LOCAL PREFERENCE
AND FAIR HOUSING
FORUM

Thursday March 25th 6PM

Sponsored by the Brewster Housing Partnership
With the Select Board, Community Preservation Committee & Affordable Housing Trust Fund
Special thanks to Mass Housing Partnership




WELCOME &

INTRODUCTIONS

Shelly Goehring, Senior Program Manager, Mass Housing Partnership

Katharine Lacy, Senior Planner, Mass Housing Partnership
Donna Kalinick, Brewster Assistant Town Administrator

Jill Scalise, Brewster Housing Coordinator




Agenda of Presentation

» Introduction to the forum: Why are we here? Donna Kalinick & Jill Scalise
« Zoning: Obstacles and opportunities for fair housing- Katharine Lacy
o Affirmatively furthering fair housing- Shelly Goehring

» Local Preference: A general definition and how it is implemented in MA-
Katharine Lacy

 Brewster Housing- Donna Kalinick & Jill Scalise
 Recent Brewster Housing activities and fair housing

e Questions & Discussion




WHY ARE WE HERE7

n from the




Brewster Housing Partnership

Housing Partnership Charge:

The Brewster Housing Partnership was established to provide a local entity
interested in and advocating for local affordable housing initiatives in accordance
with the guidelines and framework of the Department of Housing and Community
Development (DHCD) and the Massachusetts Housing Partnership. The partnership
continues to provide input and coordination whenever a private comprehensive
permit application comes before the Town and frequently comments on other
projects, programs, and policies, including Community Preservation expenditures
which could affect the Town’s Subsidized Housing Inventory. The committee
consists of seven members appointed to three-year terms.

In the context of reviewing potential housing applications, questions emerged:

« What is local preference?

« How does local preference relate to fair housing?




What is Fair Housing?

In Massachusetts, it is unlawful for a
housing provider to discriminate
against a current or prospective
tenant based on:

Race, Color, National Origin,
Religion, Sex, Familial Status (i.e.
children), Disability, Source of
Income (e.g. a Section 8 voucher),

Sexual Orientation, Gender Identity, EQUAL HOUSING
Age, Marital Status, Veteran or
Agtive Millitary Stgtus, Genetic OPPO RTUNITY

Information.




Brewster Housing Production Plan

Strategy #13 Strategy #16

Develop a comprehensive Recognize local

education plan. government'’s
responsibility for fair &
affordable housing in
Brewster, and lead by
example: reduce the
potential for disparate
impact on protected
classes.




Brewster Vision Plan:

"Brewster is a welcoming and inclusive community that celebrates
its diversity and special character.”

Select Board & Town Administrator’s Select Board Strategic Plan
Pledge to Enhance Diversity, Equity & Community Character Goal #2

Inclusion for All Develop plan to identify/address issues of diversity and
Townof rewser inclusion, including potential formation of task force or

2138 Main Street Office of the:
Brewster, MA 02631-1898 Select Board

Phone: (505395 3701 o adVISOFY Commlttee

brewster-ma.j gov
Approved and Adopted: February 1, 2021

BREWSTER SELECT BOARD AND TOWN ADMINISTRATOR’S PLEDGE TO
ENHANCE DIVERSITY, EQUITY AND INCLUSION FOR ALL

As elected leaders we belie

esponsibility to understand and address inequality in all forms.

eﬁ“w;;av”““ i Affordable Housing Trust Fund Mission

veryone is treated with respect and dignity.

S Statement

. Eu 1 oursel mwnempmyeesaa appointed and elected officials
of div ers!ty equity, and inclusion, and promote training to mitigate:
DMSIH implementin glownpmgmms dpoh:les

e b s S e e The Brewster Affordable Housing Trust ("BAHT") seeks
- S e o 'uffv%«?m”""ﬁﬁ- to expand and preserve vyear-round rental and
o . ownership homes that are affordable to moderate,
low, and very low income households. Our efforts will

b s foster a welcoming environment for demographically

EpBinghom Borst Whiry and socio-economically diverse populations. The BAHT
_ Cwlflhsn Pl lwed is committed to education, collaboration, and

community engagement.




Presentation Goal:

e To provide a common language and
understanding of fair housing and local

preference for future discussions and policy
decisions.




MASS HOUSING
PARTNERSHIP

Background & Context —Zoning: Obstacles & Opportunities for Fair Housing

Affirmatively Furthering Fair Housing

Local Preference: A General Definition and How it is Implemented in MA




Who we are

MHP works with communities to create
innovative policy and financing solutions
that provide affordable homes and better
lives for the people of Massachusetts.




Community Assistance

Workshops and trainings

Resources and publications

it

Technical assistance

8



www.housingtoolbox.org

 Assessing Needs

* Local Support

« Zoning & Land Use

* Fair Housing
 Development Process
* Financing & Funding



www.mhp.net/datatown

Choose your community

Worcester~

community info - one place

Welcome to DataTown,
Massachusetts

A place to explore and learn about
your community

There is a lot of great information out there, but
have you ever tried to collect data about your
city or town, only to find that you need to go to
multiple sites and navigate a multitude of data
types that don't quite make sense for
Massachusetts? Even if you can find the data
you need, do you find yourself spending too
much time organizing and visualizing that data?

