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Executive Summary

Section |: Needs Assessment

CensusData: The Introduction section of the Dracut Affordable Housing Productivity Plan provides an overview of the data developed as
part of the Dracut Master Plan completed by John Brown & Associates in January, 1999. The Data Anaysis section of the Plan begins with
an overview of the build-out study completed by NMCOG in collaboration with the Executive Office of Environmental Affairs (EOEA) and
then provides a comparison of various data sets for Dracut and the Greater Lowell region. At a minimum, the data compares and contrasts
1990 and 2000 Census data and reflects the growth patterns in Dracut and the Greater Lowell region. The data consists of Population Growth
and Projections, Population Change by Age Group, Households, Housing Units, Housing Unit Characteristics, Income Distribution, Housing
Vaues, Monthly Mortgage Payments, Owner Costs as a Percentage of Household Income, Gross Rent and Gross Rent as a Percentage of
Household Income. The data indicates that the Town of Dracut provides affordable housing for its residents through the traditional
marketplace. However, the data also indicates that there is a continuing need for family and Over 55 housing in order to meet the demand for
housing. This Census Data is then compared and contrasted with the current housing information in Section I1.

Development Constraints: The development constraints within the community are focused upon in Section I11 and consist principally of the
current housing market, the road network and the water and sewer infrastructure. During the past five years, the Town of Dracut has issued an
average of 58.8 building permits per year for single-family houses. The DHCD established affordable housing goa of .75% per year trandates
into 79 affordable units per year, which is more than 20 units higher than the actual permits issued per year for al single-family houses. The
road network provides particular problems in terms of access because Dracut residents must travel through other communities in order to
access the regional highway system. Capacity constraints exist on many of the roadways so future housing devel opment needs to be
encouraged in those locations with adequate transportation infrastructure. The build-out study estimated that there would need to be 61.8
miles in additional roadway constructed to accommodate the full build-out, which would aso result in an additional 154,451 vehicle trips per
day. Thewater and sewer infrastructure represents the third major development constraint within the community. The Dracut Water Supply
Didtrict and the Kenwood Water Department provide water for the community. Expansion of the present system would be costly due to a need
for anew treatment facility. Additiona housing development would need to be targeted to those areas presently served by the water systems.

Y et, the most significant constraint on development activity is the present sewer system, which only serves dightly more than 65% of the
population. The requirements of Title V and loca regulations largely limit the density of developments. Additiona development activity,
particularly for higher density residential uses, should be confined to the existing and planned sewer service areas..



Ability to mitigate and over come constraints: Residential development needs to be targeted to those areas with the road, water and sewer
infrastructure already in place. Due to the high cost of infrastructure improvements, developers will need to shoulder the additional cost
related to expanding the infrastructure. Partnerships between the town and developers will need to be formed in order to ensure that more
affordable housing is built. In order to meet the established goals, new housing initiatives, including the 40B projects in the pipeline, need to
be implemented

Section I1: Affordable Housing Goals

The six Chapter 40B projects address the identified needs summarized in the Needs Anaysis section. Assuming that each of these projectsis
implemented, 291 new affordable housing units will be built during the period of this Housing Productivity Plan. The addition of these
affordable housing units will more than double the town’s current percentage from 2.63% to 5.38% (the increase will be 2.75%). Riverside
Landing, which is a family ownership project, has been approved for 44 ownership units (11 affordable units) at Brigham Avenue and Route
110. Robbin’s Nest, which isafamily rental project, has been approved for 96 rental units (96 affordable units) at Robbins Avenue. The Park
Place (31 ownership unity/8 affordable units) project, which is afamily ownership project, has been approved for development on Nashua
Road Forest Glen (30 ownership unity/8 affordable units), Civic Club (144 rental units/144 affordable units) and Highview (94 ownership
units/24 affordable units) projects will provide housing options for Over 55 residents and are still going through the local approval process.
The mix of projects reflects an attempt to address the housing needs of young families and older couples.

Dracut is committed to attaining its 418 Housing Certification and to creating a non-profit Affordable Housing Partnership to assst it in
generating more affordable units. These initiatives represent the first two steps in a five-year Affordable Housing Strategy outlined in

Dracut’ s Affordable Housing Productivity Plan. The Town submitted an amendment regarding undersized lots to Town Meeting in October
2003, which was approved and could result in the creation of 120-140 additiona affordable housing units (see map in Appendix). The Town
will be identifying funding resources under the LIP and CDBG programs to encourage 40B partnerships and rehabilitation of existing units, as
well as utilizing its Community Preservation funds to buy down the cost of housing. Dracut will be researching UCH-TIF Zones and the Pilot
Mixed-Use Building Rehabilitation Abatement Program under Chapter 46 of the Acts of 2003 to develop a strategy for the re-use of mill
properties in the community. Support for the establishment of a Regional Cooperative Housing Initiative and the Inclusionary Zoning
provision in the proposed Massachusetts Land Use Reform Act will be encouraged.

The established Housing Goals flow directly from the Needs Analysis section and recognize the limitations of the marketplace and the road,
water and sewer infrastructure. The Housing Goals outlined in this Plan are redlistic and reflect the character of the community. It is
anticipated that the Town of Dracut will make a good faith effort to meet or exceed the established affordable housing goals for the
community in accordance with the Productivity Plan summarized at the end of Chapter 111.



The three approved developments under 40B require that at least 25% of the units are affordable to households at 80% of medium income for
the Lowell Metropolitan Statistical Areain perpetuity. Preferences for 70% of the units are given to persons or families who are either (a)
Dracut residents; (b) the parents or children of Dracut residents and/or veterans of any military war residing in Dracut. Locd preferenceis
implemented by a Lottery Agent, in accordance with afina Lottery Plan, approved by the Board of Appeals. As part of the project conditions,
the developer mustl submit afinal draft of a Regulatory Agreement and a Deed Rider to the Board of Appesals for approva prior to the
issuance of any building permits. A copy of the State’ s deed restriction will be made available to each developer as a model to be followed.
These procedures will be followed for the other housing initiatives as well.

Section I11: Affordable Housing Strategy

The maps included in the Appendix reflect the changesin residential development in Dracut since 1980. The Residential Construction map
shows the homes built between 1980 and 1989, 1990 and 2002 and those pending construction. The Residential Land Use Change map
illustrates the changes in residential land use between 1991 and 2003. The Agricultural Land Use Change map illustrates the extent that
agricultural land has been lost to other uses between 1991 and 1999. The Infrastructure map identifies those areas with existing sewer and
water lines and the planned sewer expansion. These maps provide avisua statement regarding the residential development patterns in Dracut
and the future areas available for residential development. Also included in the Appendix is a map entitled “ Dracut Undersized Potential
Affordable Housing Sites’ that illustrates where the undersized lots affected by the recent Town Meeting action are located.

The Housing Strategy outlined in Section 111 — Productivity Plan recognizes the limitations facing the Town of Dracut in terms of the current
housing market, the road network and the water and sewer infrastructure. The Housing Strategy is, therefore, redistic and reflective of the
special characteristics of the Town of Dracut. The Strategy incorporates Smart Growth principles and recognizes the financial limitations
facing the Town and the Commonwealth of Massachusetts at thistime. The Town of Dracut will continue to play its role as the second most
affordable housing community in the Greater Lowell region and will increase its supply of affordable housing unitsin the process.

Zoning changes, such as those related to undersized lots and Inclusionary Zoning, will be addressed by the Town in order to create more
affordable housing. The Town will also work with NMCOG on the development of an Accessory Apartment policy that recognizes already
established accessory apartments that provide affordable housing. Many of these apartment units are available at alower cost than those
apartment units in the major commercia devel opments throughout the community. Additional 40B projects would be encouraged to meet the
current needs of the community as identified in this Plan. Municipally owned parcels for development will also be researched as opportunities
for affordable housing development through a non-profit or for profit developer willing to work with the community.



Addressing Housing Needs in the Town of Dracut

The Town of Dracut has experienced similar problems as other communitiesin the Greater Lowell region in terms of the high cost of
housing and the challenges it presents in attracting businesses and encouraging balanced economic growth. However due to the more moderate
home sales prices and rents, the Town of Dracut has not been afflicted as much as some other communities. In fact, the mgjority of home sales
prices and rent levels fal well within the Massachusetts Department of Housing and Community Development’s (DHCD) standards for affordable
housing, even though there are not public subsidies attached to most of these properties.

