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EXECUTIVE SUMMARY

Y S

Funded by the state through the Executive Order 418 program, the Sharon Community
Development Plan focuses on three areas of fundamental concern for Sharon’s future: Natural Resource
and Open Space Protection, Housing, and Economic Development. The purpose of the state program is
to help communities accommodate housing and economic development while protecting natural
resources and open space. The Plan is a guidance document containing a vision and goals for Sharon’s
future development and a set of policies and strategies to help Town decision makers and residents
shape future development to achieve these goals.

The Town of Sharon is a mature suburban community with an unusual combination of assets
ranging from a state park, a Massachusetts Audubon sanctuary, and an 845-acre lake to a handful of
working farms, a viable town center and a commuter rail connection to Boston and Providence. Over a
third of the Town is in protected open space, there are over 2,000 acres of wetlands and there is no
public sewer system. The Town depends on local aquifers for its water supply. Much of the remaining
open land potentially available for development in Sharon is either increasingly expensive to develop
because of site conditions or tied up in institutional lands that are not expected to be open for
development in the near future. This means that land use change in the future is increasingly likely to
take the form of redevelopment — changes to areas that already have houses or businesses located on
the land.

The Vision Statement for Sharon’s future that was created through this planning process
emphasizes balancing development with preservation. Sharon faces several challenges in the future:

= How can the Town continue to ensure the quality and quantity of its groundwater and surface

water resources?

* How can Sharon preserve town character while accommodating change?

= How can Sharon increase housing diversity, both in the type of housing and in affordability?

= How can the Town increase the nonresidential tax base and reduce the residential tax

burden?

In order to meet these challenges and achieve Sharon’s vision for the future, the Town needs to
balance goals to gain multiple benefits and understand when it is necessary to make trade-offs,
recognizing that at times it is not possible to achieve one hundred percent of every goal. However, in
some cases it will be possible to achieve multiple goals or solve more than one problem by applying a set

of related strategies in the same location or project area.
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Eight Key Strategies to Meet the Challenges and Achieve the Vision

Attract more investment to Sharon Center

Sharon can help meet several of its most important challenges simultaneously by finding a way to attract
more investment to the Town Center, but it needs to solve the wastewater constraints on development.
Intensifying the level of development in the Town Center is a strategy that can bring more housing choice
and affordability as well as a greater variety of businesses to the Center and make it a livelier center of
community life. Residents of new housing in the Town Center could take advantage of the commuter rail
service without using their cars. At the same time, they would provide a larger market for any new
businesses.

= Undertake a wastewater management plan for the Town Center and implement the plan

= Consider a mixed-use overlay district for the Center to attract both business and housing

= Promote small and medium-scale multifamily development, including empty-nester and senior

housing
= Allow apartments above ground floor retail by right rather than special permit

= Allow more parking options for apartments in the Town Center

Establish a framework for more investment in nonresidential and mixed-use zones

Although the value of business investment and the number of jobs in Sharon have risen over the last 20
years, housing values have risen much faster, increasing the residential tax burden substantially.
Residents tend to be reluctant to expand the areas where business is permitted, so efforts to increase the
nonresidential tax base must focus on increasing the value of business investment in real estate.
* Rename the Development and Industrial Committee to be the Economic Development Committee and
revive the membership. The goals of the EDC should be:
o To strive towards an overall nonresidential tax base of 10% of total property value
o To keep in touch with property and business owners in the business zones and work with
them on expansions and redevelopment
o To attract appropriate new development to Sharon’s business areas, including the Town
Center
o To study the potential for expanding the area zoned for professional offices.
* Revise the Light Industry zoning requirement to permit more than 4 stories in 80 feet in order to
accommodate office buildings
= Consider establishing Planned Development Overlay Districts for institutional properties that could be
appropriate for mixed-use development by special permit of the Planning Board. Although these
properties are not currently expected to be offered for development, it is important for the Town to
think ahead about the potential.

= Potential for nonresidential development such as a conference center, corporate campus or spa
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= Creation of a business tax base with uses that have limited impacts on residential neighborhoods

= Development of a bylaw that establishes required percentages of open space and provides design
and other performance standards for development

= Detailed master planning by project proponents with close review by the Planning Board through a

special permit process would allow substantial Town oversight

Create a housing policy framework with multiple strategies

Sharon residents have become increasingly conscious that the Town has a very homogeneous
housing stock, with nearly 90% single family homes and rising prices. More variety in housing types and
prices are needed to accommodate the changing housing needs of residents at different points in the life
cycle. Sharon already has some of the tools it needs to meet the challenge of creating more affordable
housing. This planning process has resulted in the reactivation of the Sharon Housing Partnership, new
efforts to identify town-owned property that could be appropriate for affordable housing, and work to
facilitate the success of desirable Chapter 40B affordable housing projects (“friendly 40Bs”).
= Continue efforts to revive the Sharon Housing Partnership to lead affordable housing policy.

o Housing Partnerships are volunteer groups appointed by the Board of Selectmen and
composed of people with expertise in housing, real estate, and affordable housing
programs.

o The Partnership will advise and assist the Town in developing and implementing an
effective affordable housing policy

= Make Town property available for affordable housing and senior housing, including consideration of
the Wilber School site
» Modify zoning to encourage housing diversity in type and cost, for example:

o Affordable accessory apartments

o Affordable duplexes and single family homes on nonconforming lots

o Mixed use overlay districts in the Town Center and the Business B zones with

affordability requirements for housing creation

Protect environmentally sensitive areas

Sharon faces the challenge of continuing to protect the environmental health of its water
resources and preserving the Town'’s attractive suburban character while providing more diversity in
housing cost and type and attracting more business investment in order to reduce the residential tax
burden. The Town has been careful to protect its drinking water supply through land use regulations and
conservation efforts and has also implemented efforts to avoid pollution of Lake Massapoag and the
Town’s other ponds, streams, and wetlands.
= Protect open space parcels within wellhead protection areas of potential future wells

= Seek conservation restrictions on remaining open space parcels adjacent to Lake Massapoag
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= Continue to promote public awareness of environmentally sustainable best landscape practices on
private property as they affect water and wetland resources.

= Promote protection and best management practices of areas identified as rare species habitat

= Make Conservation Subdivision Zoning the by-right, mandatory zoning for development sites of 5

acres or more to promote preservation of open space in large blocks.

Create a town-wide network of pedestrian and bicycle routes

Although Sharon has trail networks within open space areas, as well as portions of regional trails,
the Town’s tremendous open space resources should be linked with other town destinations, such as
schools and the Town Center, through a marked, town-wide network of routes for safe walking and biking.
= Build on the work of the Sharon Friends of Conservation
= |dentify and provide small parking areas at trail access points

= Map out and provide signs for bicycle and pedestrian routes.

Guiding Principles for Land Use

In making decisions about future land use in Sharon, Town decision makers and residents can be

guided by thinking of four categories of lands:
» Lands for permanent protection

o Potential future wellhead protection areas

o Integration of protected common open space in conservation subdivisions into the Town'’s
open space network

o Certified vernal pools

* Lands for enhanced management and outreach

o Raising awareness among private property owners, both residential and business, about
best practices on upland buffers to streams, ponds and wetlands is very important.
Private owners will always control lands adjacent to many of Sharon’s water and wetland

resources and their actions will affect the environmental health of these resources.
» Lands for limited development

o Residential development sites of 5 acres or more should be designated for mandatory, by
right Conservation Subdivision Zoning. The fact that there are not very many large sites
left is in itself an argument for assuring that remaining residential development occur in a
manner which promotes preservation of blocks of open space that can be integrated into
the Town’s overall open space network.

o Planned Development Overlay Districts can serve as a framework for limited
development of institutional properties should they come up for development in the

future.
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Lands for development and redevelopment
o Resolve the septic constraints in the Town Center and encourage mixed use

development
o Establish mixed use overlay districts at Shaws Plaza and Heights Plaza to encourage

combined residential and retail redevelopment
o Work with property owners and business owners in the Light Industry zoning district to

facilitate more business investment
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SHARON’S COMMUNITY DEVELOPMENT PLAN

Y S

What is an EO 418 Community Development Plan?

As a result of Executive Order 418, issued by the Governor in January, 2000, all communities in
Massachusetts became eligible for state assistance to create a Community Development Plan. Four state
agencies, led by the Department of Housing and Community Development and working together in the
Inter-Agency Working Group, created a program and a manual to guide communities in creating a
Community Development Plan. The purpose of the program was to help communities plan to
accommodate housing in an appropriate balance with protecting natural resources and open space, while
providing for economic development and planning for transportation needs. The initiative was designed
to build on the foundation of the state’s program to provide every community with a series of maps
showing the community’s remaining capacity for new development under existing zoning — the “buildout
analysis.”

A Community Development Plan is not a full Master Plan. The state program focuses on the
creation of a vision statement and identification of assets and liabilities followed by only four of the
elements of a full Master Plan: Natural Resources and Open Space, Housing, Economic Development,
and Transportation. In addition, under the EO 418 program, communities were permitted to submit
existing plans as equivalent to one or more of the required EO 418 elements, in order to focus more of
the effort and funding on the elements where there had been less local planning attention.

In 2002, the Town of Sharon asked the Metropolitan Area Planning Council (MAPC) to facilitate a
visioning process as the first step in completing a Community Development Plan under Executive Order
418. In late fall 2002, after completing the Visioning Process, the Town of Sharon contacted the
consulting team of Community Design Partnership (CDP) and MapWorks, who were pre-qualified by the
state for EO 418 planning work, to help prepare the EO418 Community Development Plan. CDP assisted
the Planning Board in creating a proposed scope for the project, which at the end of 2002 was submitted
to the state Inter-Agency Working Group (IAWG) for approval. Because the Town’s transportation issues
were included in the regional transportation planning process and other elements of the Community
Development Plan were of more immediate concern, the Town asked that the regional transportation plan
be accepted as equivalent to the transportation element of the Community Development Plan. The

request was granted and in late spring of 2003, the scope was approved by the IAWG.

Community Participation

The Sharon Planning Board took the lead in the planning process and functioned as the planning
committee for this process. All of the Planning Board discussions for this plan occurred as part of the

agenda of regular Planning Board meetings and were therefore open to members of the public, who were
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free to ask questions and participate. Three town-wide meetings were also held. In July 2003, the
Planning Board and the consultants began the planning process with a public meeting in the Recreation
Center. Maps from the Town’s GIS office and from the state’s buildout out process were exhibited and
fact sheets on existing conditions and trends, prepared by the consultants, were distributed. The
Planning Board and the consultants explained the EO 418 process, and the consultants gave a
PowerPoint presentation overview focusing especially on housing and economic development. The
presentations sparked discussion among the approximately 30 people present. A second town-wide
meeting was held in the Library in early February 2004 to focus particularly on housing issues, especially
affordable housing. Approximately 25 people attended the meeting. A third town-wide meeting was held
on June 16 to present the entire draft plan for public review. About 10 people attended the meeting.
There was general support for the plan along with some discussion of the pros and cons of several of the
plan’s recommendations and suggestions to include several issues that need further attention from the
Town.
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VISION STATEMENT AND PROCESS

© 00000000 00000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000c00(

In 2002, the Town of Sharon asked the Metropolitan Area Planning Council (MAPC) to facilitate a
visioning process as the first step in completing a Community Development Plan under Executive Order
418. The resulting vision statement describes the future that residents of Sharon would like to see for

their town. The remainder of this chapter is the report prepared by MAPC staff on the visioning process.

The Sharon Vision Statement

The Town of Sharon seeks a careful balance between the need for economic development,
encompassing residential and non-residential uses, with the preservation of key natural,
scenic, historic, and recreational resources.

To fulfill this vision, the Community Development Plan shall articulate a strategy that
promotes:

e A climate that attracts and supports a variety of community service and business
opportunities in the town center, along Route 1 and in other non-residentially zoned
areas;

e Expansion of housing choices to meet the needs of various household sizes and income
levels, while maintaining Sharon’s existing affordable housing supply;

o Effective management of water resources to ensure adequate quality and quantity for
public consumption, recreation and wildlife;

e Augmenting the number, variety and maintenance of recreation areas, facilities and
programs;

e Improved accessibility and awareness of recreation facilities/ programs for all citizens;

¢ Maintenance and improvement of multi-modal transportation and circulation systems, to
protect neighborhood integrity and promote safety, mobility and economic development;

e Strategies that reduce traffic congestion, including enhanced bus service, construction of

sidewalks and multi-purpose trails, and traffic restrictions.
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Context

In January 2000, Governor Cellucci issued Executive Order 418, an initiative that provides
Massachusetts’ communities with up to $30,000 in planning services to complete a community
development plan. The plan must address the open space and resource protection, housing, economic
development, and transportation needs of a community, while considering future development options.

