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TOWN OF EASTHAM
HOUSING PRODUCTION PLAN (HPP)

l. EXECUTIVE SUMMARY

A. Introduction

Eastham is primarily a residential community with a year-round population of about 5,700
residents. The town is particularly challenged during the summer months when the
combination of seasonal residents and visitors, drawn to the town by its stunning natural
beauty and wide-ranging recreational opportunities, can increase the population more than
five-fold. These visitors bolster Eastham’s tourist economy./ it also place enormous pressures
on local services and the housing market. These pressut s were amplified during the 2020-
2021 Covid-19 pandemic due to the loss of incomed xper. aced by some residents and the
heightened demand from those seeking Eastham as/ . safer retre _»from the pandemic.

In tandem with high numbers of seasonal unit. \and< . econd homes, now at about 60% of all
units, dramatic demographic shifts have been ¢ -urring. While Eastham had been losing
population, it has more recently experie < a3, bit of « surge, from 4,956 residents in 2010 to
5,674 by 2021, This increase can largely' e exs .«. ». by more households being able to work
remotely further fueled by the 47 nidemic' ‘.t led to an increase in the year-round housing
stock, the draining of availab!¢ nousil j invei ory, and rising housing prices.

Eastham is also continuing to It * younger residents simultaneously to experiencing substantial
gains in older ones < iiese ¢ 'mog. whic changes are projected to continue and likely contribute
to further losses< populatior, diversity, significant shifts away from families and workers, and
an extended retirer. »at focus/ Rising housing costs are aggravating the situation, leading to
wider affordability gap: »nd< :vere cost burdens. This situation is not unique to Eastham as it is
a trend throughout the Ccpe, the Lower and Outer Cape in particular. Consequently, planning
efforts have focused on strategies to attract younger residents to the community and meet the
needs of Eastham’s increasing population of older adults. Progress has been made in amending
zoning to better promote housing affordability and diversity as well as in acquiring properties
that will be suitable for the inclusion of some amount of affordable and workforce housing in
appropriate smart locations, plus engaging in additional community planning efforts.!

1 Recent zoning changes have included inclusionary zoning, a motel conversion bylaw, and increased
allowed density for year-round rentals. The Town is also in the midst of several community planning
efforts including the North Eastham Village Center Master Plan, Form-based Code Zoning Amendments,
a Townwide 5-year Strategic Plan Update, and a Wastewater Plan Update. Moreover, the Town has
acquired several properties on which it is analyzing potential housing uses including the T-Time
property, Town Center Plaza property, 580 Massasoit Road, the Beach Plum Motel, and 2 units on the

1
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This Housing Production Plan represents an update of the Plan that was completed and
approved in 2021 and the work that was recently adopted as part of the Eastham Strategic Plan
for FY2020-2024, presenting a snapshot of current conditions and trends as well as an outlook
on the future. It also analyzes the existing gaps between what housing is available and what
residents can afford, including a review of local, regional, and state programs and resources to
address unmet housing needs. The Plan will also help forward the goals, priorities, and actions
included in the recent Town-wide Strategic Plan.

B. Summary of Housing Needs Assessment
Section Il of this Plan provides a detailed analysis of updated demographic, economic, and
housing characteristics and trends. In addition to the summary of these trends below, Appendix
1 includes tables that summarize these trends in comparison to Barnstable County and the
state for 2000 and 2021. The Appendix also includes the 4
and 2019 as well as between 2000 and 2021, offering oth

_rcentage changes between 2000
points of comparison.

Table I-1: Summary of Key Communit:( i rends ana ‘ousing Priorities

Key Demographic and Economic Trends ! Hou.ing Priorities

Reversals of previous population losses. « rafd housing along a wide range of

incc_2es for both year-round and seasonal
residei

roe

Proportionate losses of all age groups beld v |

age 55.

se starter housing and workforce units.

Substantial gains in older ad‘its. Th se age
65 or older comprised ali »st 40 7 oM
residents in 2021.

Create more opportunities for downsizing
with handicapped accessibility and support
services.

Modest recent gains .n fami._hous holds.

Continue to boost starter housing, including
rentals and first-time homeownership.

Poverty increased frc ». 5.5% ir 2000 to 6.8%
in 2021.

Incorporate units in new rental development
for the most financially vulnerable residents.

Key Housing Trends

Housing Priorities

About 56% of Eastham’s housing stock was
built prior to 1980 and likely includes units
with lead-based paint and deferred
maintenance problems.

Continue to offer programs to support
necessary home improvements.

There were 2,388 year-round units in 2010,
up to 3,156 units in 2020 (boosted by the
pandemic), and down to 2,525, in 2021.

Boost housing development for year-round

New growth focused on seasonal or second
home market going from 52.3% of all units in
2000, 55.8% in 2010, and 59.3% by 2021.

residents.

left side of two tax-foreclosed duplexes at 2815 and 2835 State Highway.
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Loss of rental units from 470 units in 2000 to
168 in 2021.

Make rental unit production a community
priority.

Limited diversity of housing types as 96% of
units are single-family detached homes.

Promote greater diversity of types of housing
to address a wide range of housing needs.

exacerbated the
supply and
costs and

CovID-19
between
boosting
diminishing available inventory.

Impacts of

imbalance housing

demand, housing

Median single-family house price of
$775,000 as of 10/23, up from $520,000 in
2020 and $655,000 in 2021.

Lack of rental listings with 2-bedroom apts.
going for at least $2,000.

Widening affordability gaps as incomes
increased by 145% between 1990 and 2021
while the median single-family house price
increased by 385%.

High cost burdens with almost 1/3 of all
households paying too much for housing.and
16% spending at least half their incon \ ..
housing costs.

Secure more housing resources to promote
affordable,
development

workforce, and mixed-income

in appropriate locations and

better leverage limited local funds. Tapping
into some/ ‘elatively new local funding
streams 3¢ ‘ state financing opportunities will
be ess{ itial.

These key shifts are further s°_scriber below.

Rebounding paawiation 3ins: After a decline in population between 2000 and 2010,
there was 2 to 5, 274 residents based on 2021 census estimates. COVID-19
was a driv._a force beh d this growth as off-Cape residents sought a safer retreat from

Increas

the pandemic

Loss of younger residents and substantial gains in older ones: Eastham experienced
losses of all age categories below age 54 and substantial increases in those older than
age 55. This was reflected in the median age changing from 47.6 to 59.0 years between
2000 and 2021. With the loss of children has come declining school enrollments.
Moreover, as older residents continue to age, the need for greater handicapped
accessibility and supportive services will increase over the next several decades.

The relatively high cost of living in Eastham, the relatively low amount of affordable
housing, and limited employment opportunities in particular, are creating barriers for
younger age groups and making it increasingly more likely that those who grew up in
Eastham will be less able to raise their own families locally without housing subsidies or
help from their families. The ability to retain and attract new residents, particularly
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young families, remains a priority issue for the Town in the years ahead, also addressed
in the Town’s Strategic Plan.

e Modest gains in family households: There was a small decline in the percentage of
families, from 68.2% to 63.6% of all households between 2000 and 2019 with a more
recent increase to 69.3% in 2021. Losses are largely due to the aging of the population,
driven by the baby boomers2, with more people living alone in tandem with fewer
children. Recent gains are likely largely due to the pandemic that attracted new off-
Cape families to the area.

e Lower level of higher-income earners: While Eastham’s median household income has
increased considerably, from $42,618 in 2000 to $76,859 in 2021, the median is lower
than the county and state levels of $83,537 and $89¢ .45, respectively. The percentage
of those earning less than $25,000, at 7.7%, is< wer than 12.1% and 15.6% for the
county and state, respectively, based on 2021¢ _.enst._hestimates. On the other end of
the income range, the percentage of hous iolds earni. » more than $100,000, while
growing, is lower in Eastham at 38.5% ca (pared.to 46.9% a.id 45.6% for the county and
state, respectively.

e /ncreasing poverty: The propoi o..nf Easthc » residents living in poverty increased
from 5.5% to 6.8% between 2000 ad 2/ _. "ncreasing as well for the county and state
to higher levels at 7./7mand 1 %, respectively. Clearly some residents have
experienced losses of .ncom | perh. s through unemployment or underemployment,
and are likely strugg. »g to. “in ftiie community.

e Slower housé g gro. 4 R ssing units increased by 825 units or 14.9% between 2000
and 2021¢ ccording tc :ensus data, a rate that is higher than the county at 12.6% but
relatively coi marable t' 'the state at 15.1%. Building permit data suggests a somewhat
lower level of hi »sind growth during this period of about 700 units. Housing production
is still considerably iower than the boom years of housing construction with a 19.3% rate
of growth in the 1980s, for example.

e Loss of rental units: Census estimates suggest that Eastham lost 256 rental units
between 2000 and 2021. Consequently, Eastham’s rental housing declined
proportionately to 6.7% compared to 17.7% for the county and 36.8% for the state. This
points to rental housing being converted to owner-occupancy or from year-round to
seasonal use. The Town has made an important effort to increase the supply of year-
round rentals through the Village at Nauset Green development, adoption of new zoning
to promote ADUs and year-round rentals, and acquisition of new property for some
rental housing development.

2 Members of the large generation born between 1946 and 1964.
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e High seasonal housing pressures?
Housing in Eastham involves two distinct markets, the year-round housing market and
the seasonal or second home market that now comprises about 60% of all dwellings
compared to 33.8% for Barnstable County and only 3.6% statewide. In the summer
months, Eastham’s resident population increases to almost 30,000, putting enormous
pressure on Town services and the long-term, permanent population. Moreover, finding
housing for seasonal workers has been challenging.

Figure 1-1 shows the incremental changes in housing growth compared to population
growth and level of year-round occupied units. This information shows the declines in
new year-round units through 2010 with a modest uptick after that, most likely a result

of the higher housing

Figure I-1- Housing and Population Growth, 1980-202}) demand for such units
1400 1223 during the pandemic. Year-
| 500 round production was also
1!000 99\ 991 Ldoyed by the 65 new units
200 670 718 TGO AUnjs as part of the Village at
502 Nauset Green development.
. ~ar-roune, B
400 L A —rourt cupled
300 137 Ui Relatively  low  housing
0 8 total Population density: Eastham’s housing
00 e;b“’ o?ﬁo) é\q o density was  significantly
~ A AN lower than the county and
400 & o O o
60d N S = the state at about 234 per

square mile as compared to
418 and< 35, respec\ tely. This is largely reflective of the considerable amount of
preserved o a space if town, including the National Seashore.

o Limited diversity .. types of housing: Almost all Eastham’s housing units are single-
family detached homes at 96%, significantly higher than the county’s level at 81% as well
as the state at 52% of all units. Almost all new housing growth, except the Village at
Nauset Green, has involved single-family homes.

3 In the U.S. Census, seasonal units are defined as those that are intended by the owner to be occupied
during only certain seasons of the year. They are not anyone’s usual residence. A seasonal unit may be
used in more than one season; for example, for both summer and winter sports. Published counts of
seasonal units also include housing units held for occupancy by migratory farm workers. While not
currently intended for year-round use, most seasonal units could be used year-round. In regard to units
for occasional use, these are defined by the census units held for weekend or other occasional use
throughout the year. Second homes may be classified as occasional use or as seasonal.
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e High and rising housing costs: The median single-family house price as of October
2023 was $775,000 which was considerably higher than the county and state at
$662,500 and $570,000, respectively. While housing prices have been increasing at a
steady pace over the decades, COVID-19 caused a surge in housing demand that
drained the inventory of available listings and pushed prices to unprecedented levels.

Additionally, while the year-round rental housing stock
is small, high rental rates were also further
exacerbated by the pandemic. Some residents, who
have relied on more affordable winter rentals in the

Special HUD data indicates that of
the estimated 1,279 households
with incomes at or below 80%
AMI, 697 or about 54% were

experiencing cost burdens as they past, were outbid by seasonal renters who extended

were spending more than 30% of their leases given an ability to work and attend school
their income on housing costs. Of remotely. While the: "are few if any listings, realtors
these, 379 or about 28% were

spending at least half of their

suggest that a tv¢ -bedroom apartment with upgrades
would fetch e ¢r $. 200. Leasing requirements of a

i | ’ . . .
income on housing, up from one- first and /5t month’s sent plus a security deposit

half and one-quarter in 2012 create f@ . ther financial ba.riers for renters. It is also

respectively worth r sinod iat high operating costs in tandem with

compliance :equirements present challenges to local

landlords, also driving up rents.