This document has been developed in conformance with DHCD’ s Housing Productivity Guidelines and attempts to provide an overview
of the specid characteristics of the Town of Dracut, its housing stock, the limitations on future devel opment and the specia initiatives designed to
move the Town closer to its share of low and moderate income housing within the Greater Lowell region. The first section will provide the basic
data analysis comparing the 1990 and 2000 U.S. Census figures for Dracut and the region as a whole, as well as additional data that has been
gathered to provide a snapshot of Dracut’s housing market. The starting point for this discussion will be the Dracut Master Plan_completed in
January 1999 by John Brown Associates, Inc. The analysis will illustrate how far the Town of Dracut has come in addressing its affordable
housing needs. The second section will summarize the Current State of Housing in Dracut by reviewing the actual housing sales in 2001 and
2002, comparing the home sale and rental costs in Dracut and the region, documenting the actual number of building permits for housing during
the past five years and providing the inventory of affordable housing units. Section 3 will identify the limitations on future growth and its impact
upon the affordable housing market and specify the actions to be taken by the Town of Dracut on a short-term, medium-term and long-term basis
to address its specific affordable housing needs.

Introduction

In January 1999 John Brown & Associates, Inc. completed the Dracut Master Plan, which provided a blueprint for future growth in the
community. The Master Plan included a section on Housing, which represented the most up-to-date housing information since the 1990 U.S.
Census. The Housing section analyzed the existing housing structures in terms of their age, condition, cost, availability and rate of growth and the
demographic trends affecting housing needs, as well as providing specific housing goals to ensure the quality of residential development in the
future.

As of January 1998 there were approximately 10,473 housing units in Dracut, which represented an increase of 1,170 units since 1990.
Nearly 69% of Dracut’s housing stock has been constructed after 1959 with the peak construction period occurring in the 1980's. More than 71%
of the housing units in 1998 were single-family homes. Vacancy rates have consistently been low in Dracut, reflecting a tight housing market.



According to the Master Plan, the median sales price for a single-family house in 1997 was approximately $ 140,000, while the median price for
condominiums was $ 72,800. Market rates for renting a two-bedroom apartment was approximately $ 700 per month, while a 3-4-bedroom house
rented between $ 950 and $ 1,500 per month in 1998. Due to the increase in population, it was expected that the number of households would
increase at arate of 123 units per year.

Based upon a community survey, neighborhood meetings, public forums and other community input, the consultants developed the
following housing goals for the community:

Provide awide range of housing options so as to meet the needs of a diverse population.

Create diversity in new residential housing units consistent with community character and needs.

Provide for more elderly housing and life-care facilities to meet the needs of Dracut’s older population.

Preserve and strengthen the character of the town’s residential neighborhoods and protect them from adverse influences.

Carefully integrate new or expanded housing into existing districts and neighborhoods so that it is not physicaly or
environmentally disruptive to the existing style and scale.

Create recreational areas within existing neighborhoods, where needed.

Encourage residential development that does not overly disrupt the character of rural areas in the town.

Encourage independent living for elders, handicapped and others with special needs.

Seek State/Federal or private assistance for senior or low and moderate income housing.

Maintain the viability of the existing housing stock through code enforcement and provision of neighborhood amenities.

Develop creative techniques for land development in order to preserve rura character. Improve cluster zoning and encourage
quality cluster development.”
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John Brown and Associates, Inc. recommended that future housing be concentrated in the more urbanized parts of town and that a greater
variety of housing types and densities is encouraged in order to meet the housing needs of residents, while maintaining the character of Dracut’s
neighborhoods. Additional recommendations made by the consultants were as follows:

Compact Housing — The targeting of housing to those areas with roads, water and sewer will help reduce the overal cost of housing.
Cluster development should be utilized.

Regulatory Changes— Cluster development can be utilized to protect natural resources and agricultural land.

Development Standards — Site-plan review for larger developments and strict code enforcement for al housing should be
implemented.



Grand fathered L ots — Lots grandfathered to alow development should be sites for smaller homes in those areas that have water and
Sewer capacity.

Services — Development would be best located in areas that have infrastructure (water and sewer facilities, roads) and amenities
(recreation facilities, landscaping and socia services). The Town may require that these services be provided by developers in those
areas without them.

Specialized Housing — Housing needs to be developed for seniors, handicapped persons, young adults and others that require
supportive services. These housing units, generally located in a group environment, provide independent living, assisted living,
congregate housing, and/or on-site health care facilities. Housing for low and moderate-income residents falls within this category.
The former mill structures at Collinsville and Navy Y ard are possible sites.

Affordable Housing — A Local housing partnership needs to be formed to promote affordable housing that addresses the needs of low
and moderate income residents while meeting the Town's standards and neighborhood characteristics. The Loca Initiative Program
(L1P) should be utilized more frequently and “friendly” 40B developments should be encouraged. Inclusionary zoning should be
utilized as atool.

Entity to Diversify Housing — A non-profit housing corporation or local housing partnership can be created to focus on creating new
moderate income and specia needs housing. This entity can participate directly in the LIP program on behalf of the Town.

The Master Plan has provided the foundation upon which the Town of Dracut can build its affordable housing effort over the next few
years. The next three sections will address our present data analysis, the current housing market, and the steps needed to achieve more affordable
housing in the future.



|. DataAnalysis

This section is designed to reflect how the supply of housing has grown in response to the population growth and how this housing supply
addresses the housing needs of the community. For the most part, the Town of Dracut has maintained an affordable housing supply relative to
other communities in the Greater Lowell region. Given its tight housing market and the escalating housing prices in the Greater Boston region, it
is surprising that Dracut’s housing market has maintained its position as the second most affordable community in the Greater Lowell region —
next to the City of Lowell. This section will begin with a consideration of the Dracut build-out study conducted by the Northern Middlesex
Council of Governments (NMCOG) for the Executive Office of Environmental Affairs (EOEA) and then examine population growth and
projection figures, household data, housing units and their characteristics, housing types, income distribution and ownership and rental data to get
a more complete picture on where the Town of Dracut is today and where it will be in the future. Sections Il (Current State of Housing) and 111
(Productivity Plan) will more completely address how the Town of Dracut will attain its housing goals.

A. Dracut Build-out Study

NMCOG completed the Town of Dracut’s build-out study in 2001 and outlined the potentia for future development given the existing
zoning. The build-out study was intended to provide some indication of what the Town of Dracut would be given full build-out and to raise some
red flags about potential uncontrolled growth. This effort was promoted by EOEA as a means to encourage balanced growth, or sustainable
development, that preserves the community’s character and natural resources, while also providing jobs, taxes and homes for its residents. For the
most part, it was fully understood that this effort would be a useful means for the State, regiona planning agencies and their member communities
to focus more attention upon the pluses and minuses of future development.

In the case of the Town of Dracut, NMCOG projected through the build-out study that there would be a maximum population of 38,145,
as compared to the 2000 U.S. Census population of 28,562, for a total growth of 33.6%. The number of students was projected to grow from
4,403 in 2000 to 5,804 at total build-out for an overall growth of 32.6%. The number of households was projected to increase from 10,451 in 2000
to 14, 329 at build-out. These figures would result in an increase in daily water usage from 2,435,789.04 gallons in 2000 to 4,455,957.04 galons
(83% increase) at full build-out. Overal there would be additional developed land of 217,233,720 square feet (or 4,987 acres) broken down into
residentia (88.5%), commercial (2.4%) and industrial (9.1%). The residentia build-out figures would result in 9,583 additiona residents, 1,437
additiona school children and 3,686 additional residentia units. Also, there would be 4,916 additional tons per year in solid waste with 71.1% of
this additional solid waste being non-recyclable. An additional 61.8 miles of roads would need to be constructed to accommodate this new
development and an additional 154,541 vehicle trips per day would resullt.



This summary of the build-out study provides an excellent example of what the Town of Dracut needsto avoid so as to maintain its town
character and manage its overal development in a more constrained fashion. This lesson applies to al forms of development — industrid,
commercia and residential. The build-out study provides a strong rationale for greater control over development so as to manage municipal costs
related to education, roads, sewerage and water. Additional assistance from developers will be needed in order to assist the Town in managing
these costs.

B. Population Growth and Projections

Table 1 summarizes the growth that has occurred in the Town of Dracut since 1980 as compared to the region as a whole. Magjor
development in the Town of Dracut began during the 1980’s, as reflected in the 20.4% growth between 1980 and 1990, as compared to the 12.2%
growth in the Greater Lowell region during the same time period. Population growth leveled off during the 1990's to 11.6%, which was till
nearly double (6.7%) the growth rate in the region. While the data for the 1980, 1990 and 2000 periods was provided by the U.S. Census, the
projected growth figures were developed by the Massachusetts Highway Department with a forma review by NMCOG. The projected growth
figures show a doubling of population between 2000 and 2010 (16.3%) in Dracut as compared to the region (8.0%), while the projections for 2025
approach the estimates for total build-out. With the prospects of double-digit population growth during the next two decades, the Town of Dracut
will need to manage its residential development more effectively and efficiently than in the past.