Us too.

That's why we created DataTown. We wanted a
site that not only compiles community-level

WHAT'S NEW?

WE ARE LIVE! THANKS FOR VISITING!

= Data downloads for all charts - Thanks Dana L.
for the feedbackl

= Hover-over labels on all charts - Thanks Chris
K. for the feedback!

= Improved mobile performance - Thanks
Janelle C. for the feedbackl

UPCOMING DATA SETS AND FUNCTIONS:
=2010 Decennial Census comparisen options
= Bureau of Labor Statistics

= County-level comparisons

=return to top of page on tab click

QUESTIONS? COMMENTS?

CONTACT Us!

TELL US WHAT YOU'D LIKE TO SEE ON THE SITE ...
Tom Hopper

Co-Director MHP Center for Housing Data

Housing units by building type
Tyngsborough v. State

Confdence Interval Tynasborough

Hhobile homes and other units

Singie family. anached

Single Family, detached
Percentage of housing stock

MHP

Annual housing units permitied
by buiding type in Tyngsboraugh
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Local Zoning:

Obstacles and Opportunities for Fair Housing

Brewster Local Preference and Fair Housing Forum
March 25, 2021

Photo Credit: Brewster Historical Society



Brewster’s HPP: A Balancing Act

Priority Affordable Housing Needs Regulatory/Development Constraints
Low-Income Family Housing Infrastructure Challenges (Water, Septic)
-Garden-style apartments Environmental Constraints
Rental Housing for Single People Open Space and Preservation Goals
-Single Room Occupancy Buildings
Subsidized Housing for the Elderly Zoning Constraints

-Affordable Senior Housing -Lack of land zoned for MF

-Land Area Requirements
-Intensity Limitations
-Special Conditions




Five (5) pages in length

Three (3) Districts
-Residential
-Limited Business
-Business

As-of-right Residential Uses
-1 and 2 Family Dwellings
-Agricultural Uses

Annual Reports | -Professional Practice

= TOWN OF BREWSTER -Up to ten (10) borders

| | ~ MASSACHUSETTS

| = | | Area Regulations™

‘ -Min. lot size: 15,000 sf
-Frontage: 100’
-Setbacks: 30’, 20’, 20’

-Distance between buildings: 40’

Faclory Willaye. Looking Wes), {poon howr) - LOET - EETIN

For The Yenr Ending December 31, 196100




Resiocenting
o FEISéal

ZONING MARP E//Z LT Busiwess
L. e

s
BREWSTER MASSACEUSETTS %&3_:-::!:5:'.?; Businees

3.

o

AR
SN

a:-\

e T

0
i
4

7

T

e . IR { X




More Districts

-Residential Rural

-Residential Low Density
-Residential Medium Density
-Commercial-High Density
-Commercial Seasonal
-Wetlands Conservancy
-Municipal Refuse District

New Types of Housing*

-Cluster
-Multifamily
-Townhouse
-PUD

New Types of Regulations
Off Street Parking Regulations
Signage Regulations
“Special” Regulations

Area Regulations
-Height
-Lot Coverage
-Minimum Building Size
-Distance between building

Non-Conforming Uses

Special Permits
TOWN OF

' BREWSTER

MASSACHUSETTS

ZONING BY-LAW

TOWN MEETING
FEBRUARY 11 - 12, 1971

APFROVED DY ATTORNET GEHENAL, EFFECTIVE JUNE 4, 187]

EMEriOED THAGUGH Mar |a7a




| ,
DISTRICT

REQUIRED

LUT AHEA LOT F
ISOUARE FEET) (FEET
RR 40,000 150
RL 40,000 150
RM 25,000 135
| 20,000 100
10,000
Hl
15, ‘
CS 20000 | -

‘MRD |

MUNIGIPAL REFUSE DISTRICT

OF THE

TOWN OF BREWSTER
WVIASSACHUSETTS

JANUARY 197D
REVISED: JANUARY 1976

ZONING DISTRICTS MAP

SCALE IN FEET
“EEE §F 3
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State and National Trends in Land Use Regulation

EL (losser, BA. Werd { Jaurnal of Lirben Economics &5 {2009) 265-278
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Population

Population change
Brewster

9,000

6,000

3,000

Source: U.S. Census Bureau Population Estimates Program !g‘lﬁl;",
HOUSING DATA



otsizes 11 1

New Districts

-Groundwater Protection District
-Floodplain District

-Village Business

-Natural Resource Protection District (Overlay
-Water Quality Protection District (Overlay)