C. Summary of Priority Ho~ >g Nee .

Based on the Housing Needs< ssesst ent (se \Section lll), there are key indicators that suggest
significant local needs for a. »rdah’ ‘2a"that go well beyond what is required to meet the
10% state affordability aeal inci (ng:

I. Househo/l ~with Very . mited Incomes

Despite generally ir. seasing F jusehold wealth, almost 200 households had incomes of less
than $25,000, 421 unc :.$7 0,000, substantially more than the 116 subsidized units available.
Poverty has also increasea“over the recent past. Given Eastham’s tight housing market, it can be
expected that many lower income residents are struggling to afford to remain in the
community, made worse by the pandemic.

Priority Need #1: Given the high costs of housing, more subsidized rental housing is necessary
to make living in Eastham more affordable, particularly for those with very limited financial
means and the importance of replacing some of the rentals that have been lost in recent years.

2. Affordability Gaps

The gap between median household income and the median single-family house price has
widened over the years to unprecedented levels. While incomes increased by 145% between
1990 and 2021, the median single-family house price increased by 385% based on Banker &
Tradesman data. A new high school teacher earning $75,000 would be hard-pressed to find
anything affordable in Eastham and even on Cape Cod in general.
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Priority Need #2: A wider range of affordable housing options is needed, including starter
housing for younger households entering the job market and forming their own families as well
as opportunities for empty nesters to downsize. This includes those who may not meet all state
affordability requirements under Chapter 408 but are still priced out of Eastham’s housing
market.

3. Special Needs Households

The 2021 census estimates identified 509 residents as claiming a disability, representing 9.0%
of all residents. This level of disability, plus an increasingly aging population, point to
significant special needs within the Eastham community. Additionally, there were only eight
units of special needs housing available (Department of Mental Health group homes), no
subsidized housing units available solely for the elderly, and no assisted living units in the
community.

Priority Need #3: Some amount of new housing shoult be built handicapped-adaptable or
accessible to the disabled, including seniors, and mord supp. ‘tive housing services should also

be integrated into new development - goal of 10%4 all new ur. s created, 20% for seniors and
single persons.

4, Existing Housing Conditions

About 56% of Eastham’s housing stock | ‘a-milt prio. 10 1980 and is therefore more likely to
have traces of lead-based paint, posin_\ safs .y zards to children, as well as problems
concerning aging system and s stural ditions. Also, because most properties rely on
septic systems, some existing/,yster are lii_\ly failing or in disrepair that present problems for
Eastham’s sensitive environ. antal « “ypns)

Priority Need #4: Proarams a. needed to support necessary home improvements, including

deleading and sep?’ repa. n. fo. wnits occupied by low and moderate-income households,
particularly the < Jerly living an fixed incomes and investor-owned properties occupied by
qualifying househor. . Fundin/ for current programs that provide help in making home repairs
should be maintained ¢ »ing ased to meet the need.

D. Summary of Development Challenges
Undertaking a more proactive housing agenda to promote affordable housing is a significant
challenge in Eastham given the following issues:

e The Town’s resources for absorbing growth are limited given significant physical
constraints. While Eastham is making headway in providing municipal water services and
is moving forward in getting the updated Wastewater Plan approved by the MA
Department of Environmental Protection (DEP), it still has no centralized sewer system
and municipal water services remain limited, making denser development more costly
and difficult.

Eastham Housing Production Plan



e One-third of Eastham’s land area is part of the National Seashore where development is
extremely limited. This large area, as well as the western coastline along Cape Cod Bay,
includes substantial marshland, tidelands, wetlands, and other ecosystems that are
important wildlife habitats. These natural amenities attract millions of visitors annually
and provide highly valued opportunities for a wide range of recreational activities that
need to be protected. Additionally, Eastham has a very limited supply of land still
available for development, and the Town owns a relatively small amount of developable
property that could support affordable housing.

e Fastham’s population increases five-fold during the summer season. This surge of
population puts enormous pressures on existing Town services and infrastructure and
presents other challenges for the community such as how to house seasonal workers
while maintaining sufficient affordable or workforce he ising for year-round workers.

e Like most localities in the Commonwealth, £asd am’s. Toning By-law embraces large-/ot
zoning of at least 40,000 square feet ps  unit, largc v in consideration of Title 5
regulations, and limits the types of haof.ing that can be ouilt. While the Town has
incorporated measures to promote gru ter ousing diversity and affordability, low
housing density and other restrictions st \constrain the construction of affordable
housing by severely reducing opp i« hities for' nonomies of scale in development.

e Despite approving the Ca@mmunity | ¢ servation Act (CPA) and establishing the Eastham
Affordable Housing T .ist to] romo .\ affordable housing, the Town still has limited
resources to subsia. 2 nend TWw'aament in the context of widening affordability gaps
and increasing cast bur. " is.

Due to the relai aly high cu ts o1 housing, whether for homeownership or rentals, some
residents are still fii. "ing it diff .ult to afford to remain in Eastham. Children who grew up in the
town continue to face™ e pf ssibility that they may not be able to find sufficient employment
opportunities that will aiow them to afford to raise their own families locally. Long-term
residents, especially the elderly, are finding themselves less able to maintain their homes and
keep up with high expenses. However, they are unable to find alternative housing in town that
better meets their current lifestyles, including housing that is handicapped-accessible and has
supportive services. Seniors are in fact a substantially increasing segment of the population,
and the Town will need to focus on their growing housing needs. Families are finding it more
difficult to afford to live in town and are spending too much of their income on housing costs.
Municipal employees and employees of local businesses are increasingly hard pressed to find
housing that is affordable in Eastham and are confronted with long commutes. COVID-19
precipitated even more financial challenges. Clearly more housing options are required to meet
diverse local needs and produce Eastham’s fair share of regional needs.
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E. Summary of Production Goals

The state administers the Housing Production Program that enables cities and towns to adopt
an affordable housing plan that demonstrates production of 0.50% over one year or 1.0% over
two years of its year-round housing stock eligible for inclusion in the Subsidized Housing
Inventory (SHI). Eastham would have to produce at least 16 affordable units annually to meet
these production goals, a formidable challenge. If the state certifies that the locality has
complied with its annual production goals, the Town’s Zoning Board of Appeals may be able to
deny what it considers inappropriate comprehensive permit applications without the
developer’s ability to appeal.# This Plan provides production goals over the next five years
which include the creation of affordable and workforce units® beyond the 16-unit annual goal
as well as other units that are not eligible for inclusion in the SHI but still serve local housing
needs. These goals still fall well short of community needs.

The state’s subsidizing agencies have entered into ans -<ragency Agreement that provides
guidance to localities concerning housing opportunitiCs for < milies with children and require
that at least 10% of the units in affordable housing® Jevelopmeri hthat are funded, assisted, or
approved by a state housing agency have threed  moresbedrooms with some exceptions (e.qg.,
age-restricted housing, assisted living, supportiv.hhos Jing for individuals, SRO’s. etc.).

F. Summary of Housing Strategie

This Housing Production Plan identifii = t.it . Jnificant progress has been made in
implementing the Plans that wa®_"_ »orove. «n 2016 and 2021. Of particular importance was
the development of 65 unitsdur affor able re \tal housing through the Village at Nauset Green.
This project represented thu ‘args’ -« wsment in the community and is a model of inter-
community cooperationgas Wei cet and Orleans both contributed $100,000 towards project
financing. Becaused i1s rent pro, it involved a Chapter 40B comprehensive permit, all units
qualified for incit ‘on on the' ubsidized Housing Inventory, including the 15 units that were
targeted to those wi hincome between 80% and 90% of area median income. More recently,

4 If a community has achieved certification within 15 days of the opening of the local hearing for the
comprehensive permit, the ZBA shall provide written notice to the applicant, with a copy to EOHLC, that it
considers that a denial of the permit or the imposition of conditions or requirements would be consistent
with local needs, the grounds that it believes have been met, and the factual basis for that position,
including any necessary supportive documentation. If the applicant wishes to challenge the ZBA’s
assertion, it must do so by providing written notice to EOHLC, with a copy to the ZBA, within 15 days of its
receipt of the ZBA’s notice, including any documentation to support its position. EOHLC shall review the
materials provided by both parties and issue a decision within 30 days of its receipt of all materials. The
ZBA shall have the burden of proving satisfaction of the grounds for asserting that a denial or approval
with conditions would be consistent local needs, provided, however, that any failure of the EOHLC to issue
a timely decision shall be deemed a determination in favor of the municipality. This procedure shall toll
the requirement to terminate the hearing within 180 days.

5 Workforce units are defined in this Plan as those earning between 80% and 120% of area median
income who are still largely priced out of the existing housing market.
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the Town acquired several properties and is analyzing potential housing uses.

The Town has also made notable progress in modifying its zoning to make Accessory Dwelling
Units (ADUs) easier to administer and create, mandating the inclusion of affordable housing
through its Inclusionary Zoning bylaw, and allowing increased density for year-round rentals by
decreasing the lot size requirement for duplexes. Other important community planning work
that is underway includes the North Eastham Village Center Master Plan, Form Based Code
Zoning Amendments, the Five-Year Strategic Plan Update, as well as the Wastewater Plan
Update.

The strategies listed below build on this progress and are categorized according to approaches
for building local capacity to implement the Five-Year Strategic Plan and this Housing
Production Plan, continuing development and preservati€ i activities, and adopting new
regulatory changes. The strategies also reflect state ref irements that ask communities to
address five major categories of housing production a¢ proac 2s.6 A summary of these actions
is included in Appendix 2 and a summary of the prf jress made  ‘nce the 2016 and 2021 Plans
were completed is included in Appendix 3.

It is important to note that these strategies are. ‘resented as a package for the Town to
prioritize and process, each through th. \ «,n:apriate egulatory channels. It should be noted
that while a major goal of this Plan is tc :ven? .c. meet the state’s 10% goal under Chapter

40B, the essential goal is to s the v ¢ e range of local housing needs, and there are
instances where housing inif atives| night | e promoted to meet these needs that will not
necessarily result in the inci_sion of @min tie Subsidized Housing Inventory (SHI).

I. Capacity Bui’ .ng Su.. _tegie.

While Eastham hd an existing »rganizational structure in place to focus on affordable housing
issues, including th »Fastham' iffordable Housing Trust, recently-hired Housing Coordinator,
and ongoing partnersh s w1 local service providers and developers, the following strategies
are intended to make ada donal progress in the Town’s ability to create more diverse housing
options.

e (Continue to conduct ongoing community outreach to engage the community in
discussions on affordable housing and help galvanize local support, political and
financial, for new production.

o Explore new local housing support programs to help serve a wider range of local
housing needs including a Closing Cost Assistance Program to help first-time
homebuyers and a Lease to Own Program to support tenants of Trust-owned properties

6 Massachusetts General Law Chapter 40B, 760 CMR 56.03.4.

10
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2.

in moving on to homeownership. Given rising housing costs, these programs would be
targeted to the turnover of existing affordable units.

Development and Preservation Strategies

To accomplish the actions included in the Five-Year Strategic Plan and this Housing Plan, it will
be essential for the Town to continue reaching out to the development community and sources
of public and private financing for necessary technical and financial resources.

3.

Continue to make suitable public property available for affordable housing as the Town
has acquired some additional properties and is analyzing development opportunities.
The Town will continue to conduct the necessary studies and planning to determine the
feasibility of developing such properties. For example, the Town has created a
Development Committee to explore developments Jptions for the former T-Time
property on Route 6. This Committee has also b4 a tasked with making development
recommendations for two additional Town-e . ned™ operties including the current
Council on Aging (COA) property at 580 Mzaf sasoit Road »ad Town Center Plaza. Newly
acquired properties also include the Bef _.n Plum Motel ard two units as part of two
duplexes. These properties will likely" tacli e affordable housing, senior, and/or
workforce housing.

Continue to partner with dei ope . >, privately-owned properties, working
collaboratively with arez a-proi. {and for-profit developers on new development
opportunities that t£e ad intage \of local zoning provisions or the “friendly”
comprehensive pern. »orocs “ponals the state’s Local Initiative Program (LIP).

Continue tal parthic wwiti. yaon-profit organizations on local housing programs to
promote < tordable r¢ ital units and make essential improvements to the existing
housing stoc

Continue to pursuc regional opportunities to work collaboratively on housing initiatives
with other communities on the Cape. This is ongoing in general but specifically Eastham
provided $100,000 in CPA funding in 2023 to the Housing Assistance Corporation (HAC)
for a project in Orleans and continues to provide technical assistance to CPD with their
ADU assistance program.