The Sharon Planning Board viewed Executive Order 418 as an exciting opportunity to articulate a
community vision and create a blueprint for action. To kick off the process, the Planning Board
sponsored a visioning workshop that served as a forum for Sharon’s citizens to share their concerns,
hopes and desires for the Town. The Metropolitan Area Planning Council (MAPC) was hired to plan and

facilitate the workshop.
Preparation

A great deal of preparation ensured that the workshop was a success. MAPC staff met with the
Planning Board to design the workshop and assign tasks. Planning Board members enthusiastically
assumed specific roles, including outreach, the preparation of a visual tour of Sharon and publicizing the

event through the distribution of fliers, press releases, and interviews on community access television.
Summary of the Event

At 8:00 pm on April 23, 2002, approximately 80 concerned citizens gathered at the Community

Center for the two-hour event.

1. WELCOME
Gina Maniscalco, a representative of the Planning Board, welcomed everyone to the Visioning
Workshop.

2. IMPRESSIONS OF SHARON
Ms. Maniscalco and Leah Kramer-Heyman, a local high school student, presented a visual tour of
Sharon using photographs. Ms. Kramer-Heyman highlighted a 3" grade planning experience, and

discussed how it affected her views of Sharon and the need to proactively plan to reach desired goals.

3. INTRODUCTION TO GROUP DISCUSSIONS

The MAPC consultant team explained the buildout analysis, which was completed by MAPC in
2000 with funding from the Massachusetts Executive Office of Environmental Affairs. The series of five
maps portrays an approximate vision of what Sharon will look like once every parcel of buildable land is
developed according to existing regulations. The buildout analysis acts as the foundation upon which the
community development plan is built.

The MAPC team briefly outlined the agenda and discussed brainstorming ground rules.
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4. SMALL GROUP DISCUSSION

Participants divided into subgroups to discuss one of four issue areas (Open
Space/Natural Resources, Housing, Economic Development, Circulation/Transportation). The MAPC
team facilitated the discussion, and enlisted individuals to act as scribes and spokesmen. Within a 40-
minute time frame, each subgroup identified the strengths, weaknesses and opportunities of their issue of
concern. Using the “Voting Dots” method, subgroup participants identified and ranked priority issues.

The subgroup was then challenged to identify concepts for inclusion in a draft guiding statement.

5. REPORT BACK TO FULL GROUP

A spokesman from each subgroup presented his/her group’s most salient points and concepts for
inclusion in the draft guiding statement. Additional thoughts were solicited from the full group.

The MAPC consultant explained that they will work with the Planning Board to craft a draft Vision
Statement using the input gathered that evening. The vision statement is broad in concept and aims to
capture the essence and consensus of the group. It articulates residents’ vision for the future,
representing what the Town strives to become. The draft Vision Statement will shape the subsequent
stages of the community development planning process. It will be further refined to incorporate additional
public input and research findings, and the final Vision Statement will appear in the Community

Development Plan itself.

6. NEXT STEPS

Ms. Maniscalco reminded participants that the Vision Workshop is only a beginning. She offered
possible ways in which the conversations might continue, and asked if volunteers would be interested in
working with the Planning Board and consultant to craft the draft Vision Statement. She explained that,
within the next few months, the Planning Board will hire a consultant to guide the Town through the next
phases of the community development planning process. Upon selection of a consultant and finalization
of a scope of services, the planning process will take approximately 1 year and additional public input will
be solicited.

In her concluding remarks, Ms. Maniscalco underscored the importance of proactive planning, so
that citizens can ensure a high quality of life for those who live, work and play in Sharon now and in the

future.
The Vision Statement

In two meetings, members of the Planning Board, interested volunteers and the consultant

convened to draft the vision statement. (The Vision Statement can be examined on page 1).
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Brainstorming Results

ECcONOMIC DEVELOPMENT

Strengths

Location-equi-distance Boston/Providence (19)
Transportation/train (14)
Open Space (13)

Great schools (6)

Lake (5)

All Town Services (4)
Diversity/cultural (4)

Low crime rates (3)

Lack of industry (2)
Self-sufficient water supply (1)
Existing business (1)

Older buildings (1)

Wildlife(1)

Crescent Ridge (1)

Clean air

Trees

Weaknesses

High taxes (10)

Town hostility to industrial development (9)
Competition from surrounding towns (8)

Lack of long-term planning (8)

Lack of industry (8)

Lack of commercial development along Route 1 (8)
Inability to be decisive — follow through on development (6)
Lack of cell phone tower (4)

Lack of office park zoning (3)

Too much open space (3)

Taxes too high for seniors (3)

Lack of sewer system (2)

Lack of downtown commercial development (2)
NIMBY (2)

Limited zoning options (2)

Lack of rental stock (1)

Lack of water capacity (1)

Lack of affordable senior housing (1)

Good breakfast restaurant? Where is it? (1)
Decline in schools (1)

Lack of parking

Poorly planned street system

Opportunities

Development along Route 1 (13)
Relooking at Wilber School (as commercial space) (12)
Survey for types of business (6)
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Re-develop Deb. Sampson property (6)

Expand center of town development (5)

Age restricted housing zone (4)

Increase # of business uses within commercial zones (4)
Relocate fire dept/town hall space subdivisions (3)
Open space office park zoning (3)

Open space subdivisions (3)

Zone all proposed lots for industrial (3)

Look at other towns as examples (2)

Increase commercial tax rates (2)

Expand Cobb Corner (2)

Development of Rattle Snake Hill & Crescent Ridge (1)
Add-on to Heights Plaza (1)

Relocate commercial center to E. Foxboro Street

Goal Statement Concepts

Work with what we have

Maximize what we have

Serious planning/Better analysis

Maintain integrity/charm w/o sacrificing neighborhoods

OPEN SPACE/NATURAL RESOURCES

Strengths

e Trees/rural character (10)

e Walking paths (9)

o Moosehill/Borderland (6)

o Lake/beaches (6)

e Scenic roads (5)

e Historic sites (5)

e Working farms (1)

e Parks

e Tennis court

e Terrific recreational department

e Wildlife diversity

e Garden

e Beach improvement plan

e Public compost area

Weaknesses

e House development on open spaces (10)
¢ No bike paths (10)

e Paths (not maintained and not well-publicized) (7)
e No marked trails (conservation land) (5)
e Lack of wildlife management (4)

o Lake (water supply) (3)

o Water pressure (service/supply) (2)

o Resources (lack of awareness) (1)

e Pollution Gavins Pond (Geese) (1)
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Lack of funding for beach plan (1)
No pet access to Moosehill

Lack of open space in town center
No grass on East soccer field

Opportunities

Rattlesnake Hill (10)

Rte 1-development (build where appropriate) (9)
Additional exercise/nature trails (7)

Extending recreational opportunities (more ballfields) (6)
Need to preserve wetlands (5)

Additional education on conservation (4)

Education on water supply (3)

Bounce board (Sacred Heart) (1)

Additional gardens (1)

Improve maintenance of beach

Goal Statement Concepts

e Preserve and enhance rural character of the town (i.e. walking paths, bike paths, lakes, beaches)
e Encourage ways to utilize open spaces (i.e. trail maps, open marking)

o Encourage cluster development to preserve open space

¢ Provide financial assistance for open space protection and enhancement of recreation opportunities

HOUSING

Strengths

Natural, rural qualities (12)

Town center -walkable, kid-friendly, neighborhood, transit-friendly (10)
Community efforts to preserve open space (9)

Good home upkeep, well-maintained (5)

High property values (5)

Beautiful open space (4)

Large lot zoning (2)

Proximity to Boston & Providence (2)

Religious diversity (1)

Limited amount of developable space

Diversity of housing (i.e. historical - modern)

We have low-income housing

School system

People's relationships

No "bad areas"

Very low crime rate

Relatively low traffic

Great potential to preserve and improve quality of life
Quality of construction (due to bldg. dept.)
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Weaknesses

Lack of proactive planning (13)

Over-development (8)

Lack of affordable senior housing (7)

Historically, few zoning choices available to developers (4)

Lack of mixed -use in certain places (i.e. senior housing over supermarket) (4)
Lack of community concern (3)

Dilution of Municipal services due to homogeneous (single-family) development and sprawl (3)
Lack of coherent approach to new houses (2)

Lack of Diversity in the mix (1)

Lack of non-residential tax base (1)

Vulnerability to large new developments(1)

Lack of affordable housing

Senior housing not integrated

Complex & adversarial relationship between town boards & developers

High property taxes

Opportunities

Re-zone for affordable age qualified owned housing (16)
Continue preservation efforts (10)

Wilber school (7)

Higher-density development downtown (mixed-use) (6)
Opportunity for light industrial zones (5)

Allow larger homes to become 2-family homes (4)
CSD Zoning By-law (3)

Office suites, condos, apartments (1)

Rezone to suburban zoning for multi-family (1)

Smaller houses that would be affordable (1)
Opportunity to zone smaller lots (1)

Coordinate Re-zoning with neighboring towns
Re-development for municipal use

Goal Statement Concepts

e Conservation
o Affordability of housing
e Proactive planning/zoning

TRANSPORTATION/CIRCULATION
Strengths

Train network available - not only Sharon station (10)

Rural road character (8)

Access to major highways (regional impacts important also) (6)
Abundant parking at station (train) (5)

Senior citizen bus for pick-up (also disabled) — COA (3)

Bus access at Cobbs Corner (3)

Some areas of adequate sidewalk (3)

Availability of cab service in town (1)

The Ride (1)
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Frequency of train
Free parking @ Wilber School

Weaknesses

Congestion makes crossing town difficult/town to town (7)

Lack of use of school bus transportation = too many cars (4)

Missing adequate sidewalks in some areas (4)

Inadequate pedestrian lighting (4)

Thru-trucking on Main Street/EdgeHill as cut throughs to highways (4)

Lack of transportation for children who do not drive afterschool to get to any location. (school events
- outside school hours) (4)

Lack of interconnected trails/bike paths and lack of bike racks for parking (3)

Use of S.Walpole Street as cut thru due to Route 1 dividing (2)

Poor response time for emergency vehicles- may be public safety issue of accessibility (i.e. Cottage &
Woodland Streets) (2)

Road striping causes faster traffic (2)

If non-driver, hard to get across town (1)

Loss of revenue due to free parking at Wilber School (1)

Lack of bus service to Logan/Green Airports (public transportation) (1)

Insufficient commuter (non-resident) parking

Inordinate # of cul-de-sacs limit traffic flow, interconnectivity

Need for more traffic lights - site specific

Opportunities

Truck traffic restrictions (10)

Shuttle bus — Shaw’s to center to Cobb’s, Massapoag Avenue to Center (7)
Appropriate use of traffic-calming devices (5)

Improve lighting (4)

Add bike-friendly devices (racks & paths) (4)

Design bike routes off main roads (4)

Additional policing at critical traffic hours (3)

Increase taxi/public transportation system (3)

Possible second train station a good distance away to cut down congestion (1)

Goal Statement Concepts

Build on strengths (train service, accessibility to Interstate)
Improve weaknesses (accessibility of school age children, congestion)
Opportunities (truck restrictions, public transportation, traffic calming)

ADDITIONAL WRITTEN COMMENTS:

= Schools did not come out as a significant strength. | believe because of the age of the population
here tonight and the major focus of many of the participants to block re-zoning. The reason
residential building is strong and our taxes are so high is because we value our schools. People
move here because of the schools. Taxes are high because we support our schools. Please do
not overlook schools.