New Uses

-Cellular facilities
-Marijuana Dispensaries
-Wind Turbines

-Solar

New Types of Housing

-Senior Affordable Housing

-Natural Resource Protection Design
-Planned Residential Development

-Major Residential Development
-Accessory Dwelling Units

-Affordable Multi-Family Housing Lot Sizes

Other
Septic Regulations > Title V
Wetlands Regulations > Wetland Protection Act

Historic Districts Commission



Figure 1. Regulatory Costs as a Share of Home Price
30.3%*

24.3%

m During
Construction

M During
14.0%* Development
18.8%
14.6%
7.9%
Lower Quartile Average Upper Quartile

* For quartiles, construction and development costs do not sum to the total
Source: NAHB/Weills FargoHMI survey, assumptions described in the Appendix

mﬂouslngEconnmles.com NAHB

Figure 3. 2011-2016 Increases Compared
Regulatory costs in a single-family home 20.8%
Price index: homes under construction 19.3%
Regulatory costs: during development only 19.1%

Gross domestic product per capita 14.9%

Disposable personal income per capita 14.4%
PPI: construction materials 10.3%

Consumer Price Index 6.1%

Regulatory costs based on avg new home prices 2/11 and 3/16 applied to survey data from the subsequent month
GDP and income per capita from 2010.QV and 2015:QV, U.S, Bureau of Economic Analysis

CPI from 2/11 and 3/16, PP from 11/10 and 12/15; U.8. Bureau of Labor Stalistics

Constant quality price index for new single-famity homes under conslruction 1/11 and 2/16, U.S. Census Bureau




The Cost of Increased Regulation

35,000 Annual Housing Production in Massachusetts by Decade
30,000
25,000 H MUltlfamlly
20,000 M Single Family
15,000
10,000
5,000
0
1960s 1970s 1980s 1990s 2000s 2010s
=RED & — Al-ransactions House Price Index for Massachusetts VIEW MAP @
= | vewwra |
g 400
i .

LL5. recessions are shaded; the maosrt recent end date is undecided. Source: U.5. Federal Housing Finance Agency fred.stlouisfed.org



The average lot size in Massachusetts is
now more than an acre, or the size of an
NFL football field.

Building Heights in non-urban towns have
dropped below what was built historically

MHP

L]



Social Implications of Local Regulations

But limited supply of housing is driving costs up at rates greater rate
than household incomes. Providing limited market rate housing
choices for large segments of the working population of Cape Cod

170

House prices increasing 5.1%/year

150

Rents increasing 3.9%/year

glﬂ

2

g
- Owner income increasing 2.0%/year
Renter income increasing 1.0%/year
100 100

2015 2016 w7 w018 2019 020 2021 2022 2023 2024 2025

©~ UNIONSTUDIO

ARCHMITECTURE L COMMUKITY DESIEN



“Limiting the
development of
inexpensive hous-
ing in affluent
neighborhoods
and jurisdictions
fuels econom
and racial segre-

tion and con-
tributes to signifi-
cant dilferences
in school per-
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Housing Costs, Zoning,
and Access to High-

Scoring Schools

Jonathan Rothwell

Findings
An analysis of national and metropolitan data on public school populations and state standard-
ized test scores for 84,077 schools im 2010 and 2011 reveals that:

B Mationwide, the average low-income student attends a school that scores at the 42nd
percentile on state exams, while the average middie/high-income student attends a
school that scores at the 61st percentile on state exams. This school test-score gap is even
wider between black and Latino students and white students. There is increasingly strong
evidence—from this report and other studies-that low-income students benefit from attending
higher-scoring schoaols.

B Mortheastern metro areas with relatively high levels of economic segregation exhibit
the highest school test-score gaps between low-income students and other students.
Controlling for regional factors such as size, income inequality, and racial/ethnic diversity
associated with school test-score gaps, Southern metro areas such as Washington and Raleigh,
and Western metros like Portland and Seattle, stand out for having smaller-than-expected test-
score gaps between schools attended by low-income and middie/high-income students.

W Across the 100 largest metropolitan areas, housing costs an average of 2.4 times as
much, or nearly $11,000 more per year, near a high-scoring public school than near a low-
scoring public school. This housing cosf gap reflects that home values are $205,000 higher
on average in the neighborhoods of high-scoring versus low-scoring schools. Near high-scoring
schoals, typical homes have 1.5 additional reoms and the share of housing units that are
rented is roughly 30 percentage points lower than in neighborhoods near low-scoring schools.

B Large metro areas with the least restrictive zoning have housing cost gaps that are
40 to 63 percentage points lower than metre areas with the most exclusionary zoning.
Eliminating exclusionary zoning in 2 metro area would, by reducing its housing cost gap, lower
its school best-score gap by an estimated 4 to 7 percentiles—a significant share of the observed
gap between schools serving the average low-income versus middle/higher-income student.

As the nation grapples with the growing gap between rich and poor and an economy increasingly
reliant on formal education, public policies should address housing market regulations that pro-
hibit all but the very affluent from enrolling their children in high-scoring public schools in order
to promote individual social mobility and broader economic security.