Regulatory Strategies

Housing production is contingent not only on actual development projects but on the
regulatory tools that enable localities to guide new housing creation. The Town has recently
adopted several zoning amendments that were recommended in the previous Housing
Production Plans including an ADU bylaw, inclusionary zoning, a motel conversion bylaw, and
provisions for increasing density for year-round rentals. The Town has appointed a Residential
Zoning Task Force to explore and recommend zoning changes that will help promote affordable
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housing including:

e Amend the Open Space Residential Subdivision Development (OSRSD) bylaw that
promotes a “smarter” and more compact development pattern as units are built in a
cluster instead of the conventional grid pattern. This allows higher density on a portion
of the site while creating permanently restricted open space as well. The Town should
revisit these provisions and determine what measures may better promote its use
including density bonuses for the integration of some amount of affordable housing and
the extension of the provisions to other zoning districts including commercial zones.

e Develop Design Guidelines to help ensure greater resiliency and sustainability of new
development as well as more architecturally-compatible design. Guidelines will focus on
North Eastham that includes a District of Critical Plart ing Concern (DCPC). This work is
ongoing with the Town pursuing Form Based Codef tesign Guidelines for North Eastham
with another phase for analyzing how these iter{ 5 can 2 implemented in other districts.

12
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TOWN OF EASTHAM
HOUSING PRODUCTION PLAN

II. INTRODUCTION

A. Background and Purpose

Eastham is a coastal resort and residential community, nestled between the Atlantic Ocean on
the east and Cape Cod Bay on the west, Wellfleet to the north and Orleans to the south, on the
forearm of the Lower Cape. The town of about 5,700 year-round residents is removed from
major employment centers as it is approximately 25 miles east of Hyannis, 92 miles southeast
of Boston, and 96 miles east of Providence.

Eastham has approximately fourteen and one-qua cer \ *.25) square miles of upland,
translating into about 9,120 acres, of which near)s one-third,” x 3,000 acres, lies within the
Cape Cod National Seashore. The town has & .e distinction ot“opeing the gateway to this
important national treasure that attracts millior. hof 2 sitors annually. It also has an important
historic role as the place where the Pilgrims firsc_anded in 1620, the exact location which
continues to be called "First Encounter | = »%.to this' ‘'ay. Several decades later, in 1651, the
town, which had been referred to as “Naw. :tt,”/ -c. "»=2 known as Eastham.

In reflection of this significazt. histo /, the | acal Comprehensive Plan, which was prepared in

2002 and updated in 2010, tates4 “matauset Indians walked these grounds many years ago.
Our forefathers, the Pilarims, . owed suit. We, who are presently entrusted with formulating
plans for the futuref . r Eas. am, " uist do our best to preserve the essence of these grounds.

We will be judg{  for the c| irage we demonstrate in our comprehensive planning.”” An
introduction to the " »n also in udes these words, “Eastham is, and will continue to be, a caring
community as evidence »by« strong interest in affordable housing for all residents in our Town
who have such need, and 'y the continued strong support given to human services.”8

The town’s historic and recreational features, as well as Eastham’s small-town character, have
continued to lure visitors over the years - some who arrive for short or extended periods in the
summer, others who have decided to purchase second homes, those searching for a place to
retire, and even some more recently in search of a safer retreat from COVID-19. But, as is true
with most communities on the Cape, living in Eastham has become expensive with median
housing prices for single-family homes at $775,000 as of October 2023, and rents beyond
$2,000 for a two-bedroom apartment with upgrades.

7 Town of Eastham, 2002 Local Comprehensive Plan (draft update in 2010) Committee Statement, page iii.
8 |bid.
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Given local challenges, Eastham embarked on the preparation of the Five-Year Strategic Plan to
help prioritize Town investments and activities through a community-wide planning process.
The Eastham Strategic Plan was approved unanimously by the Select Board in 2019 and updated
in 2022. One of the six priority goals is to increase the diversity of housing options. The Plan
further recognized the importance of the Village at Nauset Green, a new $23 million project on
Town-owned property that includes 65 rental units with a range of affordability, from those
with incomes at or below 30% of area median income (AMI) to 90% AMI. It also identifies key
strategies for the Town to undertake over the next five years, many of which were part of the
2016 and 2021 Housing Production Plans (HPPs).

The September 2019 Town Meeting also approved a Family Support Package that provides
funding for education, housing and human service needs of Eastham residents. The package
calls for an additional $490,500 and is contingent on the passage of a Prop. 2%z override vote. It
includes funding for preschool children, school lunches apf nutrition assistance for all resident
Eastham children enrolled in Nauset regional schools, & :mi_ar lunch programs, an elementary
after-school program, and additional funding for the®Affordabic Housing Trust.

The Town also adopted new zoning to bett{ prom< e affordable and workforce housing
including inclusionary zoning that mandates * »e inclusion of affordable housing in all
production and preservation projects of fi«e units or hore, a bylaw to better promote Accessory
Dwelling Units (ADUs), provisions for ti 2 cc.marsion § motels to year-round housing, and
options for increasing density for year-rot. d » atals.

This Housing Production Plazf (HPP) | :prese is an update of the HPP that was completed and
approved in 2021 and the v wrk th sonipleted on the Strategic Plan for FY2020-2024 in
2019 and updated in 2022, pi :nting a snapshot of current conditions and trends as well as
an outlook on the fi .are. v nlso '« nalyzes the existing gaps between what housing is available
and what resideil - can affor\ \including a review of local, regional and state programs and
resources to addres. »nmet h¢ sing needs.

B. Housing Goals ar.u Guiding Principles

As noted above, this Housing Production Plan builds on the work that has been past including
most recently the Strategic Plan for FY2020-2024, adopted in 2019 and updated through 2022.
The Plan highlighted three overarching guiding principles including:

1. Honor Eastham’s history and protect its small-town identity.
2. Live in harmony with the natural environment and local culture.

3. Enhance community vibrancy and viability for people of all ages.

Of particular importance was the community-wide goal to diversify housing options in Eastham
which is of great significance to this Housing Production Plan.

14

Eastham Housing Production Plan



The 2022 update to the Strategic Plan included four “strategy packages” designed to
comprehensively help meet the goals of the Plan. One of these packages related to strategies to
support intentional and well-designed development with the following key actions:

e Make suitable land available for affordable housing.

e Redevelop and improve existing buildings to maximize housing potential.

e Seek more opportunities to partner with private developers on privately owned sites to
create affordable housing.

e Adopt Inclusionary Zoning provisions so that private market-rate development will
include affordable units.

e Adopt architectural design guidelines for new development, particularly along the Route
6 corridor and North Eastham Village Center, to ensure resiliency by design and
architecturally compatible design.

Eastham’s Affordable Housing Trust and the Select B{.ird a2 adopted the following guiding
principles for pursuing affordable housing opportur .ies in May . »d August 2015, respectively:

1. Increase housing opportunities to thosc whet .ive and/or work in the community, by
prioritizing opportunities that support its Ic_1l citizenry and that serve a range of local
housing needs - even if the L 2. may nov e eligible for inclusion in the state
Subsidized Housing Inventory (SHI,

2. Develop year-round aff@@mble r <.l units to serve Eastham’s most financially

vulnerable residents including it service workers.

Of particular importance ‘s the 2_Videntify properties that have reduced or nominal
need to further dive .y acquisition costs.

Eastham’s housin® stoc . fro. 4. Support the subsidization of rental housing and
helping the ¢ amunity’s © 1ost the subsidization of infrastructure and utilities
financially vulnera. ‘= residen , to for new housing developments.

those who are pri d <. of 5. Maximize opportunities within Eastham’s built
Eastham’s housing md <et but environment by prioritizing projects that convert
still  need access to more existing housing into affordable units (accessory
affordable housing as starter apartments, small in-fill developments, buy-
housing or for downsizing. down initiatives).

6. Develop projects that serve a wide range of
housing needs including families, single occupants, seniors and special needs
populations.

7. Encourage a diversity of housing types including clustered mixed-income and scattered
single and multi-family units.

Eastham’s Community Preservation Committee also established the following community
housing goals as part of its preparation of the Community Preservation Plan in 2014, updated
for FY2020-2024:
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1. Create affordable units that will serve Eastham’s housing needs and will count on the
state’s Subsidized Housing Inventory.

2. Convert market rate homes to permanently affordable rental units for low-income
households with incomes up to 80% of the area median income (AMI).

3. Continue to support the work of the Eastham Affordable Housing Trust including
providing needed staffing support and affordable housing expertise.

4. Support development through new construction of affordable housing for households
with incomes up to 80% AMI, including housing for seniors and particularly on sites that
can accommodate creation of outdoor recreation facilities.

5. Preserve affordable rental units through physical improvements (as enabled within the
limitations of the CPA statute) and rehabilitate community housing that was created with
CPA funds.

6. Foster first-time homebuyer initiatives to buy-4 wn the cost of mortgages and/or
provide down payment assistance for household . witr. mcomes up to 100% AMI.

This Housing Production Plan builds on these £ ‘evious, planning “:fforts and important goals
and guiding principles, provides updated and ac itior .« information on the housing dynamic in
Eastham, and identifies a responsive set of strat ties to address housing needs and meet
production goals.

C. Definition of Affordab! .. using

There are several definitions< 1 affor, able h¢ \sing, as federal and state programs offer various
criteria. For example, the U. » Der’ /(. f'Housing and Urban Development (HUD) generally
identifies units as affordahle it". oss rent (including costs of utilities borne by the tenant) is no
more than 30% of 4 liousen. ’s I »ame (with a small deduction for each dependent, for child
care, and for ext yordinary n. dical expenses, etc.) or if the carrying costs of purchasing a
home (mortgage, hc. 2owners issociation fees, property taxes and insurance) is hot more than
typically 30% of income. 'f ! useholds are paying more than these amounts, they are described
as experiencing housing arfordability problems or cost burdens; and if they are paying 50% or
more for housing, they have severe cost burdens.

Housing subsidy programs are often targeted to particular income ranges depending upon
programmatic goals. Extremely low-income housing is directed to households with incomes at
or below 30% of area median income (AMI) as defined by HUD, and very low-income is defined
as households with incomes between 30% and 50% AMI. Low- and moderate-income generally
refers to the range from over 50% and up to 80% AMI. These income levels are adjusted
annually and are summarized in Table II-1 for 2023.

Most state-supported housing assistance programs are targeted to households earning no
more than 80% of area median income; however, many rental programs are directed to those
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earning at lower income thresholds. For example, the Low Income Housing Tax Credit Program,
that subsidizes rental units, is targeted to households earning up to 60% AMI, also with some
even lower income requirements. First-time homebuyer programs typically apply income limits
of up to 80% AMI. /t is worth noting that according to special HUD data, approximately 1,300
households, or about half of Eastham’s total households would be income-eligible for
affordable housing using the 80% AMI criterion without consideration of financial assets.

Table II-1: Income Limits for Affordable Housing in the Barnstable County Area, 2023

# in Household | 30% AMI 50% AMI 80% AMI 100% AMI
1 $24,200 $40,300 $64,450 $87,010
2 $27,650 $46,050 $73,650 $99,440
3 $31,100 $51,800 $82,850 $111,870
4 $34,550 $57,550 $92,050 $124,300
5 $37,350 $62,200 $98 150 $134,244
6 $40,280 $66,800 c 06, 90 $144,188
7 $45,420 $71,400 $114,15 $154,132
8 $50,560 $76,000 $121,550 $164,076

Source: U.S. Department of Housing and Urban Deve! oment 4 JD)

The Community Preservation Act (CPA) a''aws Comi. :nity Preservation funding to be directed
to those within a somewhat higher inck me " v.hze, 16.2% AMI, now commonly referred to as
“‘community housing”. Additionally, som\ \hal.sing uevelopments incorporate several income
tiers. For example, the Village 20 wa. ‘et Gre n included three income tiers, one for those under
30% AMI, a second for thos¢ with ir omes t. \m 30% to 60% AMI, and a third for those in the
60% to 90% AMI income rang.