Table 1: Population Growth and Projections (1980, 1990, 2000, Pr ojections)

1980 1990 2000 2005 2010 2015 2020 2025 Build-out
Dracut 21,249 25594 28,562 31,100 33,408 34,700 36,900 38,100 38,145
% Growth 16.7 204 11.6 8.9 7.4 39 6.3 3.3 0.1
NMCOG 235,052 263,656 281,225 293,500 304,000 314,500 325,000 332,500 NA
% Growth 6.8 12.2 6.7 4.4 3.6 35 3.3 2.3 NA
Source: 1980, 1990, and 2000: U.S. Census NA —Not Available

2005, 2010, 2015, 2020, 2025: Massachusetts Highway Department with formal review by NMCOG
Build-out: NMCOG figures based upon EOEA information base.



C. Population Change by Age Group

While reviewing the population growth and projections is important to a region, it is aso important to view how the different age groups
are changing. Based upon a comparison of 1990 and 2000 data, the 11.6% growth in Dracut’s population can be attributed to the 33.6% increase
in residents aged 45-64 and the 25.7% increase in the 65 + category. The growth in these age groups is somewhat similar, but at alower growth
rate, in the NMCOG region with 29.0% and 10.6% respectively. The changes in the 45-64 age group can be largely attributable to the aging of the
post-World War |1 infants, while the increase in the 65 + age group is largely due to the extended life span of these residents. The median age for
Dracut residents increased from 32.1 in 1990 to 36.1 in 2000, while the median age for NMCOG residents increased from 31.3 to 34.8 for the
same period of time. Those age groups experiencing a decline in population, such as Under 5 and 18-24, are impacted more in the NMCOG

region than in the Town of Dracut.

Table2: Population Change by Age Group

Dracut NMCOG
1990 2000 Change 1990 2000 Change

# % # % # % # % # % # %
Under 5 1,939 (7.6) 1,935 (6.8) -4(-0.2) 21,214 (8.0) 20,536 (7.3) -678 (-3.2)
517 4,493 (17.6) 5,356 (18.8) 863 (19.2) 47,209 (17.9) 55,054 (19.6) 7,845 (16.6)
18-24 2,616 (10.2) 2,119 (7.4) -497 (-19.0) 30,779 (1.7) 23,360 (8.3) -7,419 (-24.1)
25-44 9,212 (36.0) 9,562 (33.5) 350 (3.8) 91,159 (34.6) 92,446 (32.9) 1,287 (1.4)
45-64 4,740 (18.5) 6,330 (22.2) 1,590 (33.5) 47,277 (17.9) 60,964 (21.7) 13,687 (29.0)
65 + 2,5% (10.1) 3,260 (11.4) 666 (25.7) 26,018 (9.9) 28,865 (10.3) 2,847 (10.9)
Totd 25,594 28,562 2,968 (11.6) 263,656 281,225 17,569 (6.7%)
Median Age 321 36.1 4.0 (125) 31.3 34.8 35112

Source: U.S. Census for 1990 and 2000

D. Households

The U.S. Census defines “ households’ as being equivalent to “occupied housing units’. Therefore, “housing units’, which includes
vacant housing units, are larger than the category for households. Table 2 summarizes the growth in households in Dracut and the NMCOG region
since 1980 and provides similar projections until 2025. As outlined previoudly, the build-out figures reflect a more than 36% growth rate in
households from the 2000 figures. The greatest growth in households in Dracut occurred during the 1980’ s with a nearly 33% increasein
households, while projections for the next decade reflect an increase of nearly 20%. In general, the growth rate in households for Dracut has been
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1 % to 2 times the household growth rate in the region. According to the projections devel oped by the Massachusetts Highway Department, this
trend is expected to continue through 2020 until they become relatively similar in 2025. Also, according to the U.S. Census, the average
household size in Dracut decreased from 2.85 persons per household in 1990 to 2.73 persons per household in 2000. Similarly, within the Greater
Lowell region, the average household size decreased from 2.85 persons per household in 1990 to 2.77 persons per household in 2000.

Table 3: Households (1980, 1990, 2000, Projections)

1980 1990 2000 2005 2010 2015 2020 2025
Dracut 6,768 8,992 10,451 11,501 12,586 13,266 14,265 14,783
% Growth NA 32.9 16.2 10.0 94 54 75 3.6
NMCOG 74,923 90,191 99,342 105,500 110,300 115,300 120,300 124,200
% Growth NA 204 10.1 6.2 45 45 4.3 3.2
Source: 1980, 1990 and 2000: U.S. Census NA- Not Available

2005-2025: Massachusetts Highway Department with review by NMCOG.

E. Housing Units

Table 4 reflects the growth in housing units from 1980 to 2000 for the Town of Dracut and the NMCOG region based upon U.S. Census
data. In general, the number of housing unitsis greater than the number of households and the growth between 1980 and 1990 and 1990 and 2000
is somewhat comparable. Dracut experienced a 33.6% growth in housing units between 1980 and 1990 and a 14.7% growth in housing units
between 1990 and 2000. This rate of growth was 1 %2 times the region between 1980 and 1990 and twice the region’s growth between 1990 and
2000. In 2000, single-family homes comprised nearly 70% (of all housing units in Dracut, as compared to the 63.5% figure for the region.

Table4: Housing Units (1980, 1990, and 2000)

Dracut NMCOG
1980 1990 2000 1980 1990 2000
Total Housing Units 6,947 9,279 10,643 78,249 95,156 101,973
Percentage Growth 389 336 147 210 216 7.2

Source: 1980, 1990 and 2000 U.S. Census
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More recently, the number of approved building permits between 1998 and 2002 was 294, which was equivalent to 58.8 approved permits per
year, with atotal estimated cost of $ 55,860,000 or $ 11,172,000 per year. If an assumption was made that 60 single-family homes per year would
be constructed during the next decade, then approximately 857 housing units would be added to the housing stock by 2010.

F. Housing Unit Characteristics

As mentioned previoudly, the growth in housing units in Dracut has been between 1 %2 to 2 times that of the NMCOG region. The total
percentage of occupied units in 1990 and 2000 has been greater in Dracut than in the region as a whole, athough the percentage of renter occupied
units has aways been higher in the region. (Note: The City of Lowell accounted for nearly 70% of all rental unitsin the region in 1990 and 2000.
The number of vacant units for both Dracut and the NMCOG region declined by significant numbers between 1990 and 2000 — 42% in Dracut and
51% in the NMCOG region. With the owner vacancy rates at 0.5% in the NMCOG region and 0.4% in Dracut in 2000 and the rental vacancy
rates at 2.7% and 3.0% respectively, there is avery tight housing market in Dracut and the region. The changes between 1990 and 2000 generally
reflect an improvement in the overal economy for the region. Table 5 summarizes the changes in Housing Unit Characterigtics in Dracut and the
NMCOG region between 1990 and 2000.

Table5: Housing Unit Characteristics

Dracut NMCOG
1990 2000 1990 2000
Tota Units 9,279 10,643 95,156 101,973
Total Occupied 8992 (96.9) 10,451 (98.2) 90,049 (94.6) 99,342 (97.4)
Owner Occupied 6,868 (76.4) 8,201 (78.5) 59,312 (65.9) 68,347 (68.8)
Renter Occupied 2124 (236) 2,250 (21.5) 30,807 (34.2) 30,995 (31.2)
Total Vacant 287 (3.1) 192 (1.8) 5,037 (5.3) 2,631 (2.6)
For Sde 63 (22.0) 32 (16.7) 644 (12.8) 344 (13.1)
For Rent 133 (46.3) 63 (32.8) 2914 (57.9) 962 (36.6%)
Other Vacant 91 (31.7) 97 (50.5) 1479 (29.4)  1,325(50.4)
Owner Vacancy Rate 0.9% 0.4% 1.1% 0.5%
Rental Vacancy Rate 5.9% 2.7% 8.6% 3.0%

Source: 1990 and 2000 U.S. Census



G. Income Distribution

The median income in Dracut increased by 27.7% between 1990 and 2000, while the NMCOG region’s median income increased by 36% for
the same time period. Due to this difference, the median income for Dracut fell below the region’s in 2000, reflecting the growth in some of the
suburban communities along Route 495. In both cases, the percentage of household units within each income category decreased between 1990
and 2000 until you reach the $ 75,000 — 99,999 category. In fact, 16.5% of the householdsin Dracut and 19.3% of the households in the NMCOG
region earned more than $ 100,000 in 1999. According to the 2000 U.S. Census, 139 (13%) households in Dracut and 2,280 (2.3%) householdsin
the NMCOG region earned $ 200,000 or more in 1999. Table 6 summarizes the income distribution information for Dracut and the NMCOG
region for 1990 and 2000.