= | feel that “schools” should be a topic of their own; perhaps “Schools and Services”.
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THE CONTEXT

oo.oco.ooo.ooo-.ooo.ooo.ooo.ooo.ooo.ooo..oo-.ooo.ooo.ooo.ooo.ooo.ooo-.ooo.ooo.ooo.oco.ooo.ooo-.ooo.ooo.o’

A. POPULATION TRENDS

By the early twentieth century, Sharon was already in transition from a small farming and resort
community to a commuter suburb. After World War Il, Sharon’s population grew rapidly during the
postwar suburban boom. Between 1930 and 1970 the population tripled. While the growth rates have
moderated since 1970, the population has continued to increase by 10 to 14 percent every decade.
Sharon’s population grew by 12 percent and 1, 891 people during the 1990s. Nearly half of that increase
was accounted for by people under 20 years old. The number of households grew slightly faster than the
population, 13 percent, reflecting a society-wide trend towards smaller households. The average
household size declined slightly to 2.92 from 2.95 in 1990.

Population Change 1990-2000 Household and Age Composition
Town Change Sharon is a family community. Over 80 percent of
o,

Canton 12% households are family households (that is, persons related by blood
Dedham -1%

Dover 13% or marriage) and 47 percent of households include persons under 18
Foxboro 11% years old. This is also reflected in the Town’s average household
Ml\j‘?ﬁeld 111/% size, 2.92 persons, and the average size of family households, which

ilton o . .
Needham 6% is 3.25 persons. Single person households make up 15 percent of all
Norwood 0% households and 8% of the total households are persons 65 years or
Sharon 12% older living alone.
Stoughton 1% , L . . .
Walpole 13% The Town’s population is concentrated in the prime earning
Westwood 12% years of 25 to 54, with a median age of 40. However, over the last
Source: US Census | decade there were substantial increases in the population under 18

years old (a 51% increase since 1990) and in the population 65 or older (an 11% increase since 1990).
By contrast, the number of people in their twenties living in Sharon dropped 42% since 1990. These
changes reflect both general demographic trends and conditions more specific to communities like
Sharon. The baby boom generation is aging and as it passes through the child-rearing years there is a
“baby boom echo.” At the same time, the generation now in its twenties is the small “baby bust”
generation born in the 1970s. Although communities with good school systems, like Sharon, tend to be
particularly attractive to families with children, the increasing housing prices in Eastern Massachusetts
during the last decade have made such communities more difficult to enter for young people in their
twenties who are just beginning to start families. An increasing elderly population is also linked to general
demographic trends, and all things being equal, should continue to grow.
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Racial Composition

Ninety per cent (90.0%) of Sharon’s population is white, according to the 2000 Census. Of the
remaining population 3.4 are Black or African American and 4.9 per cent are Asian. Hispanics or Latinos,

who can be of any race, accounted for 1.1 per cent of the population.

School Population

Sharon’s school population grew an average of 2 per cent a year between the 1996-1997
enroliment of 3,116 and 2003-2004 enroliment of 3,562. Projections based on town census data of the
school age population made by a Planning Board member suggest that the 2003-2004 enrollment will be
the peak and that enrollments will slowly decline towards 3,000 by the 2014-2015 academic year.
Approximately 90% of Sharon’s children of school age go to the public schools. During 2003-2004, 3.8
per cent of the District was eligible for free or reduced priced lunch and 14.2 per cent were enrolled in

special education programs.

Disabled Population

According to the 2000 Census, 37% of the population aged 65 years and over has a disability. In
the population aged 5 to 20 years, 4.7 per cent had a disability, while among those age 21 to 64, 11.6%
had a disability.

Sharon 1989 1999 % Change in Income Profile
Household % % Proportion of Sharon residents did well financially
Income Total ) )
<$25,000 177 117 339 during the 1990s. The median household
$25-49,999 20.9 12.6 -39.7 income in 1999 was $89,256, giving Sharon
$50-74,999 25.7 16.6 -354 h K of 24 £ 351 citi d ,
$75-99,999 17.6 155 119 the rank o out o cities and towns in
$100- 11.8 18.7 58.5 Massachusetts. As is generally the case,
149,999 median family incom higher at
$150,000+ 6.3 251 298.4 edian family income was higher a
1989 1999 Change $99,015. The increase of 45 to 50% was
Median $61,692 $89,256 45% slightly above the 44% increase in the
household
income Greater Boston Consumer Price Index for
?g?n(?lljn $66,415 $99,015 50% the region during the 1990s. Sharon has
income proportionally more upper income
Source: US Census 2000, 1990 | ,,,seholds than the state as whole or its

subregional planning group, the Three Rivers Interlocal Council, which includes the towns of Dover,
Needham, Medfield, Westwood, Milton, Sharon, Canton, Walpole, Foxboro, Dedham, Norwood, and

Stoughton.
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Sharon Household Income Distribution, 1999
Source: US Census
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Demographic Trends

Projections of future population growth for Sharon envision a population that will stabilize and
even decline slightly. The Massachusetts Institute of Social and Economic Research (MISER) projects a
decline in Sharon’s population as early as 2010, projecting that fewer people will be moving to Sharon
and natural increase (births over deaths) will be cut in half compared to the last twenty years. Projections
by the regional transportation planning agency, the Central Transportation Planning Staff (which is
associated with MAPC), forsee a small increase by 2010 and a small decline by 2020.

These projections reflect certain demographic and land use realities about Sharon. Although
Sharon will continue to be attractive to family households because of its excellent school system, there
will be fewer family households in the next generation and some of the Sharon population will “age in
place,” increasing the number of smaller, empty-nester households. At the same time, the amount of land
available for building is diminishing and is becoming more costly to develop. Even if the Chapter 40B
housing projects that are now in the pipeline are built, it is likely that the average household size across

all of these projects will be lower than the current average household size in Sharon.

Sharon Total Population Decennial Census MISER MAPC/CTPS

and Projected Change Projection Projection
1980 1990 2000 2010 2020 2010 2020

population 13,601 15,517 17,408 16,909 | 16,533 | 17,980 | 17,463

percent change 14.1 12.2 -2.9 -2.2 3.3 -2.9

net migration percent change 5.7 3.9 -6.2 -6.0

natural increase 1,147 1,275 562 631
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B. EXISTING CONDITIONS MAPS

Map 1: Existing Conditions - Land Use and Infrastructure shows the different types

of land uses in Sharon by parcel, according to information in the assessor’s database. The map shows
how much of Sharon is permanently protected land. Most of the rest of Sharon is developed for single
family homes, with a small number of parcels occupied by condominium or multifamily housing. With few
exceptions, business uses are confined to the Town Center or the areas zoned for business west of |-95.

Map 2: Zoning shows the way that Sharon’s zoning scheme is generally organized with

highest permitted density at the Town Center, half-acre lots in the zone surrounding the Town Center,
and one to two acre minimum lot sizes in areas more distant from the Town Center. The majority of the
one-acre lots are in the eastern part of Town that is not within either of the Water Resource Protection
Overlay Districts. Minimum lot sizes within either of these districts must be 60,000 to 80,000 square feet,
regardless of the underlying zoning district minimum. Business Zones are focused on the Town Center,
the light industrial district west of 1-95, and three very small business districts covering three parcels:

Shaw’s Plaza, Heights Plaza and the professional office district on North Main Street at the Canton line.
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NATURAL RESOURCE AND OPEN SPACE PROTECTION

The Vision for Natural Resources and Open Space:

= Effective management of water resources to ensure adequate quality and quantity for public
consumption, recreation and wildlife;

= Augmenting the number, variety and maintenance of recreation areas, facilities and programs;

= Improved accessibility and awareness of recreation facilities/programs for all citizens;

GOALS:

= Protect drinking water quality and quantity

= Protect surface water and wetland resources for environmental health, recreation, and
wildlife

= Preserve environmentally sensitive, scenic, and historic environments and landscape
features

= Create a town-wide network of pedestrian and bicycle paths and routes linking major open
spaces and other town destinations

A. CURRENT CONDITIONS

This chapter is based on the Town of Sharon 1994 Open Space and Recreation Plan, the May
2002 Draft Water Demand Study prepared by Metcalf & Eddy and the January 2004 Final Hydraulic
Model and [Water Supply] Master Plan Update prepared by Metcalf & Eddy, supplemented by public
information on Sharon’s natural resources and open space and discussions with the Conservation Agent

and members of the Conservation Commission.
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TOPOGRAPHY AND LANDSCAPE CHARACTER

Sharon’s diverse topography includes high points at Moose Hill in the northwest and at
Rattlesnake Hill in the southeast. At elevations over 500 feet, these hills allow views of Boston and Cape
Cod. Moose Hill is the second highest point between Boston and Providence. Lake Massapoag, with 353
acres of water, is the heart of a broad north-south corridor going through the town at a lower elevation.
The rest of the town is characterized by gently rolling hills or flat lands punctuated by ponds, lakes,
streams and wetlands. The town’s surficial geology is glacial till.

Despite the development of much of Sharon into a bedroom suburb of Boston during the last fifty
years, protection of large areas of natural landscape as well as the persistence of some working
landscapes has helped the town retain a green and, in some places, rural character. Much of the western
third of town is occupied by Moose Hill Sanctuary, owned by the Massachusetts Audubon Society, which
has also preserved working farmland on South Street. West of Rattlesnake Hill, Borderland State Park in
the southeast also contains stone outcroppings at higher elevations.

Twelve roads have been designated Scenic Roads. Any proposal to demolish stone walls or
trees within the road right of way on these roads will be subject to a public hearing.

WATER RESOURCES

Sharon has exceptional water resources. From a water supply point of view Sharon is very
advantageously situated at the head of both the Neponset and the Taunton river basins and receives no
groundwater from any neighboring towns. In addition to Lake Massapoag, the town has a number of
smaller ponds (some man made) and a network of streams and wetlands that serve to filter runoff and

provide habitat for wildlife.

Streams and Watersheds

A series of streams originate in Sharon and drain into two major water basins: the Neponset and
the Taunton River Watersheds. The tributaries of Lake Massapoag, School Meadow Brook, Spring
Brook, Beaver Brook, Massapoag Brook, Trap Hole Brook and Hill Brook drain northeast into the
Neponset River and ultimately, Boston Harbor. Billings Brook, the Canoe River, Rumford River and
Poquanticut Brook, Queset Brook and Whitman Brook drain south into the Taunton River and

Narragansett Bay.

Lakes and Ponds

Sharon has a number of lakes and ponds in addition to Lake Massapoag. Many pond names
indicate their origin as man-made ponds used for small scale manufacturing in the nineteenth century.
Massapoag Brook, which flows from the lake, passes through Hammershop Pond, Knife Shop Pond,

Mann’s Pond, and Trowel Shop Pond. Other important large water bodies are Sawmill Pond in the Beaver
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Brook subwatershed and Wolomolopoag Pond, Gavin’s Pond and Vandy’s Pond in the Billings Brook
subwatershed.

Occasional beach closings at Lake Massapoag before 1991 led the town to focus attention on the
lake’s water quality and the potential for nitrogen overload from homes on the shores of the lake. A Lake
Management Committee established by Town Meeting in 1969 is made up of representatives of the
Conservation Commission, the Planning Board, and the Board of Selectmen. The Committee is

responsible for overseeing the water quality of Lake Massapoag and recommending management plans.

Wetlands

Wetlands cover approximately 2,050 acres of Sharon, 13% of the town’s total area. The town’s
marshes, shrub swamps and forested swamps are associated with the streams and ponds and there are
numerous isolated wetlands. The south side of town is home to one of the largest Eastern White Cedar
Swamps in Norfolk County. Wetlands protect surface and groundwater, provide wildlife habitat, and play
an essential role in control of floods, erosion and sedimentation, and pollution.

Sharon has a town Wetlands By-Law and Rules and Regulations setting policy for wetlands
regulation by the Conservation Commission. The Wetlands Regulations are comprehensive and include
the following:

= Preservation of as much as possible of the 100 foot buffer zone

= No building within the 100 foot buffer

= No disturb zones depending on the characteristics of the area:

o Already disturbed land — 25 to 50 foot setback

o Previously undisturbed land — 50 foot minimum

o Special conditions (e.g., water supply protection, critical habitat, slope greater
than 15%) — 75 foot minimum

= No alteration within 50 feet of any vegetated wetland or banks confining water bodies

= No new septic systems within 125 feet of a resource area

= No alteration of floodplain without compensatory storage

= No filling of wetlands except if wetlands replication is permitted

= The Commission may further limit lawn area and impose irrigation restrictions. Current

restrictions are 2 times per week, 2 hours per day.