The state establisk® d legisic._on 1. wpromoting affordable housing under Chapter 774 of the
Acts of 1969, cre iing the Mc¢ sachusetts Comprehensive Permit Law (Massachusetts General
Laws Chapter 40B).  this legi’ .ation allows developers to override local zoning if the project
meets certain requiremc ts* und the municipality has less than 10% of its year-round housing
stock defined as affordable under the 40B Subsidized Housing Inventory or meet other statutory
minima including annual housing production goals. In calculating a community’s progress
toward the 10% Chapter 40B goal, the state counts a housing unit as affordable if it is created
by state or federal programs that support low- and moderate-income households earning at or
below 80% AMI.

9 It should be noted, however, that those units that involve occupants with incomes higher than 80% AMI,
while still serving local housing needs, will not count as part of the Subsidized Housing Inventory (SHI) and
help the Town reach its 10% affordability goal or annual housing production goals unless they are part of a
Chapter 40B rental development where 100% of the units qualify for inclusion in the SHI, as was the case
with the Village at Nauset Green. Also, at least 25% of the units must be targeted to those earning at or
below 80% of area median income (AMI) or 20% targeted to those at or below 50% AMI.
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Based on the Massachusetts Department of Housing and Community Development’s most
recent data on Eastham’s supply of affordable housing included in the state’s Subsidized
Housing Inventory (SHI), the town had 3,156 year-round housing units of which 116 were
counted by the state as affordable, representing 3.68% of the year-round housing stock, falling
well short of community needs. The percentage will be adjusted when the 2030 census figures
are released.

FOR THE PURPOSES OF CHAPTER 40B, AFFORDABLE HOUSING IS
GENERALLY DEFINED AS HOUSING UNITS THAT ARE:
1. Targeted to households with incomes at or below 80% of area
median income (AMI)
2. Subsidized by an eligible state or federal program.
3. Subject to a long-term deed restriction li¢ ting
occupancy to income eligible househ< = = for a specified
time.
4. Subject to an Affirmative Fair H< .sing Market. = Plan.
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lIl. HOUSING NEEDS ASSESSMENT

This Housing Needs Assessment presents an overview of the current housing situation in the
Town of Eastham, providing details on demographic and housing characteristics and trends,
analyses of market conditions and affordability gaps, and identifying priority housing needs. In
the context of continuing rising housing costs and widening affordability gaps, increasing
numbers of residents are being shut out of the community’s housing market. The pandemic
only exacerbated market pressures.

A. Demographic and Economic Profile

Eastham is experiencing significant demographic shifts with a resurging population, fewer
children, and an aging population, much like most communities on the Cape. More affordable
and workforce housing options in tandem with better paying jobs might help forestall the
exodus of young families from the Lower Cape, a daunting( .nallenge. The arrival of COVID-19
also put greater pressures on Eastham’s residents < ¢ hbusinesses, which were further

exacerbated by rising interest rates and constructionssosts.

I. Population Growth - Relatively recent p{ ulatior’ jain

During World War I, the population in Eastham 1. ¢ Jded only 582 residents, a point when the
‘lage. After the war, Eastham began to
viculary,” between 1970 and 2000 when the
population increased by 3,410 residents, fi xn2¢.,0450 5,453, with an increase of almost 2,000

town was still primarily a fishing and &wricultural

experience a surge in population grov h, .

residents between 1980 and 2€° v ai_ae. Ti s historic housing growth is presented in Table Ill-
1 and Figure llI-1.

Tab: -4 . Popu...ion Growth, 1940 to 2021
Total Nupet = € hange Over Percentage
Year Residef s Pre »ous Decade Change Over Median Age
Previous Decade
1940 582 - - -
1950 860 |8 16.8% —-
1960 1,200 340 39.5% 37.5 years
1970 2,043 843 70.2% 41.1 years
1980 3,472 1,429 70.0% 39.1 years
1990 4,462 990 28.5% 41.7 years
2000 5,453 991 22.2% 47.6 years
2010 4,956 -497 -9.1% 56.6 years
2020 5,752 796 16.1% 62.2 years
2021 5,674 -78 -1.4 59.0 years
Town Clerk
2022 5,362

Sources: U.S. Census Bureau decennial figures, American Community Survey (ACS) 5-Year Estimates,
2017-2021 and Town Clerk records.
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After 2000, Eastham experienced a decline in population, down to 4,956 full-time residents by
2010. Since then, the population has increased beyond the pre-2000 level, to 5,674 residents
according to U.S. Census Bureau’s American Community Survey estimates for 2021. Town
records indicate that as of the end of 2022, the population totaled 5,362 residents, somewhat
lower than the 2021 census estimate.

Figure llI-1: Population Growth, 1940-2021
6000 5453 5,674
5000
4000
3000
2000

1000

0
1940 1950 1960 € <@g, 1980 %990 2000 2010 2021

Source: U.S. Census Bureau decennial' ‘guref di.. »merican Community Survey 5-Year Estimates
2017-2021

The Metropolitan Area Plarfi. ng Caol = '%MAFC) has calculated population growth projections,
summarized by age range in sie IlI-4. These projections suggest that the population will
decrease to 3,512 x siden. hby « 0, certainly overestimating population losses. Population
projections from¢ 1e State Dc 1 Ceriter at the University of Massachusetts’ Donahue Institute
(UMDI) suggest dra. matic popu ition losses as well to 3,840 residents by 2030 and 2,865 by
2040, as summarized v *Tab! "1l1-5.

The Cape Cod Commission (CCC) and Barnstable County commissioned a Regional Housing
Market Analysis which was completed in June 2017.10 This report suggested some population
growth for the county in general and for Eastham as well to an estimated population of 5,196
residents by 2025, representing a 4.8% rate of growth between 2010 and 2025. The report,
which was prepared by Crane Associates, Inc. and Economic & Policy Resources, relied largely
on the forecasts from Moody’s Analytics relating to the structural economy in the county,
forecasting the county’s future economic performance and demographic changes within a
larger prospective view of its economic, financial and demographic dynamic. A Cape Cod

10 Crane Associates, Inc. and Economic & Policy Resources, “Regional Housing Market Analysis and 10-
year Forecast of Housing Supply and Demand for Barnstable County, Massachusetts”, prepared for the
Cape Cod Commission, June 30, 2017.
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Commission economist suggests that the MAPC and State Data Center projections may not
consider unique factors in typical retirement communities where the outpacing of births by
deaths may be a less reliable measure for population trends than the ability of the community
to attract new residents from outside the region.' These projections are a more reliable source
for demographic forecasts than the MAPC and State Data Center figures, however, still likely
underestimate population growth.

2.

Age Distribution - Recent increases in younger residents and major gains in older adults

As Table 1lI-2 and Figure 1lI-2 both demonstrate, Eastham is continuing to experience the
following demographic shifts:

Recent increases in children but at a slower rate than the population as a whole

While the overall population increased by 63% betwed ¢ 1980 and 2021, children under
the age of 18 increased by only 5% according tod ‘nsus estimates. This represents a
decreasing portion of the population, from 22.4 o in " 280 to 14.4% by 2021. In just the
period between 2000 and 2021, there wi' "a 15.5% '\ \crease in this age group in
comparison to modest net population grs' .th of 4,.1% during this period.

Declines in young adults
Young adults between the ages « © + and 34," *ho would be entering the labor market
and forming their own families, ¢ creas -« 5,31.5% between 1980 and 2021, and by

27.2% between 2000 are2921. | 7 .us decline has reduced the pool of entry-level
workers and service ef ploye] .. In 17 30 this group comprised about 24% of Eastham’s
residents, but by 2t 9 the ntaae had dropped to only 14.4%. The 2021 census

estimates suggest a fur. * r drop to 10%.

This outr{ 1ration of | \ung "adults is occurring throughout most communities of the
Cape, where he comb’ ation of fewer job opportunities, particularly those outside of
the retail and s wics sectors that pay well, and high living expenses are increasingly
forcing this group to relocate further away. Clearly more subsidized rental options
would be extremely helpful in housing this dwindling but important population. This
trend also suggests the need for not only workforce development efforts, but more
first-time homebuyer opportunities as starter homes in the private housing market have
virtually disappeared in Eastham.

11

Ramachandran, Mahesh, Environmental Economist for the Cape Cod Commission, “The Cape’s

Population Problem Isn’t a Problem,” from Banker & Tradesman, November 28, 2016.
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Table IlI-2: Age Distribution, 1980 to 2021

Age Range 1980 1990 2000 2010 2021

# % # % # % # % # %
Under 5 Years 181 5.2 255 5.7 208 3.8 141 2.8 152 2.7
5-17 Years 595 17.1 654 14.7 757 13.9 483 9.7 663 11.7
18 - 24 Years 311 9.0 303 6.8 270 5.0 246 5.0 200 3.5
25 - 34 Years 523 15.1 596 13.4 514 9.4 318 6.4 371 6.5
35 - 44 Years 288 8.3 639 14.3 778 14.3 450 9.1 369 6.5
45 - 54 Years 379 10.9 | 397 8.9 822 15.1 724 14.6 658 11.6
55 - 64 Years 501 14.4 | 562 12.6 685 12.6 987 19.9 1,059 | 18.7
65 - 74 Years 495 14.2 | 702 15.7 790 14.5 825 16.6 1,265 | 22.3
75 - 84 Years 155 4.5 273 6.1 624 9.6 563 11.4 562 9.9
85+ Years 45 1.3 81 1.8 106 1.9 219 4.4 375 6.6
Total 3,473 | 100.0 | 4,462 100.0 | 5,453 | 102 0 | 4,956 | 100.0 | 5,674 | 100.0
Under 18 776 22.3 | 909 20.4 965 /. 624 12.6 815 14.4
Age 65+ 695 20.0 | 1,056 23.7 1,524 7 27.9 1,607 | 32.4 2,202 | 38.8

Source: U.S. Census Bureau, 1980, 1990, 2000 and 20¢ J; American Co. munity Survey 5-Year Estimates

for 2017-2021.

e Additional losses of younger middle-age res. ‘2nts

There have been significant fluctt \tic..

Figure Il1I-2: Change in Age Distributic
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of 35 and 54 as they comprised

19.2%

of Eastham residents

in

1980, grew to 29.4% in 2000,
and then declined to 18.1% by

2021.

The aging

These residents totaled
1,600 in 2000 and fell to 1,047
by 2021, representing a decline
of 34.6%.

Major increases in older

adults

of

the

town’s

population is striking, largely driven by the baby boom generation and the area’s

attraction as a retirement destination.

then increased to 18.7% by 2021.

For example, residents between the ages of 55
and 64 comprised 14.4% of the population in 1980, decreased to 12.6% by 2000, and

The population of those 65 years of age or older has

increased substantially over the past several decades as they comprised 20% of the
population in 1980, increased to about 28% by 2000, and by 2021 included 38.8% of
Town residents. Even those seniors over 75 years increased as a percentage of the
population from 5.8% in 1980, to 11.5% in 2000, and then to 16.5% by 2021 or from
200 to 937 residents.
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The aging trend is also revealed in the increasing
median age in Eastham, from 39.1 years in 1980, to
47.6 vyears in 2000, and 59.0 years by 2021 as
presented in Table IlI-6. This level is high in comparison
to 37.1 years and 31.1 years for the county and state in
1980, respectively; 44.6 vyears and 36.5 vyears,
respectively, in 2000; and 54.6 and 39.9 years by 2021.
Based on 2021 census estimates, 57.5% of all residents are age 55 or older.

While the total population
increased by 63% between 1980
and 2021, those age 65 or older
increased by 217% and those 75
or older by 368%.

The aging of residents also suggests that the Town should address the housing needs of this
burgeoning population, offering more housing options for seniors, including options for
downsizing with greater handicapped-accessibility and sur’ ort services. It should be noted,
however, that it is difficult to qualify long-term reside’ s with substantial home equity for
housing assistance given limits on financial assets. < is a. 2 worth noting that the lack of
affordable housing has a direct impact on the sho: .ge of serv. s needed for seniors such as
in home care, PT, transportation, and medical ca' . for example

Table IlI-3 provides information on Eastham’s ag .distribution in comparison to Barnstable
County and the state for 2010 and 20% .. 7his data " ahlights some proportionate growth of
children under age 18 in Eastham comp. :ed t# . w3es in the county and state. Nevertheless,
Eastham and Barnstable County f#n'.a sigr. “‘antly lower percentage of children than the state
in 2021, at 14.4% and 14.5%< espec vely, « \/mpared to 19.5%. Eastham experienced losses in
the other age categories b& een 2¢ w%.ana 64 while the county and state saw some modest
growth in the age 18 to 34-ye ¢ esidents and those age 55 to 64. Particularly noteworthy was
Eastham’s percentas’ or u. e ay 265 or older at 38.8%, higher than the county level of 32.3%
and more than d¢ ole the stai. \leverof 17%.