BRODKINGS | April 2012 [« |



Map of Race and Ethnicity by County Subdivision in Massachusetts

Hispanic Black Asian Mixed Other

White Race and Ethnicity by County Subdivision

Whites (non-Hispanic) as a percentage of the population (%):
16% 33% 50% 67% G3% 100%

#13




More Regulated

More Regulated

More Regulated

More Regulated

More Regulated

O A

More Expensive Housing

Better Services

Higher Barriers to Entry (Exclusive)

Less Diverse (Race and Income)

Less Equitable (Redistributive)






Zoning IS your Master Plan

Town of Brewster, MA

Zoning Districts Map

Legend
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Housing

GoaL: Provide more affordable, safe, and accessible rental
and ownership housing options at different price points,
particularly for single people, young families, and our older
population. Achieve the state’s 10% affordable goal by 2025.

PURPOSE 1

Promote housing choices to allow families to
live, work, and prosper

1. Review current zoning with key emphasis on
Accessory Dwelling unit bylaw which would allow
an additional smaller unit to be built on an existing
home lot; consider multifamily zoning and housing
above existing businesses.

2. Review current housing stock and town owned
land, identify needs, promote existing programs and
create innovative new programs.

3. Create a Municipal Housing Trust which will
allow the Town to develop more flexible programs
such as Buy Down assistance for homeowners,
rental vouchers, rehabilitation and acquisition of
land for Town-led, friendly 40B affordable develop-
ment.

4. Research and develop creative public and private
sources of funding and partnerships for housing.

5. Educate the public about affordable housing
by holding educational forums and creating a
marketing/awareness campaign about the need for
affordable and community housing options.

PURPOSE 2

Provide opportunities to address the varied housing needs of Brewster'’s aging population

1. Create more ways for seniors to age in place through zoning changes, tax incentives,
home sharing programs and elderly support services.

2. Develop more elderly housing options that are focused on inclusion, not isolation, and
that are near public transportation routes.

PURPOSE 3

Address the housing needs of the Town'’s year-round and seasonal workforce

1. Develop relationships between businesses, homeowners and Town to identify and
locate rooms for seasonal workers in safe and well managed locations, preferably near
transportation centers. Review zoning that would allow more housing units to be built
above existing businesses.

2. Develop more year round work force affordable rental stock and affordable first time home-
ownership opportunities through, for example, smaller lot sizes and non-traditional housing designs.

Examples of stakeholders

- Low/Middle Income Residents (Young Families, Older Fixed Income Families & Seasonal Workforce)
« Brewster Housing Coordinator - Brewster Housing Trust « Housing Partnerships (Brewster & MA)
« Brewster Housing Authority « Chambers of Commerce (Cape and Brewster)

+ Local Builders Associations, Contractors, MA Architects

+ Community Development Partnership « Housing Assistance Corporation « Lenders/Financing




Reduces Town Meeting voting threshold from 2/3 majority to simple majority for
zoning articles allowing:

Multi-family housing or mixed-use developments “as of right” in an eligible
location.

Accessory dwelling units, either within the principal dwelling or within a
detached structure on the same lot, as-of-right; or detached ADUs with SP

Reduced parking requirements (with a special permit)

Reduced dimensional standards:
lot size
lot coverage
height
setbacks

parking



Photo Credit: Brewster Historical Society

Thank you!

Katy Lacy, MHP
katharinelacy@gmail.com



Strengthening
our communities
by affirmatively

furthering fair housing

Shelly Goehring

Senior Program Manager




In this session:

Our fair housing
obligations

Recognizing
barriers to fair
housing

Benefits of
inclusive
communities




Housing
Act of 1968




Federal & State Protected Classes

Federal (Fair Housing Act)
- Race

- Color

- National Origin

- Religion

- Sex

- Familial Status

- Disability

State (M.G.L. c. 151B)

All federal bases plus:

* Ancestry

* Age

* Marital Status

* Source of Income/Public Assistance
* Sexual Orientation

* Gender Identity

* Veteran History/ Military Status

* Genetic Information




Two sides of the fair housing coin

Affirmatively
Further Fair
Housing

Analysis of
Impediments




Obligation to
Affirmatively Further Fair Housing

Eradicate
discrimination




AFFH needs to consider race

“In the face of the clear legislative purpose of the
Fair Housing Act...to combat racial segregation and
discrimination in housing, an interpretation of
“affirmatively further fair housing” that excludes
consideration of race would be an absurd result...”

--Anti-Discrimination Center of Metro NY Incorporated v. Westchester County




Analysis of Impediments

@ It’s not just about how much affordable housing you have.

Examine location of your affordable housing. Consider its
proximity to opportunities and resources.

Does the housing increase or decrease racial diversity in
the neighborhood?