= Drainage plans for projects within the Groundwater Resources Protection District must not

decrease total recharge

Public Water Supply Aquifers and their Recharge Areas

The Town of Sharon is a careful steward of its water supply. The Town commissioned a Water
Master Plan in 1985, with updates in 1991, 1997, and 2004. This discussion of the town’s water supply is
based on the May 2002 Water Demand Study prepared by Metcalf & Eddy and the January 2004 Final
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Hydraulic Model and Master Plan Update prepared by Metcalf & Eddy. A Water Management Advisory
Committee appointed by the Board of Selectmen works with the Water Department.

There are three separate aquifers in three separate subwatersheds that provide water to Sharon:
Beaver Brook/Massapoag Brook in the Neponset River Basin and Billings Brook and Canoe River
Watersheds in the Taunton River Basin. The Beaver Brook subwatershed lies completely within the Town
of Sharon and its upper reaches are within the protected Moose Hill Wildlife Sanctuary. The Billings Brook
subwatershed extends from the Town of Sharon to the Town of Foxborough covering 5.09 square miles.
Lastly, the Canoe River sub-basin is only partially located in Sharon. The rest of the sub-basin reaches
into Foxborough, Mansfield and Norton.

The Town Water Department supplies 98% of the year round and seasonal residents of Sharon
with drinking water from four gravel-packed wells (Well Supply Nos. 3,4, 5 and 6) and two naturally-
developed well fields (Nos. 2 and 7). Three of the wells are within the Beaver Brook subwatershed.
There are four storage tanks. According to the Water Department Master Plan Update, the estimated
dependable yield (based on 20 hours of operations) is 2.97 million gallons per day (MGD) and the 24-
hour well pump capacity is 3.58 MGD. The Town has begun to pursue developing another well. A small
number of Sharon residents are served by Stoughton and Foxboro. Similarly, Sharon provides water to a
like number of Stoughton and Foxboro residents.. There is some seasonal increase in Sharon’s
population with the addition of approximately 2,500 summer campers. Adjusting for seasonal population
and use patterns, the study found that between 1995 and 2001, total water consumption (including
residential, commercial, industrial, school, institutional and agricultural irrigation, as well as unaccounted
for usage) averaged 86.9 gallons per capita per day.

The water distribution network is old and the higher elevations of the town’s southeastern quarter
are somewhat difficult to serve because of low water pressure. The town is considering high pressure
water mains for this area.

Recharge is by infiltration and leakage from adjacent till and bedrock. Discharge is by leakage to
rivers and ponds, evaporation, and water use (non-returned pumpage). The water department has
instituted a number of water conservation programs ranging from routine leak detection and repair and a
water rate structure that encourages conservation to summer water restrictions. The Water Management
Committee is currently proposing additional conservation measures including the following:

» Requiring installation of low-flow toilets when buildings are sold

= Expansion of a rebate program for installation of water-efficient washing machines and toilets and
free showerheads and faucet aerators

= Installation of pressure reducing valves wherever pressures exceed 85 psi to avoid wasted water

Over half the town is covered by groundwater or surface water protection overlay districts that
place constraints on development. Certain uses are prohibited or allowed only by special permit in these
areas. In addition, the overlay districts prescribe minimum lot sizes regardless of the requirements of the

underlying zoning. In the Surface Water Resources Protection District the minimum lot area is 80,000
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square feet (almost two acres) and in the Ground Water Resources Protection District the minimum lot
area is 60,000 square feet (one and one-half acres). Cluster-style developments require the total land

area per dwelling unit to reflect the same minimums under each of the overlays.

Future Water Supply Needs and Potential Water Supply

Despite increasing population, the average daily demand for water between 1991 and 2001 was
1.6 MGD and the maximum average daily demand was 3.1 MGD over these ten years. Both the average
daily demand and the maximum daily demand peaked in 1994. The Draft Water Demand Study projected
water demand based on the number of households at buildout projected by the EOEA/MAPC buildout
study (a total of 7,506 dwelling units) and a slightly higher estimate of average persons per household
(3.07 persons per household). This would result in a total population of 23,041. Because the Town does
not meet the Chapter 40B goal of 10 percent affordable housing, the Study also projected demand if
Sharon gained 500 units in Chapter 40B projects added to the maximum number of units that could be
built under current zoning. Using the average of 3.07 persons per household, this would result in an
additional 1,535 persons, for a total population of 24,892. These assumptions are conservative, i.e., they
may err on the side of higher water demand, and they assume a total population almost 7,000 greater
than the highest population projection by regional agencies discussed in the first chapter. Housing
development tends to slow down as communities approach buildout, and if some of the new housing units
are not conventional single family homes but apartments, condominiums or over-55 units, the average
number of persons per household in these units would likely be well below 2 rather than 3 persons per
household.

Using these conservative assumptions, the scenario of buildout plus 500 units by 2020 resulted in
average daily demand of 2.055 MGD and maximum daily demand of 4.110 MGD. This demand could be
met if the eighth well being pursued at present is developed and permitted. In early 2004, the town’s
Water Management Advisory Committee recommended that the Department of Public Works begin water
exploration activities at four sites in Sharon: Mountain Street, in the far southeast of town; north of Well
#4 in the vacant parcel west of the railroad tracks near the Town Center; Canton Street west of the tracks

in the northern part of town; the Gobbi property; and the South Walpole Street area west of 1-95.

Water Budget and Impervious Surfaces

Sharon depends completely on septic systems (with the exception of one cluster development
tied into the Foxborough system) so water is not transported out of the watershed by public sewers. The
town sells about 10,000 gallons of water per day water to Stoughton, which represents about 0.5 percent
of metered water consumption. The Department of Environmental Protection does not consider this a
“Basin Transfer.” The Neponset River Watershed Association has reported evidence of periodic low
stream flows in the Massapoag Brook and Beaver Brook subwatersheds. Streamflow data is not

available for any of the Sharon subwatersheds of the Taunton basin.
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Nearly all of Sharon is served by septic systems. This means that nearly all water used during
fall, winter and spring months and half of the water used during the summer months is returned to the
aquifers underlying the town, although not necessarily within the Zone II's of the Town’s production wells.
Records show no decline in groundwater levels within production well Zone II's, and no increases in
groundwater levels in areas outside of those Zone II's but within residential areas with significant numbers
of septic systems.

There is substantial open space in the Sharon portion of both the Neponset and Taunton
watersheds, including the forested areas in Moose Hill Wildlife Sanctuary and Borderland State Park and
the substantial wetlands throughout the town. On a town-wide basis, the amount of land covered by
impervious surfaces — roads, driveways and parking lots as well as buildings — is quite low for a suburban
community relatively close to Boston, representing approximately less than 4% of total land area.
Impervious surfaces are important because they keep rain and snow from percolating back into the
ground. .

Estimating impervious surfaces using the methodology provided by the Executive Office of
Environmental Affairs and the Charles River Watershed Association results in 4.9% effective
imperviousness for the Town of Sharon as a whole. Town staff estimate the total impervious area, which
includes roof tops, driveways, parking lots and roadways, in the town represent at most approximately 4%
of total town area. Effective imperviousness takes into account the fact that some of the water runoff from
impervious surfaces will go to permeable areas where it can percolate into the ground. Scientists have
found that when impervious surfaces within a subwatershed increase over 10%, there can be significant
effects on water quality, biodiversity and the stability of stream channels.’

Sharon has already instituted a number of requirements to limit impervious surfaces and manage
stormwater. All subdivisions built within the last 15 years, including the large Sharon Woods development,
have been required to meet National Pollutant and Discharge Elimination Systems (NPDES) and DEP
stormwater regulations which require pre-and-post development runoff rates to be identical by methods
such as storm water retention/infiltration basins. This has the result of reducing the effective amount of
impervious surface. In the Rural and Suburban residential zones, which require minimum lot sizes of
60,000 to 80,000 square feet, impervious surfaces are limited to 15% of the lot (including the structure)
and at least 50% of the lot has to be in natural vegetation. This controls the amount of lawn, which is only
slightly better than hard surfaces in terms of runoff rates and which is often managed with excessive
amounts of fertilizers, herbicides and pesticides. In the water protection overlay districts the following
limits affect new development:

=  Maximum 15% impervious surfaces and minimum 40% natural vegetation (with the significant
exception that this is not applicable to residential development involving four or fewer families)
= No increase in peak rate of stormwater runoff in a 10-year storm

= No increase in the total volume of stormwater runoff in a one-year storm

! “The Importance of Imperviousness,” Watershed Protection Techniques 1(3): 100-111.
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* Runoff to be directed towards vegetated swales for surface infiltration except where infeasible
= |If storm sewers and catch basins are necessary, use of anti-pollution devices, such as oil
skimmers, and best management practices, such as stormwater detention basins

= 100-foot setback from wetland resources

HABITAT AND BIODIVERSITY RESOURCES

Sharon’s forests, stream corridors, ponds and wetlands provide habitat for a variety of plant and
animal species. The town has several areas that have been identified as especially important and

sensitive for habitat and biodiversity.

Vegetation

Sharon uplands have mixed hardwood forests of oak, maple, beech, birch, black cherry and elm.
White pine, hemlock, eastern red cedar and pitch pine are the typical evergreen species. The town’s
wetland forests or swamps are concentrated in the south side of town and dominated by red maple in

addition to the eastern white cedar swamp mentioned earlier.

Fisheries and Wildlife

The Division of Fisheries and Wildlife stock Lake Massapoag and Massapoag Brook. Perch and
bass can be found in the ponds at Borderland State Park. Sharon’s abundant wildlife ranges from white-
tailed deer to the American Toad. Notable species include an occasional Bald Eagle, some River Otters
and the Eastern Coyote. The Moose Hill Sanctuary was the first Audubon Bird Sanctuary in New England
and continues to provide a habitat for birds and other wildlife. Detailed lists of wildlife are available in the

Town’s Open Space and Recreation Plan, which is currently being updated.

Rare Species Habitat, Rare Natural Communities and Biodiversity

“Landscape Ecology” is a relatively new scientific field that provides useful ways to understand
how different parts of a town or region, built and unbuilt, are related to one another. In the framework of
landscape ecology, a landscape is a mosaic of repeating land uses, spatial elements, or local
ecosystems. The landscape mosaic is made up of natural systems and human land uses and is entirely
composed on three types of elements:

= Patch — a relatively homogeneous area, such as a woodlot or a subdivision

= Corridor — a strip of land that differs from the land on both sides and links patches, such as a
road or a stream

= Matrix — the background ecosystem or land use type in a landscape, such as suburban

development or forest
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Sharon is a mature suburban community with concentrated human uses of the land along a broad
corridor stretching from the northeast to the southwest in the center of town and in much of the eastern
part of town. 1-95, Main Street and the railroad tracks are the major corridors used by people, structuring
a more fine-gauged network of primarily residential streets. This suburban landscape is the regional
matrix, but Sharon also is fortunate to have a few large patches of open space and a substantial network

of water resources to serve as a natural resource framework for the town.

Large Patches of Habitat

Moose Hill Sanctuary and Borderland State Park provide natural areas sufficiently large to
provide “interior habitat” for species that require significant forested areas, in addition to the “edge habitat”
to be found where forests abut more open areas such as meadows, fields, and suburban residential
landscapes. Moose Hill Sanctuary’s variation in elevation, soils and moisture results in a variety of natural
communities including oak forest, kettle hole bogs, pine barrens, swamps, boulder fields, cedar knolls,
and grasslands. The agricultural fields on South Main Street that are part of the Sanctuary have some of
the richest soils in Eastern Massachusetts. Borderland State Park also includes diverse ecological
communities, from the glaciated cliffs and outcroppings in the northern part of the park to the six ponds in
various stages of succession towards the town border with Easton. Other important protected areas
include Conservation Commission uplands surrounding wetland areas.

In addition to these protected areas, unprotected patches of natural vegetation are found at Camp
Wonderland, Camp Bennet and Horizons for Youth, all on the shores of Lake Massapoag; the Sharon
Country Club and the Spring Valley Country Club; and the Rattlesnake Hill (Striar) property, whose
ultimate fate remains unresolved as of this writing. The camps and country clubs experience more direct
human impacts during the warm months of the year than the larger Sanctuary and State Park landscape
patches. The Rattlesnake Hill property may become another example of residential development or it

may become a part of Borderland State Park.

Corridors and Connectors

Wetlands and waterways provide the most significant wildlife corridors connecting open space
parcels in Sharon. This protected network can shelter animals moving through residential neighborhoods
from one large open space patch to another. Trails, utility easements, and the railroad corridor also

provide narrow routes for wildlife but are subject to periodic disruption.