Table. -3: £ _mparative Age Distribution Data, 2010 and 2021

Easthi.n Barnstable County Massachusetts
Age Range % 2010 % 2021 % 2010 % 2021 % 2010 % 2021
Under 18 12.6 14.4 17.3 14.5 21.7 19.5
18 to 34 11.3 10.0 14.8 16.0 23.1 23.9
35 to 44 9.1 6.5 10.6 8.9 13.6 12.8
45 to 54 14.6 11.6 15.9 11.2 15.5 12.6
55 to 64 19.9 18.7 16.6 17.3 12.3 13.8
Age 65+ 32.4 38.8 25.0 32.3 13.8 17.4
Median Age 56.6/59.0 years 49.9/54.6 years 39.1/39.9 years

Source: U.S. Census Bureau, 2010 and American Community Survey, 2017-2021 5-Year Estimates for
Eastham and 1-Year 2021 Estimates for the county and state.
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Table llI-4 presents population projections by age range through 2020 and 2030, prepared by
the Metropolitan Area Planning Council (MAPC). These projections suggest a continuation of
population trends with declines in younger residents and substantial increases in seniors. For
example, those older adults aged 65 years or more are projected to increase from about one-
third to almost two-thirds of the population by 2030. There are considerable reductions in all
other age categories with those under age 35 dwindling to only 8.7% of the population. As
noted above, the projections greatly underestimate total population growth trends.

Table 1l1-4: MAPC Population Projections for 2020 and 2030

Age Range 2010 Census 2020 Projections 2030 Projections
# % # % # %
Less than 5 years 141 2.8 101 2.3 43 1.2
5 to 19 years 565 11.4 335 =3 208 5.9
20 to 34 years 482 9.7 221 5.1 55 1.6
35 to 64 years 2,161 43.6 1,561 2 910 25.9
65+ years 1,607 32.4 2,08 48.° 2,296 65.4
Total 4,956 100.0 4007 100.0 ™ 3,512 100.0

Source: Metropolitan Area Planning Council (MAPC), < 1ssach: stts Housing Data Portal, January 2014.

Table IlI-5 provides projections of the a¢ »distributic hin Eastham through 2040 from the State
Data Center at the University of Massach( :etts". maahue Institute (UMDI), forecasting decreases
in all age groups except those 65 vears ¢ \2( e or oider. Once again, recent population gains
suggest that these projections< eati. overe. imate total population losses.

Table IlI-5: UM\ P* pulation ¢rojections for 2020, 2030 and 2040

201087 _C0 s | 2020 Projections 2030 Projections 2040 Projections
Age Range # % , % # % # %
Less than 5 14 2.8 104 2.3 68 1.8 19 0.7
5 to 19 years 565 11 403 8.9 320 8.3 179 6.2
20 to 34 years | 482 v 283 6.3 112 2.9 30 1.0
35 to 64 years | 2,161 43.6 1,594 35.3 964 25.1 505 17.6
65+ years 1,607 32.4 2,132 47.2 2,376 61.9 2,132 74.4
Total 4,956 100.0 4,516 100.0 3,840 100.0 2,865 100.0

Source: University of Massachusetts, Donahue Institute, State Data Center.

Despite the degree of population loss, such demographic changes continue to affect the
character of the community given substantial losses in population diversity, shifts away from
traditional families, and an extended retirement focus. This situation is not unique to Eastham
as it is a trend throughout much of the Cape, the Lower and Outer Cape in particular.
Nevertheless, planning needs to focus on strategies to attract younger residents to the
community, and the provision of greater housing diversity is an important ingredient.
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3. Race - Limited but increasing racial diversity

The population has remained predominately White as shown in Table llI-6, however, minority
residents have steadily increased in number and in proportion to the total population, from 11
residents or 0.3% of all residents in 1980, to 201 or 3.7% in 2000, and then up to 569 residents
and 10.0% of the population according to 2021 census estimates. In 2021, 29% of these
residents were Asian with 29% Black or African-American with most of the remaining minority
residents claiming a heritage of two or more races.

Table llI-6: Population and Household Characteristics, 1980-2021

Demographic 1980 1990 2000 2021
Characteristic | # % # % # % # %
Population 3,473 100.0 4,462 100.0 5,453 100.0 5,674 100.0
Minority 11 0.3 52 1.2 201 3.7 569 10.0
Population*

Households 1,400 100.0 1,908 100.0 2,200 100.0 2,525 100.0
Families** 1,048 74.9 1,344 70.4 1,035 °8.2 1,749 69.3
Non-families** | 352 25.1 564 29.6 761 32 776 30.7
Female Headed

Families with 59 4.2 116 6.1 29 5.4 124 4.9
Children <18**

Ave. Household | -- 2.34 pu sc. <4 persons 2.25 persons
Size

Source: U.S. Census Bureau, Census20, 199¢ '_J 2000 Summary File 1; 2017-2021 American

Community Survey 5-Year Estima# s *Per, 'nt of {_:al population ** Percent of all households

4. Household Characterrs ‘s
increases in families
As Table llI-6 sk' ws, smal

Increascs in smaller households over the years with

:;, nGc -family households are becoming a larger segment of
1 a percen| ge of all households from 25.1% in 1980 to 30.7% by 2021.12
The 2021 census esti. ates 2¢ o identify 25.7% of households as living alone, 19.8% who were
65 years of age or older. *.s worth noting, however, that between 2010 and 2021 there was a
modest decrease in the percentage of non-families,

Eastham, growing

While the population increased by
63.4% between 1980 and 2021,
the number of households
increased by 80.4%,
demonstrating growth in smaller
households largely driven by an
increasingly aging population and
fewer children.

from 31.8% to 30.7% of all households with a net gain of
only 15 such households.

The trend towards smaller households is reflected in the
decline of average household size from 2.34 persons in
1990 to 2.25 persons by 2021, and part of
demographic shifts that are occurring throughout the
state and country. Eastham’s average household size

2 Non-family households include individuals who are living alone and unrelated household
members without children.
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was still higher than 2.14 persons for the county but lower in comparison to 2.41 persons for
the state. Average family size was 2.70 persons for Eastham, once again higher than 2.66 for
the county and lower than 3.02 statewide.

While the number of families increased between 1980 to 2021, from 1,048 to 1,749
households, they decreased in proportion to all households from about 74.9% to 69.3%.
Female-headed households with children under age 18, among some of the most vulnerable
residents in any community, declined somewhat between 2000 and 2021, from 5.4% to 4.9% of
all households.

Table llI-7 provides a breakdown of household size by household type, comparing 2021 census
estimates for Eastham to Barnstable County as a whole. This information indicates that there
were proportionately somewhat fewer persons living algf ¢ in Eastham, at 25,7% of all
households compared to 31.7% countywide. On the ot - hand, proportionately there were
more two-person households living in Eastham, at 504 % ot" ! households compared to 42.3%
for the county. Eastham also had proportionately .nore three werson households, at 14.8%
compared to the county at 11.3%. Eastham and/ irnstable County woth had relatively low levels
of large families, at 8.7% and 14.4% with four ¢. 'mor’ persons, respectively, compared to 21%
statewide.
Table llI-7: Types of Households i + - for Eas. \am and Barnstable County, 2021

Households by Type and Size \ L. aam Barnstable County

% % # %

Family K usehold 1,749 69.3 65,492 61.1
2_person hoRlold 1157 | 458 | 39,133 | 365
7 persohauser 'd 373 14.8 11,213 10.5
1-person ho ;ehold 125 5.0 9,579 8.9
5-_nrson he 'sehold 55 2.2 3,889 3.6
6—per;_nousehold 40 1.6 1,200 1.1
7+ person household 0 0.0 478 0.4
Non-family Households 776 30.7 41,695 38.9
1-person household 650 25.7 33,989 31.7
2-person household 126 5.0 6,167 5.8
3-person household 0 0.0 773 0.7
4-person household 0 0.0 0 0.0
5-person household 0 0.0 766 0.7
6-person household 0 0.0 0 0.0
7+ person household 0 0.0 0 0.0

Total 2,525 100.0 107,187 100.0
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Source: U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates for
Eastham and 1-Year Estimates for Barnstable County.

5. Income - Comparable median income level to other Cape communities but growing
income disparities

Eastham has gained increasingly more affluent residents over the past several decades, as have
many communities on Cape Cod and in the Boston
The median household income | region, with median income levels rising from $15,392
increased by 80% between 1999 | in 1979, more than doubling to $31,339 in 1989, and
and 2021, far more than the | up to $42,618 by 1999. This occurred during a time of
inflationary rate of 63%. significant population growth when the number of

households grew by 70%.

Population growth has slowed since then, but the medianf iousehold income has continued to
increase, to $76,859 based on 2021 census estimaid .. A »shown in Table 1lI-8, this 2021
median household income level is fairly comparabled o those o heighboring communities, with
a low of $70,864 in Dennis to a high of $90,205 n Wellfleet. As ¢ rother point of comparison,
Eastham’s median household income was belov the K. D 80% of area median income limit for
Barnstable County of $82,850 for a three—person .. sehold in 2023.

Table IlI-8: Comparison of Media \Hou: '4 Incomes for Eastham and Neighboring
C mmunities

Community | 1999 } :dian| \come 2010 Median Income| 2021 Median Income
Brewster $4¢ 224 | $58,374 $88,110
Chatham 45,519 $65,990 $88,750

Dennis 11,598 $50,642 $70,864
Eastham $4. 618 $58,750 $76,859
Harwich $41,552 $54,958 $79,641
Orleans $42,594 $56,313 $79,250
Truro v $42,981 $80,425 $83,992
Wellfleet $43,558 $66,109 $90,208
Barnstable County $45,933 $60,317 $91,438

Source: U.S. Census Bureau, 2000 and 2010 Census, Summary File 3, and 2017-2021 ACS 5-Year
Estimates with 2022 1-Year Estimate for the County.

Table IlI-9 presents income data based on census estimates from 1979 to 2021, also visually
presented in Figure IlI-3. Those earning more than $75,000 increased from only 15 households
in 1979, to 137 in 1989, to 453 in 1999 or almost 20% of all households. It subsequently
climbed to 1,348 or 53% of all households by 2021. Of note is the rise in those with incomes of
more than $100,000, from 19% of all households in 1999 to 38.5% by 2021. While it is to be
expected that incomes would generally increase over time, the influx of new residents, with
sufficient incomes to afford Eastham’s rising housing prices, has boosted the town’s income
levels considerably.
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Table 111-9: Income Distribution by Household, 1979-2021

1979 1989 1999 2014 2021
Income Range # % # % # % # % # %
Under $10,000 388 27.7 | 221 11.4 178 7.5 0 0.0 56 2.2
$10,000-24,999 | 731 52.2 | 518 26.8 496 20.8 311 14.0 140 5.5
$25,000-34,999 | 170 12.1 | 353 18.3 295 12.4 233 10.5 225 8.9
$35,000-49,999 | 49 3.5 365 18.9 422 17.7 292 13.1 297 11.8
$50,000-74,999 | 47 3.4 336 17.4 539 22.6 471 21.2 459 18.2
$75,000-99,999 62 3.2 238 10.0 343 15.4 375 14.9
$100,000- 15 1.1 59 3.1 107 4.5 389 17.5 501 19.8
149,999
$150,000 + 16 0.8 108 4.5 183 8.2 472 18.7
Total 1,400 | 100.0| 1,930 | 100.0 2,383 | 100.0 2,222 100.0 2,525 100.0

Source: U.S. Census Bureau, Census 1980, 1990 and 2000 Summg?

American Community Survey 5-Year Estimates
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Despite this increasing household wealth, households with incomes below $25,000 totaled 196
or 7.7% of all households in 2021. Thus, there are substantially more of these limited income
households than subsidized units available (116 units), and they are challenged to compete in
Eastham’s tight housing market. It is likely that many of the households in the lower income
ranges may in fact be long-term residents who own their homes, which are now worth a
considerable amount of money. As such, they might be considered “cash poor but equity rich.”
Nevertheless, continued increases in taxes, insurance and energy bills, as well as health-related
issues, may drive at least some of these households out of the community given the limited
supply of affordable units for seniors and relative lack of service-enriched housing alternatives
for both seniors and special needs individuals.
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It should be noted that some homeowners who have significant equity in their home may
qualify for affordable housing based on their income but ultimately may be determined to be
ineligible because of their financial assets or age. For example, those under 55 years of age
cannot have owned a home within the last three years of applying for affordable housing with
some minor exceptions. Moreover, the asset limit for these households is $75,000. For age-
restricted housing targeted to those 55 years or older, up to $200,000 in net equity from a
previous house is allowed plus another $75,000 in financial assets. Earned income from
financial assets is also added to household income in determining eligibility.