Table6: Income Distribution (1990, 2000)
Dracut NMCOG
1990 2000 1990 2000
Households (%0) Households (%) Househol ds (%)Househol ds (%0)
Lessthan $10,000 661 (7.3) 459 (4.4) 10,570 (11.7) 6,844 (6.9)
$ 10,000-$ 14,999 487 (5.4) 423 (4.0) 4,709 (5.2 4,756 (4.8)
$ 15,000-$ 24,999 910(10.1) 773 (7.4) 9,780 (10.9) 8441(85)
$ 25,000-$ 34,999 990 (11.0) 937 (9.0) 11,323 (126) 9,052 (9.1)
$35,000-$ 49,999 2,180 (24.2) 1,657 (15.9) 17,794 (19.7) 14,660 (14.7)
$50,000-$ 74,999 2,593 (28.8) 2,889 (27.6) 21,526 (23.9) 21,472 (21.6)
$ 75,000-$ 99,999 806 (9.0) 1,593 (15.2) 9,150 (102) 15,100 (15.2)
$100,000-$ 149,999 334 (3.7) 1,272 (12.2) 4199 (47) 13,342 (134)
$150,000 or more 58 (0.6) 447 (4.3) 1067 (12) 5875 (5.9)
TOTAL 9,019 (100) 10,450 (100) 90,118 (100.1) 99,542 (100.1)
Median Income $ 45,165 $57,676 $ 43,008 $58472

Source: 1990 and 2000 U.S. Census

In analyzing the income distribution figures for Dracut further, some conclusions can be made about the status of the extremely low-income
(30% of median income), low-income (50% of median income), moderate income (80% of median income) and middle income (95% of median
income) populations. According to the 2000 U.S. Census, the 1999 Lowell MA-NH PMSA median income was $ 67,841. It was estimated that
2.7% of the households and 3.7% of individuals were below the poverty line. Approximately 11% of households (1,149 out of 10,450) in Dracut
made less than 30% ($ 20,172.30) of the area s median income in 1999 and qualified as extremely low-income. Those households that made less
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than 50% ($ 33,620.50) of the area s median income totaled 1,314 (12.6%) households and were considered low-income. Nearly 21.3% of Dracut
households or 2,224 households qualified as moderate income by making less than 80% ($ 53,792.80) of the area s median income.
Approximately 11.2% of Dracut households or 1,166 households earned less than 95% ($ 63,878.95) of the area’ s median income and were
considered middle-income. The 2003 area median income for the Lowell MA-NH PMSA was $ 79,700.

H. Housing Owner ship Data

In analyzing an area' s housing ownership patterns, it is important to review housing values, the amount of monthly mortgage payments
and the percentage of household income spent on housing. Tables 7, 8 and 9 summarize information regarding Dracut and the NMCOG region in
1990 and 2000. Table 6 compares the Housing Values in Dracut and the NMCOG region between 1990 and 2000 and reflects the 12.3% growth
in value in Dracut and the more than 31.35 % increase in housing values for the NMCOG region. Beginning at a point nearly equa ($ 146,000 vs.
$ 146,500) in 1990, the housing boom between 1990 and 2000 |eft the Dracut median housing value at 85.2% of the ared s housing value in 2000.
Similarly, the number of houses with values below $ 150,000 decreased in Dracut between 1990 and 2000 and those with values of $ 150,000 and
greater increased (eight (8) houses in Dracut were valued at $ 1 million or more in 2000). In the case of the NMCOG region, the number of
houses with values below $ 200,000 decreased between 1990 and 2000, while those houses with values above $ 200,000 increased (Sixty (60)
houses in the NMCOG region were valued a $ 1 million or morein 2000). See Table 6 below for additional information.

Table7: Housing Values (1990, 2000)
Dracut NMCOG
1990 2000 1990 2000

# % # % # % # %
Less than $ 50,000 27 0.5 33 0.5 408 0.8 327 06
$ 50,000 — 99,999 507 9.2 387 58 3488 7.2 3232 56
$ 100,000 — 149,999 2453 445 20% 312 15,781 32.6 11,678 20.2
$ 150,000 — 199,999 1665 302 2562 38.1 18,486 38.2 16,958 29.3
$ 200,000 — 299,999 775 141 1368 20.3 8631 179 18693 32.3
$ 300,000 — 499,999 78 1.4 220 33 1417 2.9 6,308 18.9
$ 500,000 or more* 8 0.1 58 0.8 128 0.3 608 1.0
TOTAL 5513 100 6,724 100 48,339 99.9 57,814 100
Median Vdue $ 146,000 $ 163,900 $ 146,545 $192,419

Source: 1990 and 2000 U.S. Census
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Another important element to analyze in terms of home ownership is the monthly mortgage payments paid by individual households. This
information can show the range of payments made for home ownership. Based upon information from the 1990 and 2000 U.S. Census, the median
mortgage for Dracut increased by 26.7% between 1990 and 2000, while the median mortgage for the NMCOG region increased by nearly 34.4%.
Therefore, a homeowner in Dracut, on average, would pay 7.4% less for a mortgage than a homeowner in the NMCOG region would in 2000.
Unfortunately, the number of houses for which you can pay less than $ 300 per month has disappeared. Similarly, the median payment for non-
mortgaged properties increased by 35.4% in Dracut and by 42.2% in the NMCOG region between 1990 and 2000. Homeownersin Dracut paid
93.6% of what homeowners in the NMCOG region paid for non-mortgaged propertiesin 2000. For the most part, though, housing in Dracut has
remained more affordable than the region as awhole. Table 7 below reflects the information on monthly homeowner payments for Dracut and the
NMCOG region in 1990 and 2000:

Table8: Mortgage — M onthly Payments (1990, 2000)
Dracut NMCOG

1990 2000 1990 2000
Monthly Payments # % # % # % # %
Lessthan $ 300 7 0.1 0 0 280 0.6 0 0
$300-499 429 7.8 63 0.9 4138 8.6 424 0.7
$ 500 - 699 559 10.1 188 2.8 4946 102 1969 34
$ 700 - 999 928 16.8 827 12.3 8186 169 6437 111
$ 1,000 — 1,499 1534 278 2466 36.7 12,775 26.4 17,203 29.8
$ 1,500 — 1,999 3A4 7.1 1,132 16.8 4709 9.7 11,860 20.5
$ 2,000 or more 116 2.1 402 6.0 1628 34 6,330 109
Total Mortgages 3967 720 5078 755 36,662 75.8 44,223 76.5
Median Mortgage $1,017 $1,289 $ 1,036 $1,392
Not Mortgaged 1546 280 1646 245 11,677 24.2 13591 235
Median payment $201 $3A4 $ 296 $421

Source: 1990 and 2000 U.S. Census
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In generd, the rule of thumb in the housing industry is that homeowners should not spend more than 30% of their household income on
housing costs. Table 9 reflects the Owners Costs as a Percentage of Household Income in Dracut and the NMCOG region for 1990 and 2000.
Perhaps due to the improvement in the economy between 1990 and 2000, the data shows that the percentage of households paying 30% or more in
Dracut actualy declined by 18 households or -1.3% during this period of time, while 1,601 fewer households or -14.6% in the NMCOG region
had costs of 30% or more. As an overall percentage, though, Dracut went from 25.7% of its households paying more than 30% to 20.8%, while
the percentage in the NMCOG region decreased from 22.7% to 21.7%. However, at least one-fifth of homeowners in Dracut and the NMCOG
region are paying more than 30% of their household income for the opportunity to own their own home.

Table9: Owner Costsas a Per centage of Household Income

Dracut NMCOG
Owner Costsasa 1990 2000 1990 2000
% of Household Income # % # % # % # %
0-19.9 2,726 494 3368 50.1 24,339 504 29,251 50.6
20-249 642 116 1168 174 6,890 143 9575 16.6
25-29.9 690 125 752 11.2 5950 12.3 6,169 10.7
30-34.9 427 7.7 490 7.3 3715 7.7 3,782 6.5
35 or more 991 18.0 910 135 7255 150 8,789 15.2
Not Computed 37 0.7 36 0.5 190 04 248 04
TOTAL 5513 999 6,724 100 43,339 100.1 57,814 100

Source: 1990 and 2000 U.S. Census

|. Rental Housing Data

As mentioned previoudly, the rental figures are skewed given the large percentage (70%) of NMCOG region rental properties located in the
City of Lowell. However, it isimportant to understand the role rental properties play in addressing the affordable housing needs of familiesin
Dracut and the remainder of the NMCOG region. Looking back at Table 5 on Housing Unit Characteristics, the total number of renter occupied
units in Dracut increased by 126 units or 5.9% between 1990 and 2000, while the total number of owner occupied units increased by 1,333 units or
19.4% during the same period. The percentage of renter occupied units actually declined by 2.1% from 23.6% in 1990 to 21.5% in 2000.
Similarly, the figures for the NMCOG region show a similar pattern — a decline by 3% in the percentage of renter occupied units from 34.2% in
1990 to 31.2% in 2000. Renter occupied units actually increased by 188 units or 0.6% in the NMCOG region between 1990 and 2000, but failed
to keep up with the 15.2% increase in owner occupied units from 59,312 unitsin 1990 to 68,347 unitsin 2000. Tables 10 and 11 provide critica
information in order to anayze this situation further by taking alook at the Gross Rents and Gross Rents as a Percentage of Household Incomein
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Dracut and the NMCOG region in 1990 and 2000. As outlined in Table 9, the median gross rent in Dracut increased by $ 110 per month or 17.9%
between 1990 and 2000, as compared to the median gross rent in the NMCOG region, which increased by only $ 79 or 13.2% for the same period.
The rents in Dracut have been higher than the NMCOG region as reflected by the 1990 and 2000. Rent levels have been increasing in the $ 750 or
more categories and there were actualy 15 units (0.7%) in Dracut and 506 units (1.6%) in the NMCOG region that had gross rents of $ 1,500 or
more in 2000. Table 9 below provides more detailed information about gross rents in Dracut and the NMCOG region.