Wetlands, Water Bodies and Waterways

Water resources are rich habitat areas and waterways and their adjacent areas function as

wildlife corridors. As noted earlier, Sharon has a rich network of wetlands and streams. This network
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allows wildlife to move between ponds and upland open space areas relatively unmolested by human

impacts.

Vernal pools

There are 23 certified vernal pools in Sharon, which means they are protected under the state
Wetlands Protection Act (WPA). Vernal pools are wet depressions in the land that, by definition, are
flooded only part of the year. Many rare and valuable species depend on vernal pools. Lacking fish
populations and common wetlands vegetation, they support unique wildlife communities that have
adapted to wet and dry cycles. As is the case with wetlands in general, protection of vernal pools must
often preferably extend beyond the area defined in the WPA, because many amphibians that breed in the
pools may move hundreds of yards away during the course of their life cycle.

Under the Sharon Conservation Commission Rules and Regulations no alteration of vernal pools
or their 100 foot buffer zones is permitted. Migratory routes for salamanders have been identified in
Sharon, notably Moose Hill Street. Protecting the pool itself and a 100’ buffer may not be enough to
ensure the survival of creatures like the spotted salamander, for example. Ideally, each pool must be
examined in its context to determine the appropriate buffer size and management techniques that will
ensure the continued survival of its inhabitants.

State biologists have analyzed aerial photographs to identify potential vernal pool sites. In
Sharon there are numerous potential vernal pools of a size (100 feet wide) to be identifiable from aerial
photos. Field investigation of these areas is necessary to establish the presence of recognized indicator
species. Many smaller pools that could not be identified in the aerial photographs might be revealed by
field studies. The Sharon Conservation Commission’s policy is to presume that Potential Vernal Pools
indicated in state data correspond with actual vernal pool habitat unless credible evidence to the contrary

is presented

Areas of Critical Environmental Concern

An ACEC (Area of Critical Environmental Concern) is an area designated by the Secretary of
Environmental Affairs because of the significance of its environmental resources. ACEC designation
requires greater state environmental review of certain kinds of proposed development meeting thresholds
for state jurisdiction, but it does not eliminate development. In Sharon, there are two designated Areas of
Critical Environmental Concern. In the extreme north of Sharon, 505 acres lie within the Fowl Meadow
ACEC (1992), which includes a total of 8,350 acres stretching from the Blue Hills Reservation along the
Neponset River floodplain and wetlands south to Sharon. This ACEC is home to at least 13 state-listed
rare species. At the far south, 1,585 acres in Sharon fall within the Canoe River Aquifer ACEC (1991).
The Canoe River Aquifer, Snake River, Watson Pond and Lake Sabbatia ACEC covers a total of nearly
17,200 acres in six communities and is adjacent to the Hockomock Swamp ACEC, which has another

16,950 acres. The Canoe River ACEC covers a system of over 100 rivers and streams, wetlands, flood
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plains, and high yield aquifers within the Taunton River watershed as well as diverse upland habitats,

including rare species habitat, and productive lands.

Estimated and Priority Habitat

Priority Habitat Areas show where the state Natural Heritage & Endangered Species Program
(NHESP) estimates the existence of habitat for state-listed rare species. These estimates are made on
the basis of species population records, habitat requirements and landscape information. Priority habitats
are not protected by law, but the rare species that may use these habitats are protected. Estimated
Habitat areas are designated by the NHESP where state-listed rare species have been documented
within the last 25 years in wetlands resources defined under the Wetlands Protection Act. Proponents of
projects that come before the Conservation Commission that would affect this habitat must notify the
NHESP, which will then determine if alteration of the area would have an adverse effect on rare species.

Twelve areas in Sharon are designated as Priority Habitat and all but three of these are also
designated as Estimated Habitat:

» Wetlands centering on the Fish and Game Club land off East Street
= Wetland areas and adjacent upland centering on the conservation land north of Rattlesnake Hill
and the northern portion of the Rattlesnake Hill private parcel, as well as some of the nearby
residential streets
= Briggs Pond adjacent to Bay Road in the far southeast of the town
= A small wetland area in the southern part of Borderland State Park
= Wetlands in the far southern corner of town
= Lake Massapoag
= The large wetland area centering on the conservation land west of the railroad tracks in the vicinity
of the Islamic Center
= The area around Lake Wolomolopoag
= A small wetland corner on the Walpole border north of Commercial Street.
= A wetland east of Lake Massapoag centered on Camp Wonderland (not Estimated Habitat)
= Two additional areas in Moose Hill Sanctuary and the Kendall Property (not Estimated Habitat)
Most of these areas are protected by wetlands regulations, by conservation restrictions, or because they
are located in otherwise permanently protected parcels. However, some of the wetland areas are

surrounded by residential development.

BioMap Core Habitat and Supporting Habitat

NHESP created the BioMap to identify the areas most important to preserving biodiversity in
Massachusetts based on existing information about habitat and species. Core Habitat, the most viable

habitat for rare species and natural communities, is found in large, naturally vegetated blocks that are
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relatively free from the impact of roads and development. Supporting Habitat buffers and connects the
core habitat and provides habitat for more common Massachusetts species.

In Sharon, Core Habitat is found in Borderland State Park, the Rattlesnake Hill parcels, several
parts of Moose Hill Sanctuary and, in the very south of town, the Canoe River wetlands. Supporting
Habitat includes the rest of Moose Hill Sanctuary, the wetlands east of the Sanctuary and west of the

railroad tracks, and wetland areas at the southern end of the railroad tracks.

Rare Plant Species

The NHESP keeps records of observations of rare species. The agency does not send staff to
survey towns and depends to a great degree on observations submitted by the public or others. The fact
that the most recent observation date is quite old in some cases does not mean that the species no
longer exists. However, state wetlands and endangered species regulations only consider species with
observation dates less than 25 years old when ruling on project reviews. Other rare and endangered
species may well exist in Sharon, but they need to be documented to appear in state listings. Forms to

report observations are available on the agency’s web site.

Taxonomic Group Scientific Name Common Name State Rank Most Rec.ent
Observation
‘Vascular Plant HAsc/epias purpurascens ” Purple Milkweed H E H 1886 ‘
|Vascu|ar Plant ||Eupatorium aromaticum || Lesser Snakeroot || E || 1919 |
Vascular Plant Goodyera repens Dwarf Rattlesnake- E 1894
Plantain
Vascular Plant Hou§t017/a longifolia var Long-Leaved Bluet E 1894
longifolia
Vascular Plant Linum medium var Rigid Flax T 1908
texanum
|Vascular Plant ||Lygodium palmatum ||Climbing Fern || SC || 1886 |
|Vascular Plant ||Rotala ramosior ||Toothcup || E || 1901 |
|Vascular Plant || Scheuchzeria palustris || Pod-Grass || E || 1992 |
|Vascular Plant || Senna hebecarpa ||Wi|d Senna || E || 1886 |
|Vascular Plant || Sphenopholis nitida ||Shining Wedgegrass || T || 1923 |
Vascular Plant Spiranthes vernalis Grafss-’l_ eaved T 1921
Ladies’-Tresses
‘ E = Endangered T = Threatened SC = Species of Special Concern ‘
| Source: NHESP|
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Rare Animal Species

. . State Most
Taxonomic Group |/ Scientific Name Common Name Rank Recent
Obs
|Fish || Notropis bifrenatus ||Bridle Shiner lsc 1956 |
|Amphibian ||Ambystoma laterale ||BIue—Spotted Salamander ||SC ||1995 |
|Reptile || Clemmys guttata ||Spotted Turtle ||SC || 1999 |
[Reptile || Emydoidea blandingii ||Blanding’s Turtle T 1995 |
|Reptile || Terrapene carolina || Eastern Box Turtle ||SC ||2000 |
|Mussel HLigumia nasuta HEastern Pondmussel HSC HZOOO ‘
|Beetle || Cicindela duodecimguttata || Twelve-Spotted Tiger Beetle sc 1904 |
|Beetle || Cicindela purpurea ||Purple Tiger Beetle sc 1904 |
[Butterfly/Moth || Callophrys hesseli |[Hessel's Hairstreak [sc 1988 |
[Butterfly/Moth || Hemileuca maia ||Barrens Buckmoth sc 193¢ |
[Butterfly/Moth ||satyrium favonius || Oak Hairstreak lsc 1992 |
Agriculture

There are still two working farms in Sharon: Crescent Ridge Dairy, which delivers throughout

eastern Massachusetts and operates an ice cream stand, and the Arguimbau Farm. Mass Audubon

acquired farm fields on South Main Street which are protected and kept in agricultural use.

Sharon Permanently Protected Land

Acres
Organization

Mass. Audubon 1966.7
Conservation Commission 1752.0
Dept. of Environmental Management 1145.5
Water Department 262.6
Town Parks 14.0
Town Historical Society 0.9
Town Cemeteries 2521

Total | 5393.8

Source: Town of Sharon

Sharon Temporarily Protected Land

Acres
Classification
Chapter 61 — Forestry 62.72
Chapter 61A — Agriculture 36.31
Chapter 61B -- Recreation 223.38
Total | 332.41

Source: Town of Sharon

OPEN SPACE

Permanently and Temporarily Protected Open
Space

Approximately 35% of Sharon’s land area is
permanently protected open space at present. . The
Conservation Commission also reports that there are
approximately 530 acres in Conservation Restrictions and
an additional 650 acres coming under Conservation
Commission control. These additions will bring the
percentage of permanently protected land to 42% of land
area. All wetland areas outside the permanently protected
parcels are also protected under the Wetlands Protection
Act.

Another 2.2 percent of Town land is temporarily

protected under the Chapter 61, 61A and 61B tax abatement programs for open lands in forestry,

agriculture or recreational uses. These lands include golf courses and farms.
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At the Fall 2003 Town Meeting, the town approved a Proposition 2-1/2 override for $7.5 million for
half the acquisition price of the Rattlesnake Hill property, contingent on the state matching this amount, so
that the property would become part of Borderland State Park. The additional $7.5 million is included in
the most recent state open space bond bill, but has not yet been released. At the same time, the
potential developer of this property has appealed the decision of the Zoning Board of Appeals to approve
120 units in a 40B housing project rather than the 250 units the developer had proposed. Should this

property become part of the State Park, over half of Sharon’s land area would be protected open space.

Existing and Potential Greenway Trails

Sharon has six major trails or trail systems. Long distance trails include the Warner Trail and the
Bay Circuit Trail. The Warner Trail begins at the Canton boundary and continues south through Moose
Hill for 30 miles to Rhode Island. The Bay Circuit Trail and Greenway passes through Sharon as part of
the 200-mile corridor linking 50 communities and 79 open space areas in an outer ring around Boston.
The Massapoag Trail was established in 1966 and runs from the boat ramp on Lake Massapoag to North
Main Street for 3.3 miles. The trail follows Massapoag Brook through an area with ruins of early mills and
dams. King Philip’s Rock Trail is a short trail from Mansfield Street to King Philip’s Rock, where the
Wampanoag sachem, Metacom, known to the English as King Philip, is said to have met with Indian
leaders during King Philip’s War against the English settlers in the seventeenth century. Moose Hill
Sanctuary includes 25 miles of trails and Borderland State Park also has a trail system. A volunteer

group, Sharon Friends of Conservation, helps maintain trails.
B. RECOMMENDATIONS

1) Protect drinking water quality and quantity

A. Protect open space parcels within wellhead protection areas of potential future

wells.
Preservation of Sharon’s drinking water supply is the most important natural resource goal. As
Sharon explores the potential for new wells, the town should ensure that potential wellhead areas

are not developed.

2) Protect upland buffer areas to streams and ponds

Sharon has established a number of regulatory strategies to protect surface water and wetland
resources from stormwater and nonpoint source pollution, but in some cases, acquisition of significant

conservation restrictions or acquisition of parcels will be necessary.
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A. Seek conservation restrictions where needed, particularly on parcels adjacent

to Lake Massapoag.

As one of the most important and most fragile environmental, scenic and recreational resources
in Sharon, Lake Massapoag merits special attention in preserving the quality of its waters.
Establishment of conservation restrictions on the remaining unbuilt parcels on the shores of the

Lake should be a high priority.

B. Enhance public understanding of environmentally sustainable landscape

practices on private property as they affect water and wetland resources.