As documented in Table IlI-10, incomes for Eastham residents were on average somewhat lower
than the Cape as a whole with 2021 median household income levels of $76,859 and $83,537,
respectively. The County proportionately had a somewhat ¥ jher level of households earning
below $25,000 as well as those earning above $150,08° at almost 25% for the county and
18.7% for Eastham.

Table IlI-10: Income Distribution by }* ‘usehold: Barnstaiie County and Eastham

Barnstable Co. 'ty Eastham

Income Range 1999 % 20 % 1999 % 2021 %
Under $10,000 6.8 4.5 7.5 2.2
$10,000-24,999 17.8 > 20.8 5.5
$25,000-34,999 o 5.8 12.4 8.9
$35,000-49,999 16.8 8.6 17.7 11.8
$50,000-74,999 21 16.8 22.6 18.2
$75,000-99,999 9 | 12.9 10.0 14.9
$100,000-149,9¢ 9 16.8 4.5 19.8
$150,000 or pt ve 4.4 24.8 4.5 18.7
Total 100.0 100.0 100.0 100.0
Median income $45,933 $83,537 $42,618 $76,859

Source: U.S. Censtl _Jreau, 2000 and 2017-2021 American Community Survey 5-Year Estimates and
2021 1-Year Estimates for the County

As presented in Table IlI-11, there are considerable income disparities based on the type of

household with significantly higher median income levels for families, homeowners, households
with middle-aged heads, and male workers, a pattern that is typical in most communities.
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Table 1lI-11: Median Income by Household Type, 2021

Type of Household/Householder Median Income
Individual/per capita $46,536
Households $76,859
Families $97,765
Non-families $44,423
Renters $63,158
Homeowners $78,419
Householder less than age 25 NA*
Householder age 25 to 44 $76,625
Householder age 45 to 64 $96,458
Householder age 65 or more $67,522
Male full-time, year-round workers $63,875
Female full-time, year-round workers $52,060
Source: U.S. Census Bureau, 2017-2021 American Communi* 'rvey 5-Year Estimates *Sample size too small

Table llI-12 presents the distribution of househe’ ./ income ac » by age of the head of the
household, comparing 2010 and 2021 census{ (guresa This infoiination indicates that there
were no households headed by those younger: 2and .5 years old in 2021, down from 52 in
2010. This finding is surprising and may relate to ti. ;sample size being too small.

Those households in the 25 to 44 age rai e ds <. 4 only modestly, from 283 to 268 during
this period. About 43% had inco: of lest “van $50,000 in 2010, decreasing to 21% by 2021.
It is likely that some of thesed.ouseh Ids let. the community to seek better-paying jobs and/or
more affordable living cona. hans. £ ather hand, 27% of these households had incomes of
more than $100,000 in.2010, . .easing to 37% by 2021. The median income of this age group
is estimated to havef .icreas . son_what between 2010 and 2021, from $73,958 to $76,625.

The numbers of K wseholds/ n the 45 to 64 age range decreased from 1,061 to 896
households, representi. » 37 » of all households in 2021. These households include many in
the height of their earning potential with 32.4% earning more than $100,000 in 2010,
increasing to 48.2% by 2021. The median household income in this age group increased
considerably between 2010 and 2021, from $74,308 to $96,458, much higher than the town-
wide median.

Households with heads 65 years of age or older increased from 1,101 households in 2010 to
1,361 by 2021, growing to represent 54% of all households. Fifty-five percent of these
households earned less than $75,000 in 2021, 33.8% below $50,000, largely due to the high
proportion of retirees and those living on fixed incomes. On the other end of the income range,
those with incomes of more than $100,000 increased from 16.2% in 2010 to 33% in 2021.
These shifts are reflected in the change of median income from $45,039 in 2010 to $67,522 by
2021.
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Table IlI-12: Income Distribution by Age of Householder, 2010/2021

Under 25 Years 25 to 44 Years 45 to 64 Years 65 Years and Over
Income Range # % # % # % # %
Under $10,000 0/0 0.0/0.0 | 15/0 5.3/0.0 0/31 0.0/3.5 21/25 1.9/1.8
$10,000-24,999 0/0 0.0/0.0 | 72/17 25.4/6.3 | 169/8 15.9/0.9 | 235/115 21.3/8.4
$25,000-34,999 0/0 0.0/0.0 | 24/40 8.5/14.9 58/42 5.5/4.7 79/143 7.2/10.5
$35,000-49,999 52/0 | 100/0.0| 11/0 3.9/0.0 143/120| 13.5/13.4| 291/177 26.4/13.0
$50,000-74,999 0/0 0.0/0.0 | 42/38 14.8/14.2 | 176/125| 16.6/14.0| 170/296 15.4/21.7
$75,000-99,999 0/0 0.0/0.0 | 58/74 20.5/27.6 | 171/138| 16.1/15.4| 127/163 11.5/12.0
$100,000-149,999 | 0/0 0.0/0.0 | 61/64 21.6/23.9 | 204/181| 19.2/20.2| 84/256 7.6/18.8
$150,000 + 0/0 0.0/0.0 | 15/35 5.3/13.1 140/251| 13.2/28.0| 94/194 8.5/14.2
Total 52/0 | 100/100| 283/268 | 100/100 | 1,061/ | 100/100 | 1,101/ 100/100

896 1,361

Source: U.S. Census Bureau, Census 2000 Summary File 3; 2017-27
5-Year Estimates

10%

from $71,118
increased by 152% for renters,
from $25,111 to $63,158.

While the median for owners is
estimated to have increased by
between 2010 and 2021,
to $78,419,

compared to 0% of the rent.

income earning households inc

hous

Table 111-13

About
$25,000 co.
Lol
re. ier bt Gl
On
home¢ ‘wners

it

owr. ..

ot of

cens

However,

-1 American Community Survey

resents a ¢ mparison of income levels for
both ow: .r and_renter households in 2010 and 2021.

renter households earned less than

nared to 15% of homeowners in 2010 but

figures indicate decreases to zero

22lds in this income range'3 and 8% for

the other hand, about 28% of the
earned more than $100,000 in 2010
by 2021 the percentages of these higher-

.sed to 40.4% for owners and 12.5% for renters.

able Ill-13: nconie Distribution by Tenure, 2010 and 2021
lomeowners Renters

Income Range 207 2021 2010 2021

# % # % # % %
Under $10,000 21 1.0 56 2.4 0 0.0 0 0.0
$10,000-24,999 305 14.2 140 5.9 171 49.4 0 0.0
$25,000-34,999 116 5.4 174 7.4 45 13.0 51 30.4
$35,000-49,999 414 19.2 297 12.6 83 24.0 0 0.0
$50,000-74,999 379 17.6 384 16.3 9 2.6 75 44.6
$75,000-99,999 318 14.8 354 15.0 38 11.0 21 12.5
$100,000-149,999 349 16.2 480 20.4 0 0.0 21 12.5
$150,000 + 249 11.6 472 20.0 0 0.0 0 0.0
Total 2,151 100.0 2,357 100.0 346 100.0 168 100.0

Source: U.S. Census Bureau American Community Survey 5-Year Estimates, 2006-2010 and 2017-2021.

13 A surprising result and may be due to the sample size being too small.
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These income figures are also based on the Town’s year-round population, not those who live
in town for only part of the year. Many in this group of occasional residents, who occupy about
60% of Eastham’s housing units, likely have significantly higher average incomes in order to
afford the high costs of seasonal units or second homes, thus further widening income
disparities within the community.

6. Poverty - Increasing poverty

Table 1lI-14 presents poverty levels in Eastham over the past several decades.’* The 2014
census estimates indicated that overall poverty had not only decreased but had surprisingly
been reduced to zero for families and children. More recent 2021 census estimates suggest an
upsurge in poverty across the board including up to 6.8% for all residents and as high as 8.6%
for related children under age 18. Clearly some residents have experienced some loss of
income, perhaps through unemployment or underempld ment, and are likely struggling to
remain in the community.

Table IllI-14: Poverty( catus, 1979-202,

Demographic 1979 1989 1¢9 2014 2021
Characteristic | # % # % # % # % # %
Individuals * 360 10.4 383 8.6 278 | 0 252 5.1 386 6.8
Families ** 88 8.4 93 6.9 |74 L4.5 0 0.0 63 3.6
Related Children \d
Under 18 Years**¥ 127 16.4 15¢ 5 N 6.5 0 0.0 70 8.6
Individuals
65 and Over**** | 39 5.6 25 | 2.4 | 104 7.3 25 1.6 110 5.0
Source: U.S. Census B¥ _au, "ansus 2980, 1990 and 2000 Summary File 3; 2010-2014 and 2017-2021
American Communi¢ Survey 5- =ar k. imates. * Percentage of total population ** Percentage of all
families *** Percenta_hof all relatc | children under 18 years **** Percentage of all individuals age 65+
7. Employment - Siy, i€ cant seasonal shifts with an expanded /labor force since COVID-19

Eastham is part of the Lower Cape and approximately 95 miles away from the major population
and job centers of Boston and Providence and about 25 miles away from Hyannis. Promoting
jobs with livable wages has been challenging although the ability of many workers to work
remotely in recent years offers additional opportunities.

Labor Force

The 2021 census estimates indicate that of the 5,010 residents 16 years of age or older, half
were in the labor force and 46.4% of these workers were employed. The census estimates also
identified 46.5% of Eastham’s workers as being involved in management or professional

14 The 2022 federal poverty level from the U.S. Department of Health and Human Services was $13,590 for an
individual and $23,030 for a three-person household for example.
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occupations, and the remaining workers were employed in the largely retail and service-
oriented jobs that support the local economy including construction (14.9%), sales and office
occupations (20.7%), production/transportation (4.0%), and service occupations (13.9%). While
69.0% of Eastham workers were private salaried and wage earners 17.1% were government
workers, and 12.8% were self-employed.

It should also be noted that most workers drove alone to work, 77.2 (down from 80.8% in
2014), and another 3.0% carpooled. The census estimates indicated that 17% worked at home
(up from almost 13% of workers in 2019). The average commuting time for those who did not
work at home was 28.4 minutes, likely suggesting employment in Barnstable Village, Hyannis,
or Provincetown. Only 57 workers were identified as working in Eastham while 75 residents
worked outside of Barnstable County.

Local Employment

Table llI-15 provides comparative 2007 and 2022 d{.a at it those who were employed in
Eastham from the state’s Department of Labor and workforce ™ 2velopment. This information
shows a modestly declining average employms .¢ of 1,258 and ;188 workers, respectively.
The data also confirm the concentration of jobs » th4 Construction, retail, and service sectors.
As a point of comparison, the average weekly wag. ‘or Eastham was $1,040, up from $575 in
2007, about 42% of Boston’s at $2,45 ', »t.close  »Dennis’ at $1,043 and Chatham’s at
$1,099. Additionally, the average weeki \wag $1,224 and $1,260 for the Upper Cape
communities of Bourne and Falpa@ ™, respg (.vely for example, communities that are closer to
employment centers.

Table IlI-15: Average Ei. * oyment and Wages by Industry in Eastham, 2007/2022

2 -stabi. hmei ! Average Average Weekly

Industry Total Wages Employment | Wage
Construction - 42 $8,091,698/$16,441,987 197/242 $790/%$1,040
Wholesale trade 7/6 $1,086,929/$556,417 21/7 $995/%$1,547
Retail trade 21/20 - $3,200,097/$4,907,399 153/117 $402/$806
Transportation and | 4/7 $1,240,484/%$1,908,095 34/41 $702/%$893
warehousing
Information 0/7 $0/$1,574,550 0/26 $0/%$1,187
Finance & insurance | 4/3 $1,158,413/%$1,998,547 19/21 $1,172/%$1,845
Real estate, rental 9/7 $478,455/$768,654 16/20 $575/%$742
and leasing
Professional and 16/21 $2,341,624/%$23,927,926 | 63/39 $715/%$1,941
technical services
Administrative and 15/24 $2,142,829/%$4,382,950 63/81 $654/%$1,043
waste services
Health care and 9/16 $2,632,685/%$3,038,909 109/90 $464/$652
social assistance
Arts, entertainment | 6/8 $1,918,976/%$2,058,911 130/70 $284/$562
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and recreation

Accommodation and | 30/34 $5,110,369/%$8,320,384 250/219 $393/%$730
food services

Other services, Exec.| 16/13 $961,760/%$2,507,296 41/55 $451/%$877
Public administration

TOTAL 207/223 $37,590,352/$64,239,962 | 1,258/1,188 $575/%$1,040

Source: Massachusetts Executive Office of Labor and Workforce Development, 2008 and 2022 (as of
November 25, 2023).
Shaded industries are those with an average employment of more than 100 employees.