Strategies to
Affirmatively Further Fair Housing

Diverse Housing
Options

Affirmative Fair
Marketing

‘ Zoning ‘ ‘

e Follow DHCD'’s e Consider ways e Multi-family
marketing & that zoning may AND single
resident be creating family
selection plan disparate

o . e Rental AND
guidelines impact

homeownership
e Market to those e Family AND

least likely to .
senior
L Q

EQUAL HOUSING
OPPORTUNITY




What the state is doing to AFFH

Invests in communities w/ Invests in affordable housing
racial & ethnically development to improve access to

concentrated poverty to opportunity areas & reduce

improve opportunities perpetuation of segregation

Promote Visitability, Universal Design
and accessibility (beyond minimum
code) to improve housing for persons
w/disabilities, persons aging in place
and other groups

Expand housing opportunities for
families w/children by requiring
three bedroom units in housing

funding programs




ecognizing
barriers to
air housing




Municipal level

Often no fair
housing
consideration in
master plans

No local fair
housing goals &
objectives

Resistance to look
regionally

Municipal
leadership skews to
home owners

Primarily single
family zoning




Tools that may exclude

Local zoning

* Large lot sizes

* No multi-family “as of right” (economies of scale)

* Set backs and floor-area-ratio (FAR)

Local preference (0% vs 70% vs 100%)

Resistance to public sewer and water




Acknowledging impediments
to fair housing is the first step.
Planning to address
impediments is the NEXT
step.




Inclusive
communities
are more
resilient




Diversify
age
distribution




icant decrease in young adults

Age distribution Age distribution
Brewsler v. State Brewster v. State
1990 2015-2019 ACS

Percenlage of population
Percentage of population

Source: .5, Census Bureaw: Decennial Census 1990-2010 & American Community Survey, Source: LS. Census Bureau: Decennial Census 1990-2010 & Amercan Community Survey,
2015-2018 5-year estimates. Table 50101: Age and Sex 2015-2019 5-year estimates. Table 50101: Age and Sex




Is this impacting the sc

School aged children by enroliment type
Brewster

Home Schooled
Private school

Charter Schools

Regional vocationaltechnical, out-
of-district public schools, and
collaboratives

Total enroliment

Academic Regional Schools

Local Public Schools

School fiscal year

Source: Massachusetts Department of Elementary and Secondary Education MHP

CENTER
HOUSING DATA




Increase
local
housing
options




Housing units by building type
Brewster v. State

Brewster !

Gonfidence interval

Mohile homes and other unils I;:
10 or more units |

5- 9 units |

3 - 4 units |

Two-family |

Single family, attached i"

Single Family, detached i

60%

Percentage of housing stock

Source: U.S. Census Bureau American Community Survey,
2015-2019 5-year estimates. Table 52504: Physical Housing Characteristics

Massachuselts

MHP

CENTER fir
HOUSING DATA

Very little housing diversity & development

Housing stock by year built
Brewster v. State

Confidence interval i | Brewster

_---.{_--.-,
o |

|
]
|

-
2010 to 2013

0.0%- i
2014 or later

MHP

CENIER fir
WAUSING LATA

1960 to 1979 1980 1o 1958
Year built

1939 or earlier 194010 1959 2000 to 2003




Most housing is homeownership

Tenure Mix
Brewster v. State

Owners . Renters

Having a healthy mix
of rental and
homeownership
housing, as well as
smaller homes,
supports people in all
stages of the life cycle.




. Support the
" local economy
® that relies on [}
low wage
labor




Landscapers
Childcare providers
Housecleaners
Retail workers

Many municipal workers

EQUITY

What does it say
about us if we want
the workers, but not
the housing these
workers can afford to
live in?




Prepare for
a diverse

workplace |




From 1980 to 2024...

* White non-Hispanic workers expected to dip below 60%
(down from 83% in 1980)

* People of color in the workforce will have more than doubled
(18% to 39%+)

e Millennials (56% white) are more diverse than Boomers (72% white)

Does it put Brewster young people at a disadvantage to
live in a primarily white community?

Sources: Bureau of Labor Statistics, The National Center for Public Policy and Higher Education, CNN Business




It's In your hands!

. More
Analysis of + Ve
Impediments .
: el community




Resources

S




Data

COMMUNITY INFO, ONE PLACE
~

Relevant data for every

community in the
Commonwealth to help make
the case for housing.

www.mhp.net/datatown

HOUSING TOOLBOX

for Massachusetts Communities

Strategies and best practices for
the creation and preservation of

affordable housing.

www.housingtoolbox.org




Questions?

Shelly Goehring
Senior Program Manager
857-317-8525 e sgoehring@mhp.net




GUIDELINES

Updated December 2014

G.L. C.40B COMPREHENSIVE PERMIT
PROJECTS

SUBSIDIZED HOUSING INVENTORY

Regulatory Authority: see 760 CMR 56.00

.
dhcd
Hassachusetts




If a municipality wishes to implement a local selection process, it must:

(1) Demonstrate in the AFHMP the need for Local Preference. For instance, a
community that has a subsidized rental housing or public housing waiting list
with applicants likely to apply for the project may support a local preference.

(1) Justify the extent of the Local Preference (the percentage of units to be set
aside for local preference). That is, how does the documented local need, in the
context of the size of the community, justify the proposed size of the local
preference for a given project. Note, however, that in no event shall a local
preference exceed 70% of the affordable units in a project.