Table 10: Gross Rent (1990, 2000)

Dracut NMCOG

1990 2000 1990 2000
Gross Rent # % # % # % # %
Lessthan $ 200 141 6.7 86 39 3426 112 2067 6.7
$200-299 62 3.0 100 45 1669 5.5 1,741 5.6
$ 300499 175 8.4 70 31 5298 17.3 3,760 12.2
$500 - 749 1,139 544 976 43.8 12556 41.0 11,756 38.0
$750-999 415 19.8 708 31.8 5317 174 7312 237
$ 1,000 or more 85 4.1 208 9.3 1612 5.3 3454 111
No cash rent 76 3.6 80 3.6 719 2.3 826 2.7
TOTAL 2,093 100 2,228 100 30,597 100 30,916 100
Median Gross Rent $615 $725 $598 $677

Source: 1990 and 2000 U.S. Census

Table 11 examines the Gross Rent as a Percentage of Household Income in Dracut and the NMCOG region for 1990 and 2000. The
percentage of renters paying more than 30% for rent increased dightly from 28.6% in 1990 to 28.7% in 2000, while those paying more than 30%
rent in the NMCOG region actually decreased from 40.1% to 34.4%. It would appear that the income levels and rent increases were fairly
consistent in Dracut, while the income levels in the NMCOG region outstripped the rent increases. Because of the tight rental market, it would
appear that landlords can keep the rents at a higher level. However, there were examples where the renters paying less than 20% gross rent
actually increased in Dracut and the NMCOG region from 1990 to 2000. Renters in Dracut paying under 20% increased by 15.3% from 767 to
884, while renters paying under 20% in the NMCOG region increased by 33.1% from 8,134 to 10,826. These trends will be examined later when
we analyze the current rent levels for affordable units in Dracut.
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Table 11: Gross Rent as a Per centage of Household I ncome (1990, 2000)

Dracut NMCOG
GrossRent asa 1990 2000 1990 2000
% of Household Income # % # % # % # %
Less than 20% 767 366 884 397 8134 266 10,826 35.0
20 —24.9% 385 184 291 13.1 4623 151 4088 132
25 —29.9% 212 101 316 14.2 4401 144 3826 124
30 -34.9% 161 7.7 99 4.4 2556 8.4 2212 7.2
35 or more 438 209 541 24.3 9695 317 8418 27.2
Not Computed 130 6.2 97 4.4 1,188 3.9 1546 5.0
TOTAL 2093 999 2228 100.1 30,597 100.1 30,916 100

Source: 1990 and 2000 U.S. Census
J. Maps

NMCOG has developed some GIS maps that illustrate the amount of growth in Dracut since 1991, as well as the water and sewer
infrastructure aready in place and projected to be built. These maps have been included to provide a visual of what has transpired in the
community and can be found in the Appendix. The maps included are the Residential Land Use Change (1991 to 2003), the Residential
Construction (1980 to Present), the Agricultural Land Use Change (1991 to 1999) and the Infrastructure. Also included in the Appendix is a map
entitled “ Dracut Undersized Potential Affordable Housing Sites” that illustrates where the undersized | ots affected by the recent Town Meeting
action are located.
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II. Current State of Housing

The Greater Lowell region has experienced a downturn in the economy since the end of 2000, but that has not stopped housing
devel opments from moving ahead. There has been a sharp rise in housing prices in the Greater Boston area and the NM COG region and the Town
of Dracut has not been immune from these pressures. Also, given that the Town of Dracut has a tight housing market, it would be expected that
the Town would be affected by the strong housing development currents.

A. Homeowner ship Data

In light of these conditions, the Boston Globe published a chart utilizing data (through October, 2002) from the Warren Group illustrating
the median prices by community and their overall rank. This information has been broken out in Table 12 to show the NMCOG communities, the
Town of Dracut and NNMCG as aregion. Dracut’s median price for 2000 ($ 182,453) represents an 11.3% increase from the 1999 Housing Vaue
of $ 163,900 in Table 7 and the median price for 2002 is 43.4% higher. Similarly, the 2000 and 2002 median income figures for the NMCOG
region are 11.2% and 42.9% higher respectively from the 1999 Housing Vaue of $ 192,419 in Table 7.

Table 12: M assachusetts single-family home sales price incr eases, 2000-2002
2002 2000 Pct.

2002s median median increase
Community sdes price price 2000-2002 Rank
Billerica 351 $289,900 $ 215539 345 91
Chelmsford 300  $300,000 $ 240,000 25.0 186
Dracut 240  $235,000 $182,453 28.8 156
Dungable 30 $ 389,950 $ 329,907 18.2 247
Lowell 483  $193,000 $ 142,016 359 80
Pepperell ) 140  $282,500 $ 231,938 21.8 219
Tewksbury 259  $289,900 $ 230,079 26.0 178
Tyngsborough 81 $ 296,910 $ 239,830 23.8 198
Westford 215  $397,000 $ 315,330 259 179
NMCOG Region 2099 $274,946 $ 214,015 28.5 (approx.)

Source: The Warren Group (all data through October 2002)  Note: Data for 2000 median prices was based upon percent increase numbers.
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Notwithstanding the 28.8% increase in median prices from 2000 to 2002, the Town of Dracut till remains in the middle of all communities
surveyed. When compared to the other NMCOG communities, Dracut has the lowest housing prices with the exception of the City of Lowell.

Additiona data from the Warren Group confirms the level of activity occurring in Dracut. Table 13 summarizes some recent sales data
from the Warren Group from 1999 to 2002. This information includes the number of sales and median sales prices. Table 14 provides
information from the Dracut Assessor’s Department on the total value of single-family and condominium residences built in 2000 and 2001. This
information on newly built houses is consistent with the market information provided by the Warren Group.

Table 13: Number of Salesand Median Sales Pricesin Dracut

Year 1-Family Condos All Sales

2002 240 ($235,000) 208 ($ 150,000) 535 ($ 188,000)
2001 282 ($214,700) 269 ($125,900) 669 ($ 168,900)
200 282 ($182,500) 249 ($92,900) 680 ($ 141,500)
1999 318 ($ 155,000) 253 ($83,000) 667 ($118,900)

Source: The Warren Group (al data through December 2002)

Table 14: Total Value of New Dracut Houses Built in 2000 and 2001 (as of 6/24/03)

Single Family
Value Range 2001 2001UC 2002 2002UC 2003 Total Total Vauation Ave. Vauation
0-$ 100,000 0 0 0 2 0 2 $ 170,900 $ 85450
$ 100,001- $ 200,000 1 0 0 7 0 8 $ 1,291,300 $ 161,413
$ 200,001- $ 300,000 8 0 3 7 0 18 $ 4,737,800 $ 263,211
$ 300,001- $ 400,000 44 2 16 0 2 64 $ 21,929,600 $ 342,650
$ 400,001- $ 500,000 7 0 1 1 0 9 $ 3,741,500 $ 415722
$ 500,001- $ 750,000 1 0 3 2 0 6 $ 3,338,700 $ 556,450
TOTAL 61 2 23 19 2 107 $ 35,209,800 $ 329,064
Condominiums
Value Range 2001 2001UC 2002 2002UC 2003 Total Total Vauation Average Value
0-$ 50,000 0 0 0 9 0 9 $ 274,500 $ 30,500
$ 50,001- $ 100,000 0 0 0 0 0 0 $ 0 $ 0
$ 100,001- $ 150,000 0 0 0 3 0 3 $ 320,700 $ 106,900
$ 150,001- $ 200,000 3 0 28 3 0 4 $ 6,032,800 $ 177,435
$ 200,001- $ 250,000 16 0 5 3 0 24 $ 5,403,500 $ 225,146
TOTAL 19 0 33 18 0 70 $ 12,031,500 $ 171,879
Source: Town of Dracut, Assessor’s Department UC---Under Construction
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The building permits issued during the past five years provide a sense of the development taking place in the community. These figuresin
Table 15 are provided in Dracut’s Annua Town Report and are broken out according to the different activities. According to the Annua Town
Reports for 1998 to 2002, the building permits issued for single-family homes were as follows:

