
Northbridge Housing Production Plan

• Public Meeting #2

• June 27, 2023



Overview 

• What is “Affordable 
Housing,” and Who Needs 
It?

• Community Profile and 
Input 

• Your Turn! Discussion and 
Feedback

• Next Steps



Your primary role tonight is to:

• Learn more about affordable housing and why it is 
important to your community.

• Provide us with input on potential affordable housing 
strategies and locations in your community.

• Ask any questions you may have on the subject. 



What is “Affordable Housing”?

▪ Affordable to households with incomes at or below 80% 
of the area median income (AMI), according to federal 
guidelines. 

▪ Housing that is safe, suitable for the size of the 
household living in it, and protected by a long-term deed 
restriction. 

▪ Listed on the state’s “Subsidized Housing Inventory.”



What is an income less than 80% of AMI? 
($114,400 for 4-person family)

Household Size
Yearly 

Income (<80% AMI)

1 < $61,900

2 < $70,750

3 < $79,600

4 < $88,400

5 < $95,500

Based on HUD Fair Market Rent Area for Worcester, MA (includes Northbridge)



Why is Northbridge doing a Housing Production Plan? 
The Town wishes to:

1) Determine unmet housing needs in the community. How many 

residents are struggling to afford rent or mortgage payments?

2) Set goals for the development of new affordable housing to 

meet these needs.

3) Possibly prevent unwanted 40B development through a certified 

HPP & progress toward goals OR by meeting the state mandate that 10% 

of housing units be affordable. 



What does a Housing Production Plan include?

• DATA: population and development trends, and regional growth factors

• LIMITATIONS: geographic and regulatory constraints

• GOALS: annual numeric housing production target

• LOCATIONS: specific sites for housing production

• STRATEGIES: ways to achieve goals



Data and 
Demographics



A Growing Community…
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….with a diversity of households
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Housing Stock

• Ownership Type

• 64.3% Owner-Occupied

• 35.7% Renter-Occupied

• Age of Housing Stock

• 34% of homes built 1949 or earlier

• 52.5% of homes built 1950-1999

• Only 13.5% of homes built 2000 or later



Existing Housing Types - 6,702 units
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Northbridge and Neighbors Comparison

• Northbridge has a smaller percentage of single-family homes and more 
multifamily options than its neighbors. 

• Statewide, the percentage of single-family homes is 76% of all housing units. 

Northbridge Grafton Sutton Upton Uxbridge

1-unit 66% 73% 83% 82% 75%

2-4-family 19% 15% 9% 8% 16%

5-9 family 8% 7% 5% 3% 7%

10 - 19 family 1% 4% 2% 0% 1%

20+ 5% 1% 1% 6% 1%

Mobile homes 1% <1% <1% <1% <1%



Housing Costs



Increasingly expensive to buy a home

2018 2019 2020 2021

Median Sale Price (All) $297,533 $328,267 $359,958 $388,806

Median Sale Price (Single-Family) $327,325 $360,888 $385,700 $430,904
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What is affordable to a household with an income less 
than 80% of AMI? ($114,400 for 4-person family)

Household 

Size

Yearly 

Income (<80% AMI)

Monthly Housing Budget 

(Rent or Own)

1 < $61,900 $1,548/mth

2 < $70,750 $1,769/mth

3 < $79,600 $1,990/mth

4 < $88,400 $2,210/mth

5 < $95,500 $2,388/mth

Note: Housing costs include rent or mortgage payments, property taxes, utilities, HOA fees, and maintenance costs. 
Income-based calculation includes monthly income but not assets or savings. 



Housing Costs – Owners and Renters

Average Monthly 

Homeowners Cost

Northbridge Worcester County Massachusetts

With a mortgage $2,195 $1,971 $2,268

Without a mortgage $719 $756 $829

2020 Median Monthly Homeowner Costs

Rental Costs

The median monthly gross rent for a home in Northbridge was estimated to be 
$1,060 in 2021. However, available rentals are in the $1,600-$2,500 range.



Ongoing Decline in School Enrollment



Housing Plan focuses on potential “Housing-Cost 
Burdened” individuals and families

“Housing-Cost Burdened” means spending 30% or 

more of household income on housing-related costs. In 

Northbridge, that is:

• 23% of homeowners

• 44% of renters 

Note: Housing costs include rent or mortgage payments, property 

taxes, utilities, HOA fees, and maintenance costs. 



Potential housing-cost burdened individuals

• Young adults starting out (household of 1; max salary 

$61,900 to qualify for subsidized housing)

• Examples (approx. Worcester-area starting salaries):

o High School Teacher ($56,000)

o Bank Teller ($36,000)

o Postal Service Mail Carrier ($39,000)

o Emergency Medical Technician ($42,000)



Potential housing-cost burdened families

• Examples (household of 3; max salary $79,600): Divorced parent of 

two children with full custody   OR   Married couple with one stay-

at-home parent (perhaps has medical condition):

o Paramedic $63,000

o Clergy $64,000

o Graphic Designer $73,000

o Art, Drama and Music Teachers (post-secondary)  $77,700

o Police Officer 73,500

 (approximate average Worcester-area salaries)



Potential housing-cost burdened families

Young families looking for their 

first home (family of four – 

maximum salary $88,400)

Examples of professions:

o Pharmacy Aide 

o Preschool Teacher 

o Barber 

o Restaurant Cook

o Bank Teller

o  Security Guard 

o Hairdresser

o  Fitness Instructor 



Other housing-cost burdened residents

• Retired people on Social Security (2023 average monthly Social Security 

benefit is $1,827 = annual income of $21,924 for one; $43,848 for two)

• Those who become unemployed or underemployed for a period of 

time

• Residents with disabilities (average SSDI monthly benefit is $1,259)

• (Average monthly housing cost without a mortgage is $719 in 

Northbridge; average rental is $1,060 or more)



Public Outreach 
and Input 



Northbridge Housing Survey

• Survey Period: September 28 – November 1, 2022

• 153 Respondents

• 73% own a single-family home in Northbridge

• 60% employed full-time

• Wide range in other characteristics –income, # of people in 

household, length of time lived here











Development 
Constraints





Northbridge
Zoning



Current and Potential 
Housing Development
• CURRENT CONSTRUCTION

• GOALS AND STRATEGIES

• POTENTIAL LOCATIONS



Current and 
Potential  Housing 
Development

Northbridge, MA





Potential Locations for New Housing

• Downtown/Village 
Centers – mixed uses; 
conversion of existing 
buildings

• Winston Woods

• 2040 Providence Road 
property



Potential for New Housing  

• Whitin Machine Works (The Shop)

• Aldrich School/Town Hall Annex*

• Northbridge Elementary School*

*Note: schools are being considered for a 

variety of possibly uses



Your Turn! Discussion Questions

• What do you think about these sites for affordable housing, 

or a mix of affordable and market rate?

• Are there other locations that you think might be suited for 

this type of housing?

• Are there specific locations that you do not want to see more 

housing? 



Next Steps

Finalize Goals and 
Strategies

Approve Plan – Planning 
Board and Select Board

Submit for State 
Approval



Thank you!

Lori Tanner

Economic Development Manager

Pioneer Valley Planning Commission

ltanner@pvpc.org

mailto:ltanner@pvpc.org
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