(2) Demonstrate that the proposed local preference will not have a disparate
impact on protected classes



“A municipality must provide the developer ( and the subsidizing agency) the
documentation required to support a local preference within 3 months of the
issuance of the Comprehensive Permit. Failure to comply with this requirement
shall be deemed to demonstrate that there is not a need for a local preference and
shall not be approved as a part of any Affirmative Fair Housing Marketing Plan or
Use Restriction.”

“The Subsidizing Agency, and in the case of Local Action Units, DHCD as well as the
municipality, must approve a local preference scheme as part of the AFHMP.
Therefore, the nature and extent of local preferences should be approved by the
Subsidizing Agency (or DHCD in the case of LAUs) prior to including such language
in any zoning mechanism. Furthermore, a comprehensive permit shall only contain
requirements or conditions relating to local preferences to the extent permitted by
applicable law and this policy.”



(a) Allowable Preference Categories

(1)Current residents: a household in which one or more members is living
in the city or town at the time of application.

(2) Municipal employees: employees of the municipality, such as teachers,
janitors, firefighters, police officers, librarians, or town hall employees.

(3) Employees of local businesses: employees of businesses located in the
municipality.

(4) Households with children attending the locality’s schools, such as
METCO students.



b. When determining the preference categories, the geographic boundaries of the
local resident preference area may not be smaller than the municipal boundaries.

c. Durational requirements related to local preference, that is, how long an
applicant have lived in or worked in a residency preference area are not permitted
in any case.

d. Preferences extended to local residents should also be made available not only to
applicants who work in the preference area, but also to applicants who have been
hired to work in the preference area because of a bona fide offer of employment,
and applicants households with children attending the locality’s schools.

e. A preference for households that work in the community must not discriminate
against persons with disabilities and elderly households.

f. Advertising must not have a discriminatory effect on eligible applicants. As such,
local residency requirements must not be advertised as they may discourage non-

local applicants

Local Preference only applies to the initial sale or lease up!



Percentage (%) of minority applicant in Local Preference pool must be
equal to or greater than % minority residents in Metropolitan
Statistical Area.

Example: A forty (40) unit 40B in Barnstable County with 10 affordable units

Step 1: Sort by “Open” and “Local”
# Applicants in “Open Pool” (not Local): 70, including 10 minority
# Applicants in “Local Preference Pool”: 30, including 2 minority

Applicants in Local Minority Applicants in | % Minority Applicants
Preference Pool Local Preference Pool in Local Preference Pool

30 2 6.7%

Step 2: Assess

% Minority Applicants in Local Pool 6.7%
%Minority Population in Barnstable County 8.4%
Minority Balancing Needed? YES



Minority Balancing

Step 3: Balance
* Hold preliminary drawing of all non-local minority applicants
* Rank by order picked

* Add minority applicants to local pool until % of minority in local pool is greater
than or equal to

% minorities in SMSA (8.4% in Barnstable)

%Total Applicants in %Total Minority %Minority Applicants
Supplemented Local Applicants in in Supplemented

Preference Pool Supplemented Local Local Preference Pool
Preference Pool

31 3 10%




Segregation by Design Jessica Trounstein, 2018
Neighborhood Defenders, Einstein, et. al 2020
Zoning Rules, Fischel, 2015

“A New Measure of the Local Regulatory Environment for Housing Markets: The
Wharton Residential land Use Index,” Gyorko et al, 2006

“The Geography of Inequality: How Land Use Regulation Produces Segregation” in
American Political Science Review, 2020

“Residential Land Use Regulations in Eastern Massachusetts, “Amy Dain, Pioneer
Institute, 2005

“The Causes and Consequences of Land Use Regulations,”Glaser, Journal of Urban
Economics

“Zoning, Housing Costs and Access to High Quality Schools,” Glaser, Brooking
Institute, 2012,
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Brewster’s Housing Context

Brewster Housing Stock: 45% owner occupied, 8% renter occupied, 44% seasonal/ vacant
MA Housing Stock: 56% owner occupied, 34% renter occupied, 4% seasonal/ vacant

2020 Median Brewster Home Sales Price- $470,000 (Cape & Islands Assn. of Realtors)

Affordable Housing:

« Affordable units on the Subsidized Housing Inventory (SHI) — 268 units
» 5.58% of year round housing, MA mandates 10% affordable of year round housing stock.