Table 15: Building Permitsin the Town of Dracut (1998-2002)

Single-Family Estimated

Year Permits | ssued Cost

1998 59 $ 11,210,000
1999 56 $ 10,640,000
2000 82 $ 15,580,000
2001 49 $ 9,120,000
2002 49 $ 9,310,000
TOTAL 29 $ 55,860,000
Average 58.8 $11,172,000

Source: Dracut Annual Town Reports

B. Rental Data

Current information on rental costs is difficult to obtain. However, based upon some recent requests for information, it appears that the
rental market is dightly higher than the figures cited in the 2000 U.S. Census and summarized in Table 10. The following rent summary comes
from larger commercia properties and doesn’t include the lower rents charged by homeowners. The rents quoted here range from $ 675 to
$1,075. Theserentsare still within the affordable limits established by the U.S. Department of Housing and Urban Development (HUD) and
reflect the competitive nature of rental housing in the Town of Dracut. The rents for some of the major developmentsin Dracut are as follows:

University Heights (240 Units)
12-1-bedroom units renting at $ 795 per month
228 — 2-bedroom units renting at $ 895 per month
Lakeshore Redlty (110 Units)
6- 1-bedroom units renting at $ 800 per month
104- 2-bedroom units renting at $ 975 per month
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Princeton Reserve (132 Units)

6- 1-bedroom units renting at $ 980 per month.

126- 2-bedroom units renting at $ 995 to $ 1,075 per month
Spruce Knoll (96 units)

$ 750 per month for Junior one bedroom

$ 825 per month for one bedroom

$ 900 per month for two bedroom
Draco Homes (88 units)

38 units over 55 rented at $ 675 per month

50 units at $ 900 per month

C. Affordable Housing Inventory

Under Chapter 40B of the Massachusetts Genera Laws every community has aresponsibility to provide housing for its low and moderate-
income residents. The Town of Dracut has become more involved in this process during the past two years as six new 40B projects have been
working their way through the local approval processes. Asof April 24, 2002, the Town of Dracut was credited with 279 Chapter 40B units as
outlined in Table 16 below:

Table 16: Chapter 40 B sitesin Dracut

Address Description Total Units 40B units Housing Type
65 Phineas Street Cluster Gardens Apts. (43-1) 44 44 Elderly/disabled
971 Mammoth Road Chapter 667-1 80 80 Elderly/disabled
901 Mammoth Road Chapter 667-2 53 53 Elderly/disabled
Perron Lane (113 Parker Ave.) Chapter 689-1 8 8 Specia Needs
Perron Lane (113 Parker Ave.) Chapter 705-3A 24 24 Unrestricted
Scattered Sites Chapter 705-1 6 6 Unrestricted
Tanglewood Dr./Myron St. Chapter 705-2 6 6 Unrestricted
Hampson St
1787 Lakeview Ave. Primrose Hill | (excl. 705 units) 94 25 Homeownership
1787 Lakeview Ave. Primrose Hill 11 50 16 Homeownership
Plaza Road Wimbledon Crossing 66 17 Homeownership
Total 431 279



Table 17 summarizes the information on the NMCOG communities and the NMCOG region as well:

Table17: Chapter 40B Inventory, NMCOG Region

2000 Census

Community Y ear-Round Units Chapter 40B Units Chapter 40B %
Billerica 13,055 216 1.65%
Chelmsford 12,981 481 3.71%
DRACUT 10,597 279 2.63%
Dunstable 933 0 0
Lowell 39,381 5312 13.49%
Pepperell 3,905 117 3.00%
Tewksbury 10,125 410 4.05%
Tyngsborough 3,784 116 3.07%
Westford 6,877 132 1.92%
NMCOG 101,638 7,063 6.95%

Note: Chapter 40B Subsidized Housing Inventory Through October 1, 2001 (Revised as of 4/24/02)
Source: Massachusetts Department of Housing and Community Devel opment

As mentioned previoudly, there are currently six pending 40B projectsin Dracut. The Town of Dracut prefers to work directly with
developersin support of projects that address the community’ s needs and are consistent with its neighborhood characteristics. In the case of the
Primrose Hill 11 and Wimbledon Crossing projects, the Town worked with the developers on aLoca Initiative Project application to DHCD
which worked well for both parties. Table 18 summarizes the pending 40B projects in Dracut (those with an asterisk have been approved).

Table 18: 40B Projectsin Pipeline

Project Name Address Total Units Affordable Units Ownership Rental Housing Type
Riverside Landing* Brigham Ave/Rte. 110 44 11 44 0 Family Owners
Robbin’s Nest* Robbins Ave. 96 96 0 96 Family Rentals
Park Place* NashuaRd. 31 8 31 0 Family Owners
Forest Edge Gumpus Rd. 30 8 30 0 55+ Owners
Civic Club Broadway Rd. 144 144 0 144 55+ Rentds
Highview Methuen St. A 24 A 0 55+ Owners
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[11.  Productivity Plan

The Town of Dracut has developed this Productivity Plan based upon the historic and current data regarding private housing market forces
and the availability of affordable housing in the community. The Town is interested in working with local developers to ensure that the housing
projects are consistent with local standards and meet the needs of its residents. Previoudy, the initiatives under the Dracut Master Plan were
summarized. These initiatives provided a firm foundation for moving forward on housing initiatives that increase the supply of affordable housing
and provide choices for Dracut’ s residents. However, in developing the Productivity Plan, it isimportant to factor in the limitations on
development in the community. For the most part, these limitations consist of the existing roadway network, the water and sewer system and the
housing marketplace. Both the roadway network and the water and sewer system limit what can be developed in the community without throwing
out of balance the basic environmental characteristics of the Town. The housing marketplace has generated limited building permits for single-
family homes for the past five years and this trend, with the exception of the 40B projects in the pipeline, is likely to continue for the next five
years. The completion of 291 units of affordable housing from the 40B projects in the pipeline will help move Dracut from its present position
past the 5% figure. It must also be noted that the housing- whether it is owner or renta- being produced is the most affordable housing in the
region, with the exception of the City of Lowell. Summarized in Section A are the development limitations caused by the present transportation,
water and sewer infrastructure, while Section B outlines the proposed housing initiatives that will enable the Town of Dracut, notwithstanding the
development limitations, to meet or exceed its affordable housing goals.

A. Limitations

1. Transportation Issues
a The Roadway Network

There are no regional highways passing through the Town of Dracut or conveniently located near its borders. Dracut residents must travel
through other communities in order to access the regional highway system. Interstate 93 lies to the east of Dracut, requiring Dracut residents to
travel through aresidential area of Methuen in order to access the highway. U.S. Route 3 must be accessed by traveling through the Town of
Tyngsborough. Interstate 495 can only be accessed either by traveling through Lowell and crossing the Merrimack River, or vial-93. These
access limitations have been one of the primary obstacles in the Town's ability to attract commercia and industrial development. NMCOG will be
undertaking a study, jointly with the Merrimack Valley Planning Commission (MVPC), aimed at examining alternatives for improving accessto |-
93.
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All roadways are classified by the state and federal governments according to their functional use. Some streets are classified as arterials
because of the high volume of traffic they handles or because they provide vital connections to other major roadway or to significant high volume
traffic generators. The arterial roadways in Dracut include:

Bridge Street (Route 38), which runs north-south through the center of Town and provides connections to Pelham, New Hampshire and
Lowell;

Lakeview Avenue, which runs east-west and provides connections to Tyngsborough and Lowell;

Merrimack Avenue (Route 110), which runs east-west, parallel to the Merrimack River, and provides connections to Methuen and Lowell;
and

Route 113 (Riverside, Broadway and Arlington Streets), which provides connections to Methuen, Lowell and 1-93.

There are approximately 18 miles of roadway classified as collectorsin the Town of Dracut. These roadways carry residentia traffic to
the arterial roadway system. This classification includes roadways such asHildreth Street in the southeast section of Town, and Cross Street,
Marsh Hill Road, and Methuen Street, in the northern section of Town.

Within Dracut, there are dightly over seven miles of roadway under state jurisdiction. The remainder of the roadway system is under
local jurisdiction. Over 75% of the roadways in Dracut are functionally classified aslocal roadways.

The arteria roadways in Dracut experience high volumes of traffic during the morning and evening pesk hours. Daily volumes on these
roadways range from 8,000 vehicles per day to over 20,000 vehicles per day. This resultsin many locations operating at unacceptable levels of
service due to congestion and delays. The Town of Dracut has initiated a traffic improvement project to address the congestion and safety issues
that currently exist on Lakeview Avenue. This project is on the Transportation Improvement Program for the Northern Middlesex Region.