Common landscape practices, such as excessive use of fertilizers and herbicides, or dumping of
grass clippings in wetlands or streams, can be very harmful to water resources. Public agencies
and nonprofit organizations have prepared materials explaining the cumulative impacts of these

practices and describing alternatives. Distribution of these materials to property owners is a way
to raise public awareness of how management of individual suburban landscapes can have a big

impact on water resources that are important to the community as a whole.

3) Protect environmentally sensitive, scenic and historic environments and
landscape features

A. Promote protection of areas identified as rare species habitat and BioMap Core
Habitat

= Seek conservation restrictions where practicable.
Although many of the identified most sensitive habitats are already protected, measures to

ensure protection of the remaining areas should be pursued where possible.

B. Inform landowners of the special habitat value of neighborhood lands,
provide information on best practices, and promote the formation of informal

stewardship groups.

In some cases, the important habitat areas are in wetlands surrounded by residential
neighborhoods. Neighborhood-based stewardship groups can be effective in encouraging
property owners to use best practices in order to preserve habitat.

C. Make Conservation Subdivision Zoning the by-right, mandatory zoning for
parcels of 5 acres or more to protect open space.

Mandatory CSD can help insure that site design of subdivisions takes into account the existing
and hoped-for open space network in the town.
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D. Promote certification of vernal pools and documentation of rare species.

Vernal pool and rare species documentation is often done by volunteer groups. In many

communities vernal pool certification has become a popular school science activity.

4) Create a town-wide network of pedestrian and bicycle routes.

Sharon is very rich in open space resources and already has some trails that connect major
destinations. A town-wide network of safe pedestrian and bicycle routes that links open spaces, schools,
the town center, and historic sites would make it easier for residents to have enhanced access to the
town’s exceptional resources. Some informal paths may exist on public open space that could be
upgraded and mapped. Signage and small parking areas provide access. Sharon Friends of
Conservation has created a map showing the major trails and trail systems in town, but a map showing all
the trails and access points would also be valuable. In other communities, Eagle Scouts or other youth

groups have been active in trail maintenance, mapping, and public information efforts.

C. NATURAL RESOURCES AND OPEN SPACE MAPS

Map 3: Existing Conditions: Natural Resources shows the existing natural resources
described in this chapter, particularly water and wildlife habitat resources, and protected open space.

Map 4: Land Use Suitability shows three categories of parcels according to existing zoning:
built out parcels; vacant parcels that have been identified as developable or potentially developable by
the assessor; and parcels that have a house or buildings on them, but include enough open land to be
capable of subdivision [the map currently does not show the third category because the map data needs
to be developed]. These parcels were then overlaid with protected environmental resources:
permanently protected open space, wetlands, certified vernal pools, wellhead protection zones, and
streams and ponds. Additional overlays show environmentally sensitive lands, some of which are subject
to regulation under the Wetlands Protection Act or Rivers Protection Act and others which indicate areas
that have been identified as especially important habitat areas. Implementation of the Recommendations
should be guided by this map, which shows the areas where a concentration of natural resources should
be the location of protection strategies.

Map 4 shows Sharon’s complex natural resource profile combined with the fact that much of the
town is built out. There are a handful of large parcels that could be developed. Some are currently the
subject of Chapter 40B housing proposals. Some of them are parcels in one of the Chapter 61 tax
abatement programs. Although a number of these parcels seem unlikely to be developed in the near
future (the country clubs, for example), they are not protected and by establishing new zoning or pursuing
conservation restrictions, the town can put them into a wider framework of limited development with open

space linkages.
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Priorit | Time | Responsibility Funding
D. Natural Resources and Open Space Action Plan Y Hne
Goal Policy Action
Protect drinking water quality | Continue water Protect open space parcels within H S-M | Water Management Low to High
and quantity supply planning wellhead protection areas of potential Committee; Water Dept
future wells
Protect surface water and Protect upland buffer | Seek conservation restrictions where M M Conservation Seek
wetland resources for areas to streams and | needed, particularly on parcels adjacent to Commission donation
recreation, wildlife and ponds Lake Massapoag
environmental health
Enhance public understanding of M M Conservation None to Low
environmentally sustainable landscape Commission; Friends of
practices on private property as they Conservation
affect water and wetland resources
Protect environmentally Promote protection of | Seek conservation restrictions where H M Conservation Seek
sensitive, scenic, and historic | areas identified as practicable Commission donation
environments and landscape rare species habitat
features and BioMap Core
Habitat
Use Conservation Make CSD the by-right, mandatory zoning | H M Planning Board; Town None
Subdivision Zoning to | for parcels of 5 acres or more Meeting
protect open space
Inform landowners of special habitat value | H S-M | Conservation None
of neighborhood lands and provide Commission; Friends of
information on best practices Conservation
Promote identification | Organize volunteers, e.g., school groups, M M Friends of Conservation None
and certification of to certify vernal pools
vernal pools
Promote Organize volunteers to identify and M M Friends of Conservation | None
documentation of rare | document rare species
species
Preserve scenic Preserve trees and stone walls to H On- | Planning Board None
roads conserve the rural character of roadways goin
g
Create a town-wide network Develop a conceptual plan for a town- M M Friends of Conservation | None to low
of pedestrian and bicycle wide route
paths and routes linking major
open spaces and other town
destinations
Seek funding for layout and design of the M M Conservation Low to
route Commission; medium

Transportation Advisory
Board
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HOUSING AND RESIDENTIAL DEVELOPMENT

N S

]

The Housing Vision

= Expansion of housing choices to meet the needs of various household sizes and income levels,
while maintaining Sharon’s existing affordable housing supply

GOALS

= Manage residential growth to preserve community character
o Seek opportunities to promote housing development near the train station and the
Town Center, in mixed use situations, and to facilitate conservation subdivisions
= Diversify housing options
o Provide empty-nester and senior housing so that Sharon residents who wish to
downsize from family homes can still stay in town
o Provide a mix of affordable housing for seniors, town employees and young families

A. CURRENT CONDITIONS

EXISTING HOUSING STOCK AND RESIDENTIAL CHARACTER

Sharon is a predominantly residential town and most of its housing is comprised of owner-
occupied single family homes. According to the Assessor, there are a small number of two-family homes
and a handful of 3 to 8 unit buildings in the Town Center and along the major roads. The Stony Brook
Court complex, owned by non-profit South Norfolk Elderly Housing Services is the only single parcel with
more than 8 units. In addition, according to assessor’s data, there are 335 condominium units in Sharon.
The condo complexes include Maclntosh Farms, a development with units costing in the range of
$400,000 and up. Sharon Green, which used to be a rental complex, contains more modest two-
bedroom condos.

Rental housing in Sharon is limited. The nearly 600 units that were estimated to be rented at the
time of the census undoubtedly included some single family houses or condominiums that were leased
while their owners were temporarily away from home. Judging from the distribution of building types,
there may be approximately 300 - 350 housing units in Sharon that are consistently managed as rental
units, about 5 percent of the total number of housing units.
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Trends in Residential Development

Sharon Housing Stock - 2000

Creation of new housing. Before World War I,

Sharon was a small community with an economy based on

farming, small-scale manufacturing, and summer resort

activities. Like so many other communities in metropolitan

Boston, Sharon grew particularly fast during the 1950s, but

it continued to add new housing at a steady rate until the

end of the century. Over the course of the last 60 years,

the town has added an average of about 83 housing units

every year.

Judging from the somewhat lower number of units

produced during the 1990s, the town may now be entering

a period of slower growth in single family housing because

the number of buildable parcels is dwindling. The annual

average of single family building permits between 1995 and

2002 is 35. However, recent years have seen the

construction of condominiums, which brings up the total

number of new dwelling units.

Because Sharon has not reached the goal of 10%

Number | Percent
Total units 6.026 100.0
One unit detached 5,251 87.1
One unit attached 152 2.5
2 units 146 2.4
3 or 4 units 216 3.6
5 to 9 units 40 0.7
10 to 19 units 88 1.5
20 or more units 133 2.2
Unit types
Single family 5,403 89.6
In multi-unit structures 623 10.3
Occupancy Status
Occupied Units 5,934 98.5
Vacant Units 92 1.5
Tenure
Owner-occupied 5,340 90
Renter-occupied 594 10
Vacancy Rates
Owner-occupied 2.8
Renter-occupied 0.3

of housing units affordable to households making 80% of

Source: US Census 2000 sample data

less of the regional median income, the Town is open to

Chapter 40B comprehensive permit projects, which typically include higher densities than permitted by

zoning.

Residential Character

Building Permits, 1995-2002

(number of units)

Year Single Family | Multi-Family
1995 48 0
1996 46 17
1997 42 20
1998 29 0
1999 37 0
2000 40 0
2001 25 0
2002 16 0

Source: US Census, Town Annual
Reports

Sharon’s residential character reflects the layers of
history and changing styles of building over many decades.
There are two small Local Historic Districts, one near the
town center and one at Cobb’s Corner, and a Demolition
Delay by-law that promotes adaptive reuse of structures over
100 years old that the Historical Commission deems
preferably preserved. The smaller lots and intersecting
streets around the Town Center reflect Sharon’s historic
village origins. Radiating out from the center, houses were

built along the major roads. Cul-de-sac subdivisions with
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Sharon Residential
Building Types

Building Type Number | Potential
Rentals

Single family 5,203 ?
Condominium 335 ?
Two-Family 116 58-116
Three-Family 5 10- 15
4-8 Unit 3 12-24
More than 8 1 192
units

5,663 299-347+

Source: Sharon Assessor’s Data

Age of Housing Stock

Build Year Number of | % of Total
Units
Pre-1940 922 15.5
1940- 1959 1,509 254
1960-1969 854 14.4
1970-1979 980 16.5
1980-1989 952 16.0
1990-2000 717 7.6

Source: US Census 2000

larger lots are somewhat more common in the eastern and
southern parts of town. Thirty designated Scenic Roads
give some protection to stone walls and trees within the
road right of way, which cannot be demolished without a
public hearing before the Planning Board. Anecdotal
evidence, as well as the increasing cost of newly
constructed homes, suggests that the

size of single family homes has been increasing, especially
since 1990.

Zoning and Land Use Regulation

Sharon has a complex zoning by-law that provides
for alternatives to conventional development and, to a
limited degree for multi-family development. There are
eight residential zoning districts and five non-residential
zoning districts, all of which permit residential uses except
the Industrial District. In addition, the Zoning Bylaw
provides for special residential uses and flexible
development options. Single family homes are permitted

in all zones except Industrial, and two-family homes are

permitted in all the business zones as well as General Residence, which is the residential zone

surrounding the Town Center’s business district. Apartments are allowed by Special Permit in Business

Districts, in conversion of municipal buildings, in Flexible Development projects, and in Conservation

Subdivision Developments (CSD). Conservation Subdivision Development (CSD) zoning is allowed in all

residential zones except General Residence and the threshold for CSD projects was reduced in fall 2003

from 10 acres to 5 acres. A Water Resource Protection District overlays approximately half of the town.

In practice, the zoning bylaw combined with market forces has resulted in single family homes,

several luxury condominium developments, and a handful of CSD or cluster-style subdivisions. The two

Suburban zoning districts are built out in condominium projects. Flexible Development appears to have

been superceded by CSD, but both by-laws persist side by side.
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PERCENT PERCENT
ZONE LOT AREA LOT FRONTAGE FRONT SET- REAR/SIDE | MAXIMUM | MAXIMUM OF OF
(Sq. Ft) WIDTH BACK SET-BACK HEIGHT STORIES BUILDING NATURAL
COVERAGE | COVERAGE
Rural 1 60,000 200" * 133'-4"* 60" and 80" * 30' 35' 25 15% 50%
175' (Local) | 116'-8" (Local) | 50'and 70' (Local) (2)
Rural 2 80,000 200" * 133'-4"* 60" and 80" * 30' 35' 2.5 15% 50%
175' (Local) | 116'-8" (Local) | 50' and 70' (Local) (2)
Suburban 1 40,000 150' 100 40'and 70" * 20 35' 2.5 25% n/a
30" and 50' (Local)
Suburban 2 60,000 175' 116.7' 50'and 70' 30' 55' 25 15% 50%
Single
Residence A 40,000 150' 100 40'and 70" * 20' 35' 2.5 25% n/a
30" and 50' (Local)
Single
Residence B 20,000 100 66'-8" 40'and 70" * 20' 35' 25 25% n/a
30" and 50' (Local)
General 8,000 single 70" single 46'-8" single
Residence fam. family fam. 40'and 70" * 20' 35' 2.5 40% n/a
10,000 two 80' two 53'-4" two
family family family 30" and 50' (Local)
Business 80' two 20’ 40' 3 To be
A/C 8000 family 70' 10' residential residential residential determined 30%
10,000 two 60' 4 by Planning
family 10' all other | commercial | commercial board (3)
80' two 20 40’ 3 40%
Business B 8000 family 70’ 10' residential residential residential residential n/a
10,000 two 60’ 4 20% all
family 30' two family 10" all other | commercial | commercial other
80' two 20'
Professional 20,000 family 70' 10' residential 40' 3 n/a n/a
10,000 two
family 10' all other
Light 100'
Industrial 40,000 150' 75'and 100' residential 80' 4 60% 20%
(landscaped
or
30' all other openspace)
Housing
Authority 40,000 n/a n/a 30' and 50' 20' 35' 25 25% n/a
5,000 (1)

Note: Lots located within the Groundwater Protection District have a minimum lot size of 60,000 sf.