State labor statistics indicate an unemployment rate in Eastham as of the end of 2020 of 10%,
during COVID-19, with 242 Eastham residents unemployed. This is down somewhat from 10.9%
in 2010 when the economy was still recovering after the recession. The economy has improved
since these financial downturns with an unemployment rate < 2.1% as of October 2023.

Figure llI-4: Change in Emloyment, 2020 Eastham’s resort economy

causes significant shifts in

3,000 2,5812,5607 476 2,5322:3992,4952,5405" . 0> 4575 428

5 500 2,2332,355 the labor force with
2,000 increases in the summer
1500 months to serve seasonal
needs. These fluctuations

1,000 471 446 426 346 Bos 242 _ ,
500 222 213 161 27 20 1 increased in 2020 as a
0 result of the pandemic.

\ A .
(\\},g:\ &,g:\é&@ & 3 \Q\\e . ‘\p‘\‘} & @\ﬁ,ef‘ J:\Qé &\ﬁg‘: As Figure IlI-4 shows,
- "

¥ SV o° & & unemployment surged
during March with the
¥ QR Unemployed arrival of COVID-19, from
161 to 471 workers or
from a 6.5% to 21.. Sunempl yment rate. After that, unemployment started declining as the

economy prepared for thed ummer season, dropping to a low of 141 workers or 5.9% in
October and then back up“.o 284 and 11.6% in November.

Figure llI-5 presents updated changes in Eastham’s employment for January through October
2023. While the 2020 labor force ranged from a low of 2,233 workers in April to a high of
2,599 workers in July, the 2023 figures include a low of 2,512 workers in April to a high of
2,784 in July. Unemployment has also decreased considerably, from a low of 141 workers in
October 2020 and a high of 471 workers in April 2020, at the onset of the Covid lockdown. For
2023, the number of unemployed workers ranged from a high of 266 workers in February to a
low of 45 workers in September.
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Figure llI-5: Change in Emloyment, January through

October 2023
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8. Education - Higher educational attainment 7 d declining . ~rollments

The educational attainment of Eastham resident{ nas imaroved ove: the last couple of decades.
In 2000, 93.4% of those 25 years and older had '« ig! school diploma or higher and 35.3% had
a Bachelor’s degree or higher, also higher than the™ 200 figure of 33.6% for the county. Based
on 2021 census estimates, these attain ei. Mavels ha » increased markedly to 96.9% with at
least a high school degree and 47.1% with \ co}.gc" »gree or higher.

Those enrolled in school (n«sery th ough ¢ aduate school) in 2000 totaled 988 residents or

18.1% of the population, ar thos«# -7 wiyin kindergarten through high school included 812
students, 82% of whom.#rere ei iled in school and representing 14.9% of the total population.
By 2021, there wes 925 :ider. » enrolled in nursery school through graduate school (up

significantly frori® 118 based |\ 1 2019 census estimates), representing a higher percentage of
the population at 16 2% of all ¥ sidents.

Public school enrollments ieflect decreasing numbers of children. For example, those children
enrolled at the Eastham Elementary School decreased from 286 students in the 2000-2001
school year to 194 by 2020-2021 and then to 176 by 2023-2024. Comparably, enrollments at
the Nauset Regional Schools (Middle School and High School) - that include students from
Brewster, Orleans, Wellfleet, and Eastham - decreased from 1,790 in 2000-2001, to 1,515 by
2014-2015, to 1,426 by 2020-2021, and then to 1,236 for the 2023-2024 school year. These
declines are reflective of the substantial demographic shift towards fewer younger residents
and increasing numbers and proportions of older ones that is occurring throughout the Cape
but is particularly worrisome for the Lower and Outer Cape communities.
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9. Disability Status’> - High but decreasing numbers of residents with special needs

The 2021 census estimates identified 509 residents as claiming a disability, representing 9.0%
of all residents compared to 15.4% and 12.6% for the county and state, respectively. This 9%
level for Eastham is surprisingly down from 717 and 14.6% in 2019. Of the 2021 population
under age 18, only 10 or 1.2% reported a disability compared to 363 residents or 16.5% of all
residents 65 years of age or older. There were also 136 residents age 18 to 64 who reported
some type of disability, representing 5.1% of all these residents. These levels of disability, plus
an increasingly aging population, indicate that there are still significant special needs within the
Eastham community. They further suggest that Eastham integrate special needs housing units
that are handicapped accessible and/or with supportive services into future affordable housing
development.

The 2021 census estimates also identify numbers of resids ts with particular disabilities, as
summarized in Table IlI-16. It should be noted tha: some residents will have multiple
challenges but 39% of the 509 residents who claimed « disaL ity experienced a vision difficulty
with almost 35% and 33% with an independef .y living \ wblem or hearing problem,
respectively.

Table IlI-16: Types and Disti utie’ of Disabilities, 2021

Type of Disability # Residents ‘ % Disabled % All Residents
Hearing Difficulty 169 ' 23.2 3.0
Vision Difficulty 199 39.1 3.5
Cognitive Difficulty 144 283 2.5
Ambulatory Difficulty 15 l 30.3 2.7
Self-care Difficulty 3 \ 7.5 0.7
Independent Living 180 35.4 3.2
Difficulty ‘

Source: U.S. Censusd ureau, Cei s A wican Community Survey 5-Year Estimates for 2017-2021.

B. Housing Pr. “le

Housing in Eastham inv. “(.s two distinct markets, the year-round housing market and the
seasonal or second home market which now comprises almost 60% of all dwellings. This
seasonal usage, the burgeoning interest in second homes by affluent baby boomers, and the
attractiveness of the Cape for retirement, in addition to regional market pressures, have
resulted in high housing prices. Housing prices have put a strain on the ability of some year-
round residents, including essential workers, to stay in the community. There are also few if any
housing options for seasonal workers who are required to help sustain Eastham’s significant
resort and tourist economy. All these market pressures were exacerbated by the pandemic that

15 Disabled households contain at least one or more persons with a mobility or self-care limitation. It
should also be noted that the term “disabled” is being replaced by some within the housing community
with “people first” terminology as those with special needs are interpreted to be the people first who need
affordable, available and/or accessible housing.
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spurred further imbalances in supply and demand as well as rising interest rates and
construction costs.

I. Housing Growth - Declining rates of housing growth

Most housing development took place between 1960 and 2000 when almost two-thirds of all
units were built. Like many communities on the Cape, this was a time when development was
largely targeted to the higher-priced market based on the growing demand for second homes
and places to retire on or near the seashore. Since 2000, residential building activity has slowed
down considerably to only about a 10% level of growth between 2000 and 2021 compared to
almost double that level between 1980 and 1989 as shown in Table IlI-17.

The 2010 census counted a total of 5,960 units, which suggests there was an increase of 400
units, to 6,360 units, between 2010 and 2021 according ts tensus estimates summarized in
Table 1lI-19, an increase of 6.7%. This is higher than what' as reported in the census estimates
under Table llI-17 of 153 new units. Moreover, it is 2' 0 hig_=r than building permit data that
identified 255 new units approved between 2014 and 2021 s presented in Table IlI-18.
Discrepancies in these figures are not unusual, 20 J the lawer figure'in Table 1lI-17 may be most
reliable given that permit data does not fully reti st ted down activity.

Table llI-17: Housing Ui 1s »»Year St. sture Was Built, 2021

Time Period " %
2020 or later 49 0.8
2010 to 2019 104 1.6
2000 to 2009 551 8.7
1990 to 1999 909 14.3
1980 to 1989 1,159 18.2
1970 to 1979 1,271 20.0
1960 to 1969 853 13.4
1950 to 1959 833 13.1
1940 to 1949 243 3.8
1939 or earlier 388 6.1
Total 6,360 100.0

Source: U.S. Census Bureau, American Community Survey 5-Year Estimates, 2017-2021

Table Il1-18 also documents the decline in residential building activity, showing a slowing down
of building activity over the years. Between 2000 and 2009 there was a total of 442 units
permitted as opposed to 287 units between 2010 and 2023 according to data from the State
Data Center at the University of Massachusetts Donahue Institute and Eastham Building
Department. Also, the average value per unit rose dramatically in over the years, from $182,553
in 2000, to $364,143 in 2011, and then as high as $512,894 in 2020 and 2021.

As noted earlier, these figures do not reflect teardown activity. Taking demolition and
replacement activity into consideration brought the net new unit production down to 40 units
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between 2011 and 2014 instead of 82. Of the six new residential building permits issued in
2019, all involved teardown activity. Demolition and replacement activity has slowed however,
as of the 76 new homes permitted between 2021 and 2023, only two involved teardowns,
although some recently issued demolition permits might not have resulted in new unit permits
as yet. Consequently, the census figures over-estimate actual net new housing growth.

Table Il1-18: Residential Building Permits, 2000 through December 12, 2023

Year # Building Permits Average Cost/Unit
for New Units*
2000 94 $182,553
2001 52 $167,900
2002 47 $208,270
2003 40 $222,420
2004 37 $219,050
2005 " $224,081
2006 33 $312,079
2007 52 $228,085
5¢ o-fami, = 10 units $102,000
2008 2 $316,250
1 two-i_nily = 2 units $200,000
2009 N : $197,500
Subtotal 442
2010 : 14 $330,143
2011 14 $364,143
2012 22 $229,961
2013 24 $245,806
2014 22 $253,612
2015 13 $376,423
2016 5 $590,000
17 19 $335,228
20 1 $522,190
1 two-family = 2 units $213,143
2019 6 $384,167
65 multi-family (Village $213,319
at Nauset Green)
2020 10 $512,894
2021 11/28 $512,894
2022 30/29 $314,587
As of 12-12-23 19
Subtotal 287
Total 729

Source: University of Massachusetts, Donahue Institute, State Data Center/Eastham Building Dept.
*Figures are for single-family homes unless otherwise noted. Figures do not reflect net new residential
units as they do not document situations where a previous unit was demolished on site.
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2. Housing Types and Occupancy - Continuing loss of rental units and increases in
seasonal housing or second homes to almost 60% of all units

Table 1lI-19 includes a summary of housing occupancy characteristics from 1980 through 2021.
The US Census Bureau’s decennial data for 2020 identified 6,105 total housing units of which
3,156 were for year-round occupancy.

The 2021 census estimates indicated housing growth to 6,360 units, involving a net increase of
255 units, which is higher than the permitting data of 38 new homes. Out of the estimated
6,360 total housing units in 2021, the census identified 2,589 year-round occupied units, not
much lower than the 2000 and 2010 year-round levels of 2,642 and 2,632 units, respectively,
despite housing growth of 825 units. Consequently, net new housing growth has largely been
focused on the seasonal and second home market.