« Brewster Housing Authority- 56 apartments, state subsidized housing, 2+ year wait list
« Wells Court- 24 apartments, senior housing, 2+ year wait list

« King's Landing- 108 apartments, 5+ year wait list




B tert MA 1
Lo:.a?a?irr?B:nl;tat:[::‘g].nﬂ\;A - Part of Barnstable Town MA Metropolitan Area De m Og ra p h ICS

Demographics: Population "% %1 Massachuseus  P0]

Total 9,837 100% 6,850,553 100%

B reWSte rl Preschool (0 to 4) 283 2.9% 361,016 5.3%

School Age (5to 17) 1,319 13.4% 1,010,244 14.7%

B a rn Sta b | e C O U ntyl College Age (18 to 24) 662 6.7% 697,610 10.2%

Young Adult (25 to 44) 1,258 12.8% 1,809,852 26.4%

Older Adult{45 to 64) 3,162 32.1% 1,864,742 27.2%
IVI a SS a C h U S etts Older (65 plus) 3.153 32.1% 1,107,089 16.2%

Median Age 54.3 39.5

Source: .S, Census Bureau. American Community Survey 5-year estimates.,

Barnstable County Demographics

- Population by Race and Hispanic Origin in 2019

Population Estimates by Race and Hispanic Rank in Pct Dist.
QOrigin in 2019 Number L=y Dist. inU.S.

Pct. of
Total

Total 9,837 100% 6,850,553
American Ind. or Alaskan Native Alone 0 0.0% 14,764
Asian Alone 3,182 15%  55% Asian Alone 57 0.6% 452,436
Black Alone 94 1.0% 522,357

Native Hawaiian and Other Pac. Isl. Alone 34 0.3% 2,804

Native Hawaiian and Other Pac. Isl. Alone 109 0.1% 0.2% White Alone 96.5% 5,348,538

Population Massachusetts

American Ind. or Alaskan Native Alone 1313 0.6% 0.8%

Black Alone 6,210 2.9% | 12.7%

Two or More Race Groups 1.6% 223,035
Hispanic or Latino
Two or More Race Groups 4,448 424 2.1% 3.3% Total Hispanic or Latino 2.2% 809,179

Mexican 0.3% 48,777
Cuban 0.1% 14,906
Non-Hispanic or Latino 206,880 Puerto Rican 1.2% 327,501
Other 0.5% 417,995

White Alone 195,669 91.6% | 72.5%

Hispanic or Latino (can be of any race)

Hispanic or Latino 6,616

Source: .5, Census Bureau. American Community Survey S-year estimates.,
Sources: U.S. Census Bureau




Recent Housing Initiatives & Fair Housing

« White Rock Commons, Comprehensive permit neighborhood
« 12 homes, 3 affordable, 70% local preference

« Lottery managed by Housing Assistance Corporation (HAC). Fair housing outreach
« 2 homes- 1 local preference; final home completed later, used original lottery

e Brewster Buy Down Program
« Up to $30,000 to purchase a home, requires a deed restriction

« Approximately one buy down property a year, almost exclusively affordable resales
 No local preference, fair housing outreach included with HAC resale efforts

¢ Community Housing Forum
« Fair housing discussion and representation at every step from planning through forum

« Broad & targeted outreach: beyond town entities, included diverse groups and social services

« Rental Assistance Program

« Habitat for Humanity Paul Hush Way




Brewster Rental Assistance Program

Up to $600/ month ongoing assistance
or up to $6,000 emergency Covid
assistance

HAC is managing agent

Universal application for all available
funding. Online application

Fair housing outreach

Request for Quotes: “Perform
Affirmative Fair Housing Marketing of
the program”

Quarterly reports include affirmative
marketing as well as assistance
provided

Housing
Assistance
Affirmative Marketing for Reporting Period:

Emails
February Digital HACheat (Sent February 8, 2021 to 9,232 people, 28.2% open rate, 10.6% click rate) —
Mention of WHRF and contacting HAC for assistance

February HACbeat (sent to roughly 1,400 people)
Alisa’s Editorial: New Year, New Opportunities, and Renewed Resolve (mention of WHRF)

Help Available for households Struggling to Pay Rent, Mortgage

Press Releases/Media Outreach

Housing Assistance Eviction Moratorium Extension Press Release (sent January 11, 2021)

Housing Assistance Corporation Warns of Increasing Housing Insecurity Due to COVID Pandemic (sent on
December 18, 2021)

Coverage:

12/18/20: HAC Warns of Increasing Housing Insecurity Due to Pandemic (Cape & Plymouth Business
Media)

12/18/20: Cape Cod Broadcasting Media Coverage (Grady Culhane)

12/18/20: Cape Cod Radi Coverage of 12/18/20 press release

12/22/20: Fund Created to Help with Housing Needs (Bourne Enterprise)

12/23/20: Housing Assistance Corporation Warns of Rising Housing Insecurity as Pandemic Continues
(CapeCod.com)

1/11/21: Gifts Bolster Workforce Housing Relief Fund (Falmouth Enterprise)

1/11/21: Donations aid HAC in helping renters {Cape Codder)

1/12/21: Cape Cod Radio Coverage of 1/11/21 press release

1/15/21: Corporate gifts bolster Housing Assistance Workforce Housing Relief Fund (Barnstable Patriot)
1/20/21: Fund aims to help struggling residents stave off eviction (Cape Cod Times)

2/21/21: Behind on your mortgage, rent? Here’s how to get help (Cape Cod Times)




Habitat for Humanity Paul Hush Way

TOWN OF BREWSTER
Rationale for Local Need, October 2016
Habitat for Humanity, Paul Hush Way, Phase |, & Affordable Homes

Based on the Department of Housing and Community Development Subsicized Housing Inventory as of December 3,
2014 Brewster's percentage of affordabie homes 3.1%. While not the least percentaze of affordable housing out of
the fifteen Cape Cod communities, it is nok the most efther. At 3.1%, Erewster is at the average. However, as the State
\posl iz 10%, this sversge is & far ory from maating poals and, mast importantly, s far oy from mesting resd.