Note: Lots located within the Surface Water Protection District have a minimum lot size of 80,000 sf.
Note: Lot Width is measured at the front set-back line.
* State or County Layout

(1) Per dwelling unit ( 4 persons in a group arrangement = dwelling

unit)

(2) Includes paving and walks
(3) See 2463, Minimum Landscaped Open

Space Coverage
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Special Permit Residential Uses

Accessory apartments. Accessory apartments are allowed in owner-occupied houses as long as the occupant is related to the owner and

there is a common entrance.

Conversion to two-family. Single family houses in existence before the zoning by law became effective may be converted to two-family
homes.

Municipal buildings. Municipal buildings may be converted to multifamily housing.

Apartments in business districts. Apartments over non-residential uses cannot have more than 16 bedrooms per acre and must meet
requirements for usable open space and on-site parking.

Flexible development and Conservation Subdivision Development (CSD) allow multifamily units, with some constraints. CSD also provides for

density bonuses for age-qualified units, below-market rate units, and public access to permanently protected open space.
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Development Capacity / Buildout Potential

The buildout study prepared by state and regional agencies with town assistance in 2000 found
that Sharon had approximately 2,500 acres of developable land that could produce another 1,480 single
family housing units under current zoning and an additional 4,000 residents and 814 school children. At
current single family housing growth rates and under existing zoning, the residential zones could be built
out within 25 years. This analysis does not take into account potential multifamily housing or Chapter
40B projects.

The Town’s most recent analysis found 2,530 acres of potentially developable land, 16% of the
town, in January 2004. A significant portion of the developable land cited above is made up of country
club and camp properties that are not currently expected to be offered for development. In addition, this
land includes approximately 400 acres that are the subject of five different Chapter 40B housing
development proposals with the potential of 552 housing units (of which 262 would be single family units).
The assessor classifies open parcels as developable, potentially developable and undevelopable. Land
assembly, new wastewater technology and other circumstances can sometimes make undevelopable
land into developable land, but because Sharon has so much wetland area, that is not likely to make a big
difference. Taking the developable and potentially developable land that is owned by private, non-
institutional owners (i.e., not club, camp or nonprofit institution land), we find that there are 77 parcels
over one acre in size totaling 779 acres of which only 14 parcels are over 10 acres in size. These 14
parcels account for 75% of this open land and a single 347-acre parcel owned by the Rattlesnake
Corporation accounts for 44% of this open land. This area is the subject of one of the Chapter 40B
proposals — in this case for single-family housing. Recently, the town approved a $7.5 million dollar
Proposition 2 %2 override to buy Rattlesnake Hill land for conservation. Another $7.5 million must be

raised through public or private funds, so this issue is unresolved.

Median Sales Price ($)
Year 1-Family | Condo Housing Costs
2002 359,900 382,000
2001 345,000 138,450 During the 1990s, the median income of Sharon households
2000 308,900 244,500 increased somewhat more slowly than the rising cost of housing.

1999 264,800 267,000

Median household income rose 44.6% while the median sales price of a
1998 229,500 105,000

1997 225000 279 900 single family home increased 54 percent between 1990 and 2000. Over

1996 208,250 220,000 the course of the 1990s, the Boston metropolitan Consumer Price Index

1995 214,500 242,500 grew 44.7%. A recent study of 2001 housing costs in metropolitan

1994 193,950 212,450

1993 183,500 178,000 Boston found that a family with the estimated Sharon median income in

1992 189,000 76,500 2001 could still afford to buy a single family home at the median price.

1991 183,500 | 75,000 There are signs that this balance between median incomes and
1990 200,000 266,400

1989 205,000 261,050 median single family home prices may not persist. Single family home

1088 216,500 100,750 prices increased 16% between 2000 and 2002. Sales price data for

Source: The Warren Group
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January through November 2003 show a median of $405,000. In January 2004, of the 47 single family
homes listed for sale, the lowest listed price was $289,000. A quarter of the houses (12) were priced
under $350,000, 32% were listed between $350,000 and $500,000 and 42% were priced at over
$500,000 (including four for over $1 million). Condominiums, which in some communities are entry-level
housing, are now as expensive as single family homes in Sharon. The median price for a condo over the
period between January and November in 2003 was $408,750 — slightly higher than the corresponding
single family house price. In January 2004, of the nine condos listed for sale, only one, at $220,000, was
priced below $400,000.

Sharon Median Sales Price 1988-2002
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HOUSING DEMAND

Population and Housing Unit Changes 1990-2000:

Total growth in population: +12%

Total growth in number of households: +13%

Total growth in number of year-round housing units: +12%

Growth in owner-occupied year-round units: +16%

Growth in renter-occupied year round units: -7.6%
Source: US Census 2000, 1990

Vacancy rates in Sharon
reflect a tight housing market. At
the time of the 2000 Census, the
vacancy rate for ownership housing
was 0.3% and for rental housing it

was 2.8%. Although the housing

market has softened somewhat since 2000, there is no reason to believe that vacancy rates in Sharon

have changed significantly and housing prices are continuing to rise, indicating strong demand. The

housing market appears to be quite stable, with moderate turnover. According to the 2000 census, 70

percent of the population was living in the same house in 1995.

Household Incomes

The income of Sharon residents kept pace with inflation over the course of the 1990s. The

median household income increased 44% between 1989 and 1999, compared to the 44.7% increase in

the Consumer Price Index. Families did slightly better, with median family incomes up 49% during the

decade. Of course, income varies with age and the median household income in 1999 for people 65 and

older was less than half ($46,210) of what it was for people ages 35-54 ($ 107,569). Median income is
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even lower for people 75 and older ($25,511). In 2002, 23 seniors participated in the Town’s property tax
work-off program. Only three percent of Sharon’s population (including 105 families) in 1999 lived below
the poverty line, but that still accounted for 527 people of whom one third were under 18 years old and
over a quarter were 65 years old and older. The US Department of Housing and Urban Development has
estimated that 19% of Sharon’s population in 1999 lived in households with incomes at 80% or below

median.

Spending on Housing

Although mortgage lenders often allow housing to account for 33% or sometimes more of the
household budget, the standard used for affordable housing is that households should not spend more
than 30% of their income on housing. Despite the fact that Sharon household incomes generally kept up
with inflation during the 1990s, by the end of the decade many Sharon homeowners and renters were

paying over 30% of their household income for housing costs.

Sharon Housing Costs at 30% or More of Household Income — 1999

Percent of Income Spent on Housing Owner Occupied Renter Occupied
30 to 34 percent 7.5 3.2
35 percent or more 15.2 20.4
Total 22.7 23.6

Source: US Census 2000

Sharon and Its Neighborhood: Renter Cost Burden (Paying 30% or More of
Household Income for Housing) - 1999
Income

Renter % Cost Elderly % Cost Below % Cost
Households Burdened Renters Burdened $35,000 Burdened
Dover 94 10.6% 7 0.0% 14 71.4%
Foxborough 1,722 13.8% 503 42.5% 766 67.1%
Medfield 558 36.6% 112 50.0% 256 69.1%
Milton 1,422 33.8% 517 52.8% 644 63.5%
Norwood 4,975 30.8% 862 47.1% 1893 67.0%
Sharon 599 23.2% 241 30.3% 311 42.8%
Walpole 1,159 36.2% 355 48.5% 542 66.2%
Westwood 553 44.1% 395 49.1% 304 59.2%
Source: US Census 2000

Sharon’s age composition also potentially tells a story about housing costs. Between 1990 and
2000 the proportion of 20 to 34 year olds declined in all communities, as the “baby bust” arrived at the
stage when many people form families. However, Sharon lost a disproportionate percentage of the
young adult group compared both to its subregion and to the Greater Boston region. Another striking
characteristic of Sharon’s change in age composition from 1990 to 2000 is the decline in the proportion of

people 60 to 75. In both cases, these changes may be related to the relative lack of housing choice in
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Sharon. Young people find it too expensive to enter the Sharon housing market while older people who

wish to downsize cannot find suitable living space in town and end up leaving Sharon.

AGE Sharon % of total |Sharon % % of Sharon %
GROUP Age Composition Three Rivers | Above/ MAPC Above /
population | population in | proportion of 2000 2000
in 1990 2000 total 1990-
2000

<5 79 7.0 -11.4 6.7 4.5 6.1 14.8

5-9 8.5 9.2 8.2 7.3 26.0 6.4 43.8
10-14 7.1 9.0 26.8 7.4 21.6 6.2 45.2
15-19 6.4 6.7 4.7 5.8 15.3 6.1 9.8
20-24 4.6 2.3 -50.0 3.8 -39.5 6.9 -66.7
25-34 13.2 7.5 -43.2 11.5 -34.8 16.2 -53.7
35-44 21.1 19.0 -10.0 17.6 8.0 16.7 13.8
45-54 13 18.8 44.6 15.2 23.7 13.6 38.2
55-59 4.3 5.8 34.9 5.3 9.4 4.8 20.8
60-64 4.1 3.8 -7.3 4.1 -7.3 3.7 2.7
65-74 59 5.8 -1.7 7.5 -22.7 6.7 -13.4
75-84 2.9 3.9 34.5 5.6 -30.4 4.8 -18.8
85+ 1.0 1.3 30.0 2.3 -43.5 1.8 -27.8

| 1000 [ 100.1 | 100.1 100

Source: U.S. Census; MAPC

A recent analysis of housing production and affordability in the 161 cities and towns of the
Greater Boston area found that the median income household in Sharon in 2003 could afford the median-
priced single family home. However, a first-time homebuyer household, assumed to make 80% of
median income and able to put down only 10% rather than the standard 20% of the sales price, would not
be able to afford the median-priced single family home.?

One way to evaluate Sharon’s role in the regional housing market is to compare its share of
population in the Three Rivers region with its share of currently listed Chapter 40B-eligible housing units.
Sharon’s population accounts for 6.61% of the regional population but only 4.64% of the total number of
Chapter 40B affordable units currently listed for all the towns in the region. None of the towns in the

region has attained the 10% affordable Chapter 40B goal.

HOUSING AFFORDABILITY
What is “affordable housing?”

The concept of affordable housing is based on three statistics: the median household income for
an area, the appropriate percentage of household income that should be spent on housing, and the

median cost of housing in the rental or ownership markets. Under most housing subsidy programs, the

2 Bonnie Heudorfer et al., The Greater Boston Housing Report Card 2003 (Boston: CURP, Northeastern University,
April 2004), 28, Appendix B.
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housing produced with government financial assistance is targeted to people whose household income is
80 percent or below the median household income for an area. (The median is the point at which half the
households have higher incomes and half the households have lower incomes.) Median income levels by
size of household are set by the US Department of Housing and Urban Development (HUD) every year
for entire metropolitan areas. Because Sharon is in the Boston Primary Metropolitan Statistical Area
(PMSA), it is this median income amount that is used in affordable housing projects, not Sharon’s local
median. For Fiscal Year 2004, the median income for all households was $82,600 and 80 percent of
median for a family of four was $66,150. According to HUD standards, affordable housing for households
with incomes at or below 80 percent of median should cost no more than 30 percent of total household
income. An affordable home, therefore, could be one that a family of four making no more than $66,150
a year could buy or rent with 30 percent of their income going to rent or mortgage payments. US HUD
has estimated that 19% of Sharon’s population is in households with incomes 80% or below the Boston
Area Median Income.