The street network in Dracut is relatively narrow when compared with accepted design standards. Dracut’ s subdivision regulations require
that new roadways be considerably wider than many of the existing streets to which they connect. The Dracut Master Plan, prepared in 1999,
points out the narrow nature of the roadway system, which reflects the agrarian history of the Town. While this network largely functions
adequately given the amount of development currently in place, this may not continue to be the case in the future as additiona devel opment
occurs. As these narrow roadways become more heavily traveled motorists and pedestrian safety may become of increasing concern, particularly
in the more rural eastern section of Dracut where there are few sidewaks and many roadways are smply winding, paved farm roads.

As the Town continues to grow and traffic congestion worsens, motorists will increasingly seek out aternative routes. This may result in
“cut through” traffic on local roadways which are not designed to accommodate high volumes of traffic. In the future, the only potential remedies
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to this praoblem may be to improve the arterial roadway system; to make design changes, such as roadway widening and geometric improvements,
on selected portions of local residential roadways; or to construct a new arterial roadway to accommodate the added traffic demand.

Given the capacity constraints that exist on many roadways in the Town of Dracut, future housing development should be encouraged in
those locations with adequate transportation infrastructure. The traffic impacts of future housing proposals should be carefully evaluated, and
appropriate mitigation should be required for those projects that degrade roadway operating conditions.

b. Transit Service

Public transit service is currently available to Dracut residents through the Lowell Regional Transit Authority (LRTA). The LRTA
provides fixed route bus service on the Dracut- Tyngsborough route along Pleasant Street, Lakeview Avenue, Nashua Road, Varnum Avenue, and
Tyngsborough Road. The bus operates on one-hour headways during the week and on a more limited schedule on Saturdays. No Sunday service
is provided.

The LRTA also provides fixed route service to the Arlington Street/Willard Street area of Dracut on the Christian Hill Route. On
weekdays, this bus operates on 30-minute headways during peak hours and one-hour headways during off peak hours. Saturday serviceis
provided on amore limited schedule. No Sunday serviceis available.

In addition to this fixed route service, the LRTA also provides paratransit service known as the “Road Runner”. This service consists of
dial-aride and prescheduled paratransit services that are available to Dracut residents sixty years old and over, or to residents who have a
disability. The Dracut Council on Aging also provides van service for the Town's elderly citizens.

2. Water and Sewer Infrastructure

a Water Sysems

The Town of Dracut is served by two public water suppliers. The Dracut Water Supply District is a stand aone public body corporate
established pursuant to Chapter 433 of the Acts of 1905 of the Commonwealth of Massachusetts. The Dracut Water Supply District (DWSD)
services approximately 70% of the town’s population residing east of Bridge Street (Route 38) and some smaller sections dightly to the west. The
DWSD sources its water from wells located near the Merrimack River in the Town of Tyngsborough, wellsin Dracut and occasionaly from the
City of Lowell. The DWSD services the denser neighborhoods of Collinsville and the Navy Yard as well as Dracut Center in its entirety.
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A second public system, the Kenwood Water Department, operates as a department of the Town of Dracut and serves the Kenwood
section of the town with extensions into the Broadway Road area of East Dracut as a mitigation measure due to petroleum contamination of private
wellsin the area. The Kenwood Water District sources the vast mgjority of its water from the City of Lowell viathe “high side” reservoir in the
Centralville section of the City. A small amount of serviceis provided by the City of Methuen serving the Wheeler Road, Salem Road and
Commercia Drive areas. The Kenwood District serves approximately 1,200 households and is under a DEP imposed moratorium on new services
for industria use until a new storage tank is constructed.

Water Service Constraints;

The DWSD has been very aggressive in maintenance/rehabilitation activities over the last three years. Severa sections of service have
been upgraded to include new larger diameter pipe and a new water storage tank has been constructed in the western section of the town, which
has corrected numerous flaw and pressure problems. The “New Boston” wellfield has been rehabilitated and now provides a significant additional
source to the District. The amount of water purchased from the City of Lowell has been reduced to the extent that it serves only a*“back up”
function.

The system is limited in its potentia for future additional expansion for a number of reasons. The ability to derive significant new
supplies from the Tyngsborough wellfield will likely be constrained by the need to construct a treatment facility and directly source water from the
Merrimack River. Thiswill be a costly aternative and require extensive environmenta review and permitting. The New Boston wellfield, though
providing a significant source presently, isfinite and not likely to be expanded. There remain few, if any, aguifers within the community capable
of supplying water at levels suitable for municipal use. The DWSD, pursuant to its origina statutory enabling act, is currently serving populations
throughout the extent of its geographical operational boundary. Any future expansion, particularly towards East Dracut, would likely require
legidative amendment. While supply at the present time appears adequate, expansion into additional areasis not seen as likely in the immediate
future.

The Kenwood Water Didtrict, being totally dependent upon the City of Lowell for supply, will have to construct a new storage facility in
addition to upgrading the supply lines before any significant expansion can occur. Fiscal constraints will likely deter expansion for some time.

Private Wells:
A sizable portion of the town, in regards to area is serviced only by private wells. The Marsh Hill Road, Methuen Road, portions of Salem

Road, Jones Avenue, and Peters Pond arearely solely upon private wells. While these sections of the town are relatively low density, agricultural
land in these areas is also the most threatened in terms of development.
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Most of East Dracut consists of unconsolidated glacial till with bedrock lying close to the surface. The overlying soils are poorly drained
and relatively shalow. Although some soils are classified “prime” for agricultural use, the same soils are unsuitable as significant aguifer
resources. Recent wellsingtalled in the Marsh Hill Road area have been drilled to depths exceeding 900 feet in order to produce the necessary 10-
20 gallons per minute for single family residential use.

The characteristics and current conditions of the supply and services area of the Dracut Water Supply District, the Kenwood District and
the limiting conditions for additional supply via private wells indicate that additional housing development should be directed toward areas
currently serviced, or able to be serviced by the existing water service areas.

b. Sewer Systems

The greatest constraint on development activity, particularly higher density residential development, is the ability to provide for proper
sewage disposal. Whether by a structured sewerage collection and treatment system or by on-site systems, the ability to meet the requirements of
TitleV and local regulations, for all intents and purposes, limits the density of development.

Dracut currently operates a sewer system, which serves in excess of 65% of the town’s population. The town system currently consists of
approximately 60 miles of collection pipe and two pumping stations. All effluent, with the exception of very minor flows in the northeast section,
is conveyed to the City of Lowell Wastewater Treatment Facility. The town, through an intermunicipa agreement with the City of Lowell
established in 1977, has the right to discharge up to 3.6 million gallons per day to the facility. Dracut has entered into an agreement with the Town
of Tyngsborough to allocate up to 1 million gallons per day to Tyngsborough, leaving Dracut with 2.6 million gallons per day for itsown use. In
1997, Dracut entered into an agreement (Modified Final Judgment) through the Suffolk Superior Court as a result of action brought by the
Department of Environmental Protection to build additional sewers to eliminate groundwater and surface water pollution in certain areas of town.
The town has met the court decree by building additions to the system in the Kenwood section, Dracut Center and several areasin the western
portion of the town. The Modified Final Judgment aso required the town to prepare a Comprehensive Wastewater Management Plan for all other
areas of the town not covered by the Final Judgment. The Comprehensive Plan has been completed and details a sewer construction program for
other portions of the town. The town currently is proceeding with construction of additional sewer construction in phases funded through 2007.
The additional areasto be sewered consist primarily of existing higher density areas in and around the Collinsville, Bridge Street and western
portions of the town.

The Comprehensive Wastewater Management Plan by design, and to a large extent regulation (DEP), looked principaly at areas of
existing need. The Plan does not provide extensive detail for the sewering or provisions to sewer currently undeveloped sections of the town,
other than a single option to sewer 100% of the community. Regulations concerning the use of the Commonwealth’s sewer and water fund also
limit reimbursement to areas demonstrating existing need.
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According to estimates of flow, projections of future flows and system enhancements the Town's Master Plan prepared by John Brown
and Associates calculates that the town will exceed its 2.6 million gallon per day alocation at the Lowell WWTP around the year 2017. The
estimates do not include projected flows from Tyngsborough. Capacity may be reached much sooner if the total capacity of the City’ s regiona
facility is exceeded and/or greater than anticipated growth in the town is experienced, particularly in terms of industrial land uses. The current and
planned sewer service areas for Dracut, as shown on the Infrastructure map in the Appendix, should be considered the extent of the system for
planning purposes and this study.

The characterigtics of the town’s soils, as explained in the preceding section, are unsuitable for residential sub-surface disposal except at
very low densities. Additional development activity, particularly for higher density residential, should be confined to the existing and planned
Ssawer service areas.

