on limited public 
services, including schools, and future growth will most likely cause some schools to 
experience greater burdens than others.   
 

• Size and Density 
 

The density of a particular development should relate to its location in the community 
whether it is in a residential zoning district, a business district or in an area that is relatively 
removed from an existing neighborhood.  In all residential districts the total number of 
proposed dwelling units within the development should not exceed eight units per upland acre 
to comply with these guidelines.  In all other districts the number of proposed dwelling units 
within the development should not exceed twenty units per upland acre.  Additionally, 
structures may be built up to three stories in all zoning districts.  These Guidelines encourage 
the use of triplexes and quadruplexes and discourage structures with more than six units per 
building.  
 

• Open Space and Landscaping 
 

The project should incorporate open space of at least 15% of the parcel, and to the greatest 
extent possible based on the size of the parcel, this open space should be set aside as common 
land and maintained by a homeowners association or the owner of the property.  All projects 
must also include proper landscaping such as grass, trees and shrubs, insuring the same 
number and quality of items for all units in the development, including the affordable units.  
Cluster development is encouraged for larger projects of more than ten units. 

 
• Parking 
 

Each dwelling unit in a development targeted to seniors must include one parking space and 
in developments targeted to families, two parking spaces must be provided. 
 

• Environmental Concerns 
 

Avoid targeting development projects to areas that are ecologically sensitive and will degrade 
nearby conservation land.  Developers should also be prepared to support plans for addressing 
water and septic services and address the impact of the traffic created by the development. 
 

• Marketing  
 

Hanover needs to identify a marketing and monitoring agent for its affordable housing units, 
most likely the Hanover Housing Authority staffed by the proposed Assistant Town Planner).  
 

• Affordability Restrictions 
 

Deed riders or affordable rental restrictions should assure continued affordability in 
perpetuity to the greatest extent possible.  These restrictions must be in conformance with LIP 
requirements. 

 
• Management 
 

The professional management of new rental housing is critical to the future viability of the 
development, and the management entity must have a proven track record and be approved by 
the Town of Hanover through the Hanover Housing Authority.   



Hanover Affordable Housing Plan                                                                                                                170 
 

 
APPENDIX 6 

 
Local and Regional Organizations 

 
The town of Hanover has a number of local and regional agencies and organizations available to help 
support the production of affordable housing or provide housing-related services.  
 
Hanover Housing Authority (HHA) 
 
The Hanover Housing Authority was established awhile back but but over the next several years the 
agency confronted reduced interest and support and meetings became less and less frequent.  When the 
Town passed the Community Preservation Act in late 2004, officials determined that it was important to 
reinvigorate the Housing Authority and new members were appointed.  Since that time HHA has received 
CPA funding in support of a preliminary feasibility study for the development of a 6.6-acre parcel that the 
authority owns on Legion Drive located next to the Legion Elderly Housing development.  HHA is also 
overseeing the preparation of this Affordable Housing Needs Assessment and Action Plan and will be 
substantially involved in its implementation.   
 
Hanover Community Preservation Committee 
 
The Hanover Community Preservation Committee (CPC) has been charged with the oversight of funds to 
be raised through Hanover’s passage of the Community Preservation Act.  In September of 2000, the 
Community Preservation Act was enacted to provide Massachusetts cities and towns with another tool to 
conserve open space, preserve historic properties and provide affordable housing.  This enabling statute 
established the authority for municipalities in the Commonwealth to create a Community Preservation 
Fund derived from a surcharge of up to 3% of the property tax with a corresponding state match of up to 
100%.  Once adopted the Act requires at least 10% of the monies raised to be distributed to each of the 
three categories (open space, historic preservation and affordable housing), allowing flexibility in 
distributing the majority of the money to any of the three uses as determined by the community.  The Act 
further requires that a Community Preservation Committee of five to nine members be established, 
representing various boards or committees in the community, to recommend to the legislative body, in 
this case Town Meeting, how to spend the Community Preservation Fund.   