PMSA : Boston, MA-NH
FY 2004 MEDIAN FAMILY INCOME: $82,600

INCOME LIMITS - HOUSEHOLD SIZE (NUMBER OF PERSONS)

1 2 3 4 5 6 7 8
30% OF MEDIAN $17,350 | $19,850 | $22,350 | $24,800 | $26,800 | $28,800 | $30,750 | $32,750
VERY LOW- $28,950 | $33,100 | $37,200 | $41,350 | $44,650 | $47,950 | $51,250 | $54,600
INCOME (50% OF
MEDIAN)

LOW-INCOME (80% | $46,300 $52,950 | $59,550 | $66,150 | $71,450 | $76,750 | $82,050 | $87,350
OF MEDIAN)

Chapter 40B - the Comprehensive Permit Law

The state Comprehensive Permit Law (Chapter 40B) includes a goal of 10 percent affordable
housing in every municipality. Unless a town has deed-restricted housing units affordable to low- and
moderate-income households in excess of ten percent of its current total year-round housing units, a
developer can submit a Comprehensive Permit application to the Zoning Board of Appeals for an
affordable housing project. The Comprehensive Permit consolidates all approvals into one process and
allows a developer to bypass the local zoning bylaw and other Town planning regulations. Housing units
created under Chapter 40B must meet four tests in order to be counted towards that goal:

e The units must be in a development that has been approved for direct state or federal subsidy, for
example, through the Massachusetts Housing Finance Agency, the US Department of Housing
and Urban Development, the Federal Home Loan Bank of Boston, or the state Department of
Housing and Community Development (DHCD). With the exception of the Local Initiative
Program (LIP), the subsidies are financial. In the case of the LIP, towns work directly with

developers but receive technical assistance from DHCD and receive standing as Chapter 40B
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projects. LIP projects allow towns more flexibility in making decisions about the design and site
plan of a project. The state merely has to approve the affordability elements of the project: the
incomes of the persons to be housed, the minimum quality of the housing units, fair marketing,
and a maximum level of profit.

e Atleast 25 percent of the units must be restricted to households having incomes at or below 80
percent of the area median income. The units must have rents or sales prices that are restricted
to levels that households at those incomes can afford, with housing costs taking up no more than
30% of income. For newly-constructed housing, the affordability restrictions must be in place for
at least 15 years.

o The development must be subject to use restrictions and deed restrictions insuring that the units
will remain available only to people who have qualifying incomes and these requirements must be
monitored by a public agency or a non-profit organization.

e The units must be openly marketed according to fair housing laws. However, within certain limits
towns can establish a local preference for their own residents. Typically, potential buyers or
tenants participate in a lottery, with extra points given to local residents, town employees or

others with connections to the town.

Administrative Changes to Chapter 40B

The legal situation surrounding Chapter 40B is in flux. New regulations were issued in late 2002
that provide for more rapid counting of approved units and of more types of units; more leeway for a town
to deny a permit or include conditions if it has an approved affordable housing plan and has made recent
progress towards the 10 percent affordable units or if the project is very large in relation to the town’s
population; and consideration by the Housing Appeals Committee of a community’s master plan and
affordable housing creation efforts if a developer appeals a denial of a Comprehensive Permit.

A town may submit an Affordable Housing Planned Production Plan to the state Department of
Housing and Community Development for approval. An approved affordable housing plan must include:

= A comprehensive housing needs assessment
= Affordable housing goals including the mix of housing, timeframes for the production of units,
and the type of use restrictions to be used to insure affordability. The state will not approve a
plan restricted to affordable housing for the elderly.
= An affordable housing strategy which may include
o Zoning areas to be modified to accommodate residential development
o ldentification of specific sites for which comprehensive permit applications would
be encouraged
o Preferred characteristics of development (e.g., cluster development)
o ldentification of municipally-owned parcels for which housing development

proposals would be sought
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After the affordable housing plan is approved, the town has to show a certain level of production
of 40B eligible units in order to receive certification of the plan. If the plan is certified, the town may deny
or condition Comprehensive Permits for one year without appeal. Currently, certification requires the
production in one year of % of 1 percent of the total year-round census units. If 40B-eligible units are
created in the amount of 1.5 percent of the total year-round housing units, the town can deny or condition
Comprehensive Permits for two years without appeal.

In Sharon’s case, certification of compliance with the plan would require production of
approximately 46 units. In the absence of a certified plan, Sharon can benefit from having a master plan
with an affordable housing component, which now can be considered by the Housing Appeals Committee

if a developer appeals a denial or conditional comprehensive permit.

Potential Legislative Changes to 40B

A state Task Force on 40B issued recommendations in June 2003 and legislation incorporating
those recommendations was filed in October 2003. Major elements of the proposed legislation include the
following:

= Affordable ownership units will be counted twice. This provision is retroactive.

= Affordable housing built with Community Preservation Act funding will be counted towards the

40B percentage.

= Recent progress towards the 10% goal, defined as creation of 2 percent of eligible affordable

housing, will give a community a one year moratorium on comprehensive permit applications.
= Communities with an approved affordable housing planned production plan may deny

comprehensive permit applications for specified periods as follows:

= %% of total year round housing units — 1 year period

= 1% of total year round housing units — 2 year period

= 1.5% of total year round housing units — 3 year period

= A community that has approved 3 or more comprehensive permits of 20 or more units each in

the preceding 12 months may deny the next application for a comprehensive permit.

= For projects on town borders, communities can have shared hearings, shared infrastructure

and services costs, and shared counting towards the 10% goal.
In May 2004, the Massachusetts House of Representatives passed the bill but included amendments
counting 50% of mobile homes and certain assisted living units towards the 10% goal. The state Senate
is expected to vote on the 40B reform bill by the end of July 2004, which, if passed, may or may not be
identical to the House bill. At this writing, it is anticipated that some version of the reform bill will become

law.
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Meeting the 10 percent Chapter 40B goal

The 10% goal for deed-restricted affordable units is calculated on the basis of census-year year-
round units — in Sharon’s case, 6,006 housing units. This means the Chapter 40B goal for Sharon is 601
affordable housing units, of which 202 already exist. Given the average household size of approximately
3 persons, 399 additional units could bring 1,197 more people to town. Because the additional units
would bring the total number of units up to 6,405 (if no other units were created), the 10% goal is
effectively higher in the long term. Because changes in the way 40B units are counted may occur, for the
purposes of illustration, we will assume the need for creating 400 affordable units by 2010.

Depending on how these units are produced, the goal might continue to increase as the total
number of units grows. For example, if 400 affordable ownership units are produced in projects in which
25% of the units are affordable, that means that the total number of new housing units would be 1600,
thus ultimately increasing the 10% goal to 761, assuming no other units were added in the Town. Rental
projects and projects with higher percentages of affordable units do not have the same impact.
Moreover, if the Chapter 40B reform legislation passes with the provision to count ownership units twice,
the impact would change again if the affordable housing were ownership housing.

The arithmetic of single family ownership-only 40B projects is not beneficial to Sharon. By taking
a more active role in shaping affordable housing production so that it meets Town goals, the Town can
successfully meet its affordable housing needs without creating large amounts of single family housing

that does not meet the goal of diversifying housing types.

Executive Order 418

Housing Certification through Executive Order 418 is a separate and distinct process from
qualifying housing for the Chapter 40B affordable housing inventory or certification of an Affordable
Housing Planned Production Plan. Housing Certification is a voluntary process. However, certain
discretionary state grants, including Public Works Economic Development grants, will not be available to
Sharon if it does not obtain EO 418 Housing Certification. In addition, housing certified communities
receive bonus points in grant competitions for open space funds and other environmental grant programs.
To be certified, communities must show that they have a strategy to provide housing for low, moderate
and middle income households and they must actually create units for households in these income
groups.

For the purposes of EO 418, qualifying units include not only those new units affordable to
households with incomes 80 percent and below the median — the top eligibility threshold for permanent
affordable housing — but also units affordable to middle-income families. New ownership units affordable
to households with up to 150 percent of the regional median income and new rental units affordable to

households with up to 100 percent of the regional median count towards EO 418 housing certification. In
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the Boston Metropolitan Statistical Area, of which Sharon is a part, this means that middle income
ownership units for a family of four can cost up to $375,000.

Sharon’s EO 418 certification will have to be renewed for FY 2004 and FY 2005 and will depend
on the actual creation of eligible units, not simply planning activities. The certification process gives credit
for affordable housing planning activities, for efforts to promote affordable housing creation such as
identification of suitable sites and zoning changes, and for production of affordable and middle-income
units. This EO 418 Plan will provide Sharon with the housing strategy. The state will also take into

consideration how much housing has actually been created in deciding whether to grant certification.

TYPE AND LOCATION OF CURRENT AFFORDABLE HOUSING

Sharon has 202 deed-restricted, permanently affordable housing units, all but one of them rental.
The single ownership unit is a Habitat for Humanity house on Gunhouse Street that was built
approximately four years ago. The maijority of the rental units are limited to elderly and disabled persons.
The Sharon Housing Authority owns 88 of these units and a nonprofit organization, South Norfolk Elderly
Housing Services, owns 98 units in Stony Brook Court which are under state authority and follow federal
guidelines. Both of these developments are located on Hixson Farm Road. In addition, the Housing
Authority has 6 family units on Pleasant Street. Finally, the Housing Authority leases a deed-restricted

building to the May Center with housing for 9 autistic persons.

Waiting lists

The Housing Authority’s waiting list for elderly/disabled housing has 63 names, including four
from Sharon. Given demographic trends, the Housing Authority director expects that the waiting list for
elderly housing will grow longer in the coming years. The waiting list for the much smaller number of
family affordable units is 64, including 6 Sharon residents and 58 from surrounding towns. Stony Brook
Court has a waiting list of 26 persons for its elderly/disabled units and the typical wait for a unit is one

year.

Chapter 40B eligible units
The 202 units described above are the only ones that qualify for the purposes of Chapter 40B, the

Comprehensive Permit Law. Sharon currently has 3.35% Chapter 40B qualified affordable housing units.

Current and future Chapter 40B projects

Approximately 408 acres of Sharon land is the subject of current or likely 40B projects. A large
40B project on Rattlesnake Hill was approved by the Zoning Board of Appeals for 120 units, less than the
250 units proposed. The developer is appealing the decision before the Housing Appeals Committee.

The Town voted an override of $7.5 million towards purchase and the legislature earmarked $7.5 million
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towards purchase and incorporation into Borderland State Park. Efforts are underway to persuade the
state administration to release those funds. Although the Town has voted its preference to see this
project not be built and the land incorporated into the state park, Town boards are working to facilitate

other 40B projects, particularly the Avalon Sharon rental project.

Potential Chapter 40B Projects
Project Total Units | Minimum Counted Counted for Status
Proposed Affordable | for 40B 40B if double

counting of

ownership

allowed
The Estates at Borderland 250 63 63 126 | -ZBA ruled for 120
(Rattlesnake Hill) units (30
(ownership) affordable); appeal

pending

King Philip Estates 12 3 3 6 | Filed; ZBA
(ownership) meetings
Avalon Sharon (rental) 192 48 192 192 | Pre-filing meetings
The Residences at Old Post 66 17 17 34 | Filed; hearings to
Rd (over-55 condominium) begin
Glendale Village 32 8 8 16 | Filed; hearings to
(condominium) be scheduled
Total Potential Units 552 139 283 374

As noted earlier, the state Department of Housing and Community Development recently issued
new regulations for Chapter 40B. These regulations provide for more rapid counting of approved units
and of more types of units; more leeway for a town to deny a permit or include conditions if it has an
approved affordable housing plan and has made recent progress towards the 10 percent affordable units
or if the project is very large in relation to the town’s population; and consideration by the Housing
appeals Committee of a community’s master plan and affordable housing creation efforts. If a town
shows that it has produced 40B-eligible units in the amount of three fourths of one percent of total
housing units (about 45 units for Sharon), it can ask DHCD for certification of its plan. A Certified plan
permits a town to deny a comprehensive permit, or grant one with conditions, for one year (two years if it
produces 1.5 percent of total housing units). The recent 40B Task Force recommended that certification
be available if the town produces %z of one percent of year-round units (approximately 30 units for
Sharon).

Potential Changes to the 40B Count

If the legislature