B. Affordable Housing Initiatives

The Town of Dracut has contracted with NMCOG to help develop this Affordable Housing Productivity Plan in concert with the Ad Hoc
Housing and Zoning Committee. The Town wanted to make sure that what was developed was redlistic and helped put the Town back in control of
the housing developments to be approved. The Town has worked with local developers on the LIP Program previously and has been successful in
working out arrangements whereby both parties benefit. With six 40B projects in the pipeline, the prospects for new affordable housing units over
the next 2-3 years are good. Up to 291 affordable housing units could be generated as aresult of these six projects. At the same time, the housing
being produced in the private market, as supported by the extensive documentation, meets HUD’ s affordable housing guidelines and addresses
DHCD’ s concern for less costly housing. Even though there is no public subsidy in these private market developments, the housing accomplishes
the same objective. Also, at atime when the number of building permitsissued is lower than the number of affordable housing units required under
DHCD standards, it becomes difficult to meet these goals. However, the Town of Dracut will maintain a good faith effort to address the established
housing goals.

The Town of Dracut fully supports the Commonwealth’s Development Principles and believes in “careful stewardship of our natura
resources, wise investment in public infrastructure and the expansion of opportunity for al our residents’. The Town of Dracut wishes to target its
housing developments in those areas aready served by infrastructure — roads, sewers and water systems. In particular, we support Development
Principle # 6, which talks about “ supporting the construction and rehabilitation to meet the needs of people of al abilities, income levels and
household types’. We believe that affordable housing should be “ compatible with a community’ s character and vision”. That’s why this
Productivity Plan has been built upon the foundation of the Dracut Master Plan. The Town has been able to experience new developments since
1999, such as the redevelopment of vacant mill space, and finds these opportunities, particularly with the passage of the Housing TIFs, to be
consistent with the Town’s attempt to coordinate economic development and housing activities simultaneously.
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The Town of Dracut realizes that it must make some firm commitments in moving ahead on this Productivity Plan. First and foremogt, the
Town will submit the required material for the 418 Certification as a means to demonstrate its commitment to affordable housing. Secondly, the
Town, in conjunction with the Ad Hoc Housing and Zoning Committee, will establish a non-profit Affordable Housing Partnership to head up the
affordable housing effort for the community. The Affordable Housing Partnership will be charged with implementing the Affordability Housing
Productivity Plan by utilizing al the current resources within the community, as well as additional resources from outside the community. Other
agencies, such as Common Ground under Community Teamwork, Inc., could provide partnership opportunities for the Affordable Housing
Partnership. Furthermore, participation in an effort to establish aHOME Consortium in Greater Lowell could provide resources in the future.
Representatives of different public, private and non-profit agencies that contribute to the provision of housing in the community should be
appointed to the board for the non-profit Affordable Housing Partnership.

These first two steps are part of an Affordable Housing Productivity Plan that includes the following short-term, intermediate and long-term
initiatives:

1) Short-Term (1* Year):

= Establish non-profit Affordable Housing Partnership.
(needed to provide flexibility in implementing housing projects and in receiving outside funds);
= Move40B projectsin pipeline forward.
(provides up to 282 additiona affordable housing units);
= Utilize LIP Program to fund specific projects.
(program has been successful in Dracut previously and provides new opportunities for a partnership between developers and the Town
of Dracut);
= Egablish partnership with Common Ground.
(Common Ground can provide housing capacity as the non-profit Affordable Housing Partnership is being organized);
= |dentify funding for rehab projects.
(Rehab projects can qualify as affordable housing units for 15 years and funds are available at DHCD);
» Research housing TIFsfor mill conversions.
(Chapter 46 of the Acts of 2003 provides for Housing TIFs (Section 16) that can be utilized to create more affordable housing);
= Apply for Pilot Mixed-Use Building Rehabilitation Abatement Program
(Section 120 of Chapter 46 of the Acts of 2003 establishes a pilot Mixed-Use Building Rehabilitation Abatement Program at DHCD
which can be utilized to create more affordable housing):
» Develop accessory apartments strategy.
(Work with NMCOG to devel op an acceptable accessory apartments bylaw that can recognize existing units that provide affordable
housing);



Approve amendment re undersized lotsat Town Meeting.
(Support recommendation of Ad Hoc Housing and Zoning Committee that could result in 200 additional affordable housing units);

Support Inclusionary Zoning provision in proposed M assachusetts Land Use Reform Act.
(Provide devel opers with alevel playing field in developing affordable housing).

2) Intermediate-term (2" and 3¢ Years)

I dentify funding for support staff for non-profit Affordable Housing Partner ship.

(Build local housing capacity through seed funds and other resources);

Begin to implement projectsthrough non-profit.

(Identify initia projects to be implemented by the Partnership through staff or contractors, such as Common Ground);
Implement 40B projectsin pipeline.

(Complete implementation of approved 40B projects);

Develop 40B project partnerships.

(Utilize L1P funding to establish new 40B projects);

Work with Common Ground on specific projects.

(Identify specific projects to develop);

Apply for rehab fundsfrom DHCD.

(Target 10-20 houses for DHCD housing rehab funds, which can then be included as affordable housing units for 15 years);
Designate UCH-TIF Zonesfor housing development.

(Follow Section 16 of Chapter 46 of the Acts of 2003 to designate urban center housing tax increment financing (UCH-TIF) zones for
affordable housing);

Utilize CPA fundsfor buy downs and other housing initiatives.

(Identify projects to be funded by CPA funds through buy downs and other affordable housing initiatives);

Move ahead on local Inclusionary Zoning initiative if statewide effort fails.

(If the Massachusetts Land Use Reform Act is not passed, develop local Inclusionary Zoning bylaw for presentation at Town
Mesting);

Apply for housing fundsfor Regional Cooperative Housing I nitiative.

(Work with NMCOG and contiguous communities to establish a Regional Cooperative Housing Initiative in order to receive DHCD
funds for affordable housing in the region).
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3) Long-term (4" and 5™ Years)

= Achieve sdlf-sustaining non-profit Affordable Housing Partner ship.
(Accessloca and outside funding sources to support staff capacity for the non-profit Partnership);

= Implement new 40B projectsthrough partnerships.
(Utilizing LI1P funds and other resources, work with developers to implement affordable housing projects that are consistent with the
character and needs of Dracut);

= Continuerehab program and target areasfor public investments.
(Identify an additional 10-15 houses for rehabilitation under DHCD'’ s program that can be designated as affordable housing units for
15 years. Also target public investments to these same areas to improve the overal quality of life);

= Implement TIF Projects.
(Implement TIF Projects and produce additiona affordable housing units);

» Re-assessHousing Productivity Plan.
(Begin process for the development of new five-year Housing Productivity Plan.)

The following Production Plan for the five years of the Affordable Housing Productivity Plan has been developed to provide an overview
of the number of affordable housing units to be developed by specific housing initiative and time period:

Table 19: Production Plan for Affordable Housing Productivity Plan

Affordable Units
Short-Term (First Year) Minimum Maximum
= Non-profit Affordable Housing Partnership NA NA
= 40B Projectsin pipeline 70 85
= Utilize LIP Program funding 5 10
= Housing TIF's 0 0
» Pilot Mixed-Use Building Rehab. Abatement 0 0
= Accessory Apartments Strategy 0 0
* Undersized Lots 5 10
* Mass. Land Use Reform Act NA NA
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Intermediate (Second and Third Years)

Support staff for non-profit

Initial non-profit projects

40B Projectsin pipeline

New 40B Partnership Projects
Partnership with Common Ground
Rehab projects

Designate UCH-TIF Zones
Undersized Lots

Rental buydowns funded by CPA
Inclusionary Zoning initiative
Regional Cooperative Housing Initiative

Long-Term (Fourth and Fifth Years)

Non-profit projects

40B Projectsin pipeline

New 40B Partnership Projects
Rehab projects

Undersized Lots

Rental buydowns funded by CPA
New Productivity Plan

The Town of Dracut has established specific conditions on its approved 40B Projects to ensure that these units remain affordable in
perpetuity, there is a preference for Dracut residents, the parents or children of Dracut residents and veterans, and the right of first refusal of a
resale of the property shall be provided to the Town of Dracut. The final draft of the Regulatory Agreement and a Deed Rider summarizing these
conditions must be presented to the Board of Appeals for review prior to the issuance of any building permit. The DHCD Deed Restriction will be
made available to developers and property owners as a model for the development of the Regulatory Agreement and/or Deed Rider. A copy of the
specific conditions for the Robbins Nest 40B project is included in the Appendix. These conditions will be applied to other housing initiatives,
such as the Undersized Lots, in order to ensure the affordability of these housing unitsin the future.

This Affordable Housing Productivity Plan is designed to establish afirm partnership between the Town of Dracut, the Massachusetts
Department of Housing and Community Development and the private sector to produce affordable housing that meets the needs of residents

wishing to live in the Town of Dracut.

Affordable Units

Minimum
NA
2
130
10
4
15
0
20
10
0

5

10
40
25
10
30
20
NA

M aximum
NA
5
160
20
10
25
0
30
20
0
10

2888355
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