 
The Town of Hanover approved a 3% surcharge on most property taxes paid by residents in November 
2004.  Hanover chose to exempt the first $100,000 of property value, plus an exemption is also available 
for residential property owned and occupied by certain low-income residents and seniors. 
 
Hanover’s Community Preservation Committee is comprised of nine (9) members including 
representatives of the Planning Board, Historic Commission, Conservation Commission, Parks and 
Recreation Committee, Housing Authority, Open Space Committee and three (3) “Members at Large” 
appointed by the Board of Selectmen.  Almost $200,000 will be collected from the Town’s 3% surcharge 
in FY’ 2007, and should be matched 100% by the state, totaling approximately $400,000 annually.    
 
Funding in support of community housing initiatives has included the recent approval of $32,000 to 
undertake the preliminary feasibility study for the development of the Housing Authority’s Legion Drive 
property and for the preparation of this Housing Needs Assessment and the Affordable Housing Plan. 
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Hanover Council on Aging 
 
The Hanover Council on Aging is a Town department that provides services to support the quality of life 
of area elders through a wide variety of services including the operation of a Senior Center that offers 
social programs for seniors, an information and referral service on a wide range of issues (e.g., housing, 
in-home help, nursing home placement, legal matters, health care, consumer issues, and home 
maintenance services), community-based services to promote independent living (e.g., transportation, 
congregate meals, health programs, educational programs, fuel assistance, and social/recreational 
programs), and in-home support services (home-delivered meals, Senior-to-Senior Chore Program, and 
Friendly Visitor Program).  The Council relies heavily on local volunteers to support its services.   

 
The Council on Aging receives many inquiries from area seniors that are related to housing, with most of 
these calls related to how they can find more affordable housing options in the community.  Some elders 
are encountering difficulties affording to remain in their current homes and cannot locate alternative 
housing that is affordable, particularly if they require supportive services.  There are no nursing homes or 
assisted living options in Hanover, and a number of residents have had to seek alternatives outside of 
town.  Other needs that surface during inquiries involve deferred maintenance problems, handicapped 
accessibility issues, and proximity to transportation and services. 
 
The Council on Aging works with the Town on a program that abates taxes for low-income seniors in 
exchange for minor services to the Town, for example, volunteering at a school or library.  In addition to 
this work program, the Town also has a tax exemption program for income-eligible seniors that reduces 
property tax bills by $1,000. 
 
South Shore Housing Development Corporation 
 
South Shore Housing Development Corporation (SSHDC) is committed to enhancing the quality 
of life for low- and moderate-income people by providing decent, safe and affordable housing; 
helping families move forward toward economic and social independence; and assisting 
individuals in reconnecting within their respective communities.  This non-profit housing 
development corporation was established in 1970 to serve Bristol and Plymouth counties in the 
Southeast region of Massachusetts, including the town of Hanover.  The organization has 
expanded its housing services over the past decades to include rental assistance, new housing 
development, property management, homeless assistance, housing rehabilitation, as well as 
counseling and education. 
 
South Shore Habitat for Humanity 
 
Habitat for Humanity is an ecumenical, non-profit Christian ministry dedicated to building simple, decent 
homes in partnership with families in need.  The organization has grown over the past two decades into 
one of the largest private homebuilders in the world with almost 1,600 U.S. affiliates and over 2,000 
affiliates worldwide, including one on the South Shore that has been able to build new homes for first-
time homebuyers through donated land, materials, labor and funding as well as other special financing 
strategies.  South Shore Habitat for Humanity has produced 43 affordable homes on the South Shore with 
several more underway.     
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South Shore Community Action Council 
 
South Shore Community Action Council, Inc. is the area’s community action agency that was 
established to serve a wide range of education, housing, health and service needs of low-income 
and disadvantaged area residents. The organization is based in Plymouth but has expanded during 
the past three decades to include a number of cities and towns on the South Shore including 
Hanover.  Programs include fuel assistance, Head Start, and other services directed to area 
families. 
 

 