In tarms of homeownership opportunities, the inventory is even less robust. Of the 246 5HI affordabie homes, only 43
are owTearshin opportunities. And of these 43, nine are cwner-rehasiltation pragram units without perpetual desd
restrictions. This mesns that less than 14% of the SHI represents tnee opportunities for homeownershio. The most
recent sddition an homeownership was in 2008

The 2009-2014 American Community Suneey [US Census| Five Year Estimates lists medisn housshold income for the
Town of Erewster at 566,306, Using the Department of Housing and Community Development pricing calculator, with
OsTent inbsrast rates, FY2047 Brewsher tax rate and other osTent varisbies, s househodd ssrning the madian income
an afford & homs costing 5243,300. The same Census data shows medisn home valses for Brewster ot $440,500
leaving an affordanility gap of 3221,000. Setting asice median pricing and simply lcoking at homes curmently Ested on
tihe Multiple Listing Sarvice {MLS), the lowest priosd single family home in Brewster is isted at $252,900. There are
‘truly no affordable homeownership opportunities in the town

Another metric for local need is s==n through loml school data. The Town of Erewster hias two elementany schools,
Eddy Eementany snd Stony Ercok Elemantary Schools. Eddy Elementany has 22.4% of its shudent body classified as
“economically disadvantaged™ and Stony Brook Elementary has 23.1% oassified a5 “economically disadvantageo™.

The 20059-2014 Americsn Community Survey Five Yesr Extimates asiso give town-specfic dats on Brewster-renting
househoids. This survey tracks “Monthly Housing Cost &5 a Fercemage of Household Income”. For the Town of
Erewster, over 51% of its renter-househoics pay more than 30% of their income for rent. This is an unaffordabie rant.
As ranter-housaholds would be candidates for affordable homeownership oppartunities, this is another ingication of
ol need.

Additiorailly, Brewster has 8 DHCD approved 3009 Housing Produsction Plan which offers ampie demographic data
demonstrating housing need. See Qibg i

Ao of note is Brewster's perosntage of minorities. Eassd on 2010 US Cansus dats the racal maks-up of Barnstabis
County is 32.7% white; for Brewster that percentage is 56.65%. While there is the possibility that a local preference
slone might hewve a disparste effect on minarity apolicants, the locl prefierence is not being presented on its own. To
counterbaiance any potential cisparate efect, applicant pools will be balance for minority status it minorities are
undeTepresented in the loml pool [the lokteny structure presenbed in AMfirmstive Fair Housing Merketing Plan]. This
'will prevent cisparate affects, yet at the same time aliow for 8 CoMMAuNity that has conbributed significant resources
‘o offer some of the homes with a ool preferenos to those who live, work or hawe children attending locsl schoolk:

Heditat for Humanity of Cape Cod respectfully request local preference for four of the six homes to be Duik st Paul

Hush Wy [formesly referred to &5 620 Tubman Road), representing §5.56% loml preferenos for this municpaly

supported Local Initistive Program project.
L]
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Paul Hush Way: 14 homes in 2 phases

« 70% Local Preference
« Affirmative fair housing marketing
« 157 total applicants (2 phases)

» 49 applicants qualified for
drawing/lottery

» Both the lottery pool and home
ownership build selection
demonstrated a fair and diverse
representation of qualified applicants




Upcoming Housing Opportunities

Brewster Woods
30 units of affordable rental housing, 1,2 & 3 bedroom units, infrastructure construction
underway. ($550,000 CPA fundin% $1.68 million MassWorksF?rant, $250,000 HOME funds) 70%
Local preference requested. Marketing by Preservation of Affordable Housing & HAC.

Habitat for Humanity
Request for a Local Initiative Project (LIP), home ownership, 2 homes on Red Top Road. (CPA

grant request of $105,000) Requesting one home as veteran’s preference.

Serenity Brewster

Former Win%ate Skilled Rehabilitation & Assisted Living Center bought by Elevation Financial
Group, rehabilitation into age 55+ rental housing. Expected 131 units with 20% affordable. Will
have a Local Action Unit (LAU) application before the Select Board for the affordable units to be
placed on the Subsidized Housing Inventory (SHI).

Millstone Community Housing Property

16+ acres of Town owned land designated for community housin?. Currently the Housing Trust is
in the initial process of developing a Request for Proposals (RFP) for the property.




QUESTIONS &
DISCUSSION

How can Brewster affirmatively further fair housing?