Table llI-19: Housing Occupancy Charar_ cistics, 1980-2021

Housing 1980 1990 2000 2010 2021
Characteristics | # % # % # % # % # %
Total units 3,640 100.0 4,863 100.0 | 5,5 > 190.0 | 5,96¢v 100.0 | 6,360 100.0
Occupied units* | 1,406 38.6 1,908 39.2 2,5 ° +3.3 2,388 40.1 2,525 39.7
Vacant units/ 2,234/ | 61.4/ 2,955/ | 60.8/ 3,139; _ | 56.7/ | 3,572/ | 59.9/ | 3,835/ | 60.3/
Seasonal, and 2,082 57.2 2,655 54 2.893 52.3 3,328 55.8 3,771 59.3
occasional use*

Occupied owner | 1,131 [ 80.4 | 1,438 1754 14572 1823 [2050 |858 [2357 |933
units**

Occupied rental 275 19.6 .0 4.6 24 17.7 338 14.2 168 6.7
units** |

Average House- | 2.50 persons 2.34 =rsons 2.27 persons 2.09 persons 2.25 persons
Hold Size of

Owner Units

Average House- | 2.58 persor. 2.3 persons 2.14 persons 1.97 persons 2.26 persons
Hold Size of

Renter Units

Source: U.S. Census Bureau 1980,1990, and 2000 and American Community Survey 5-Year Estimates 2006-2010
and 2017-2021. * Percentage of total housing units ** Percentage of occupied housing units

In reviewing changes in the housing stock since 1980, the following important trends become
apparent:

e Growth in owner-occupancy: Of the occupied, year-round units, 2,357 or 93.3% were
owner-occupied according to 2021 census estimates, up from 82.3% in 2000. This
represents a gain of 385 such units since 2000 and 307 units since 2010. These figures
indicate a significantly higher level of owner-occupancy than Barnstable County at 82%
in 2021.
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e Loss of year-round rental units: After the addition of 195 rental units between 1980
and 1990, increasing the rental housing supply by 71%, Eastham lost 46 rental units
from 1990 to 2000, most likely related to the conversion of rentals to homeownership
or more likely to seasonal use. Since 2000 the community lost another 302 rental units,
to 168 total units in 2021 from a high of 470 in 1990. This loss is in the context of
some proactive Town efforts including the 65 apartments as part of the Village of
Nauset Green Chapter 40B project which should have been included in the census
figures. Additional rental development is under consideration as part of recent Town
property acquisitions and included as part of this HPP.

e All net new housing growth was for seasonal or occasional use: The comparison of total
housing units to seasonal or occasional units is visually presented in Figure Ill-6. The
inventory of seasonal units or second homes increz¢ :d from 2,082 units in 1980, to
2,893 in 2000, up further to 3,328 units in 20} .and then down to 2,949 by 2020
according to decennial census data, The decli¢ ¢ in* »ese units in 2020 is largely the
result of the pandemic when those living ind ther places "'ocked to Cape Cod in search

of “safer jretreats. wne 2021 census estimates

Between 2010 and 2021, the I tlicat’ an increase to 3,771 units, however,
total number of housing units abo. the 2010 level.

increased by 400 units while

the number of seasonal or Be ause o. his very high level of seasonal housing,
second home units increas~ . dui ¢, the summer months Eastham’s population
by 443 units. This show’ that incre_ses substantially, putting high demands on local

wvices but bolstering the town’s economy. However,
net new development we

focused on the ses 2l anc
second home » arket wit. ‘the
continued eros. n of year-

having 59% of all housing units unavailable for year-
round occupancy further limits the supply of housing
that is relatively affordable for year-round residents.
Even those earning below the Town’s median income of
round units excep. “or 3 $76,859 are finding themselves increasingly shut-out
short-lived upturn in" 020. of Eastham’s housing market.

The Cape Cod Commission’s Regional Housing Market Analysis suggested that for
Barnstable County “over the next ten years seasonal housing units are expected to
increase at more than twice the rate of year-round units...This continued growth in
seasonal units will likely make it more difficult for year-round resident households to
find year-round units at affordable prices.”'¢ It is also likely that some second home
owners decided to ride out the pandemic in Eastham, working remotely with some
intention of spending more time in the community.

16 Crane Associates, Inc. and Economic & Policy Resources, “Regional Housing Market Analysis, Barnstable County,
Massachusetts,” prepared for the Cape Cod Commission and Barnstable County, June 30, 2017.
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Figure ll1lI-6: Change in Total Units Compared to Seasonal
and Occasional Units, 1980 to 2021
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Source: U.S. Census Bureau 1980,1990, 2007, 201" and 2020 and American Community
Survey 5-Year Estimates 2017-2021

The Cape Cod Commission also cor actedd with the University of Massachusetts
Donahue Institute to conduct a survey of s. ond homeowners and prepare a report on
the findings.'” The survey follovi <wn on a s. vilar one conducted in 2008, examining
how such homes were being ust¢ !, hor av might be used in the future, and how
second homeowners partisinate in' % local economy. Results were also provided for
sub-regions. The Oute’ Cape resultt included 125 responses, or 10% of all responses,
with the following n¢ ‘or fingd o<

o Second o mwne hon the Cape are above average in terms of education, and
ing’ .ne with 8. ¢ havi.ig a bachelor’s degree or higher (compared to 80% Cape-
wide, 263% with! n advanced degree (compared to 51%), and 72% with a pre-tax
househ. H incs e of $100,000 or higher (compared to 70%).

o More secoi. nome owners are renting their homes, most heavily in the summer.
The survey indicated that 54% never rented their homes (compared to 71% Cape-
wide) during the previous five years with the largest group of 32% renting solely
on a weekly basis in the summer season (compared to 18% Cape-wide).

o Over the next 20 years, 11% of respondents anticipate that they will convert their
second home to a full-time residence (compared to 13% Cape-wide). This
translates into the eventual conversion of 11,000 second homes to year-round
ones throughout the Cape. Forty percent of those who plan to convert expect to
work full or part-time.

17 UMASS Donahue Institute, “Cape Cod Second Homeowners: Technical Report of 2017 Survey Findings,”
prepared for the Cape Cod Commission, June 2017. This survey involved a random sample of 6,448 second
homeowners on the Cape with a response rate of 20%.
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e Decrease in persons per unit: The average number of persons per unit declined between
1980 and 2010 from 2.50 persons to 2.09 persons for owner-occupied units and from
2.58 persons to 1.97 persons for rental units. The 2021 census estimates identify
increases in average household size for both owner and renter-occupied units at 2.25
and 2.26 persons, respectively. This is surprising given regional, and national trends
towards smaller households and an aging population. It also reflects the average
household size in Eastham of 2.25 persons in 2021.

e Declining vacancy rates: The homeowner vacancy rate was 1.7% in 2000 and has since
decreased, down to zero in 2010 and then up somewhat to 0.7% by 2021 as shown in
Table IlI-20. The change in the homeowner rate is relatively insignificant as any level
below 5% is considered to represent very tight market conditions and the rate remains
relatively comparable to county and state levels.

The rental vacancy level was very high in €590 »d 2000, at 19.0% and 17.3%,
respectively, then decreased to 10.6% in 202¢ . According 0 2021 census estimates, the
rate has been halved to 5.1%. This ra still signals very tight market conditions in
Eastham and high demand for year-roun: =zent( s.

Table llI-20: Vacec ¢, Tntes, 200 Y. 2010 and 2021

Ve :ang’ <o by Tenure
' < County | MA
Tenure .000 2010 2021 2021 2021
Rental ‘ 10.6% 5.1% 3.5% 3.5%
Homeownarship | 1.7% 0.0% 0.7% | 0.4% 0.5%

Sourgd “U.S. C sus bt seau, 2000 and 2010, and American Community Survey
5-& ar Estimates, 2017-2021 for Eastham and 1-Year Estimates for the County and state.

o Little diversity . \typel of housing. As shown in Table IlI-21, almost all Eastham housing
units were single=__.mily detached homes, significantly higher than the county’s level of
about 81% as well as the state with a bit more than half of all such units. Almost all new
housing growth has been in single-family dwellings, which is not surprising given
zoning provisions. There remains a very small segment of the housing stock, at 4.1%,
that is comprised of single-family attached units and smaller multi-family dwellings.

e Moderately-sized housing stock on average: The median number of rooms per housing
unit was 5.8, indicating that the average home was medium-sized with three bedrooms.
The number of rooms per dwelling ranged from three rooms or less in 430 units (6.8%)
to nine rooms or more in 480 dwellings (7.5%), up from 196 such larger dwellings in
2014.
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Table llI-21: Units in Structure, 1990 to 2021

1990 2000 2010 2021
Type of Structure # % # % # % # %
1 Unit Detached 4,549 93.5 5,254 94.9 5,469 95.2 6,100 95.9
1 Unit Attached 78 1.6 93 1.7 158 2.7 106 1.7
2 to 4 Units 191 3.9 156 2.8 105 1.9 154 2.4
5 to 9 Units 8 0.2 32 0.6 15 0.3 0 0.0
10 or More Units 1 0.02 0 0.0 0 0.0 0 0.0
Mobile homes 36 0.7 0 0.0 0 0.0 0 0.0
Total 4,863 100.0 5,535 100.0 5,747 100.0 6,360 100.0

Source: U.S. Census Bureau, 1990 and 2000 Summary File 3 and American Community Survey 5-Year
Estimates, 2006-2010 and 2017-2021.

As indicated in Table IlI-22, about three-quartersd .r all rental units were in single-
family units, up from 59% in 2014, likely not eas .y necognizable from owner-occupied

ones. The remaining portion of rental units, 31.5%, was_» two-family dwellings in 2021.

Table llI-22: Tenure by Unitd n Strus’ ure, 2014 and 2021

Owner-occupied Units Renter-occupied Units
Type of Structure | 2014 2077 2014 2021

# % # 0 o % # %
1 Unit Detached 1,792 95.5 2,25 5.7 204 59.0 115 68.5
1 Unit Attached 38 2.0 53 | 2.2 19 5.5 0 0.0
2 to 4 Units 46 5 48 2.0 123 35.5 53 31.5
5 to 9 Units 0 ) < 0.0 0 0.0 0 0.0
10 or More Units 0 0.0 0 0.0 0 0.0 0 0.0
Other ( 0 0 0.0 0 0.0 0 0.0
Total 1,876 1000 | 2,357 100.0 346 100.0 168 100.0

Source: U.S. Census Bv »au, Ameri an Community Survey 5-Year Estimates, 2010-2014 and 2017-2021.

3. Housing Costs - h.using prices have increased to unprecedented levels, exacerbated by
covib-19

Ownership

Census data also provides information on housing values for homeownership and rental units.
Table IlI-23 offers a comparison of the distribution of housing values for owner-occupied
properties for 2000, 2010 and 2021, showing the dramatic increase in housing values. For
example, the median sales price increased from $192,300 in 2000 to $485,700 in 2010, but
then increased to $517,100 in 2021. This represents a 169% increase in the median between
2000 and 2021, much higher than the 57% rate of inflation during that period.

The census data also indicated that only 81 owner-occupied homes or 4.4% were valued above
$500,000 in 2000, growing to 987 or 46% in 2010, and then 1,230 units or 52% of all such
units by 2021. On the other end of the range, there were only 23 units valued at less than
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$100,000 in 2000 with another 994 or 53.8% of the housing stock valued between $100,000
and $200,000, still relatively affordable. The 2010 census figures indicate that only 27 units
were valued below $200,000, increasing somewhat to 69 units in 2021. Many of these units
are likely very small and not for year-round use.

Table 1lI-23: Housing Values of Owner-occupied Properties, 2000, 2010 and 2021

2000 2010 2021
Value # % # % # %
Less than $50,000 0 0.0 0 0.0 33 1.4
$50,000 to $99,000 23 1.2 0 0.0 0 0.0
$100,000 to $149,000 324 17.5 0 0.0 16 0.7
$150,000 to $199,000 670 36.3 27 1.3 20 0.8
$200,000 to $299,999 535 29.0 144 647 164 7.0
$300,000 to $499,999 215 11.6 993 +6.2 894 37.9
$500,000 to $999,999 52 2.8 824 2.3 1,067 45.3
$1 million or more 29 1.6 163 7.¢ 163 6.9
Total 1,848 100.0 24 51 100.0 2,357 100.0
Median $192,300 . 485,70 $517,100

Source: U.S. Census Bureau, 2000 and the 2010-201" a~

2017-2021 American Community Survey, 5-

Year Estimates

While the median single-family ‘ Mc 2 udaaite Pmarket data is tracked by The Warren
home price increased by < un  Groi = from Multiple Listing Service (MLS) information
2010 and 20 9, it/ basec on actual sales. This market information since
increased by 49% betwee: 202 ‘ . vis summarized in Table llI-24. The median sales

between

and October 2027%-to  °n price of a single-family home as of the end of 2010 was
unprecedented hi‘ .1 of $7, 000. $381,000, significantly lower than the median in 2006
of $455,000 at the height of the market prior to the
financial recession. . “ter 201/ the market remained relatively flat and then picked-up in 2017
and 2018 when the mec. w4 Jse to $456,500 and then $470,000, respectively.

Following a decline in 2019, the median increased significantly to $520,000 in 2020 or by
13.5%, buoyed by the Covid-19 pandemic. Median values have subsequently risen precipitously
increasing by 26% to $655,000 in 2020, by almost 11% and $725,000 in 2022, and then by
another 7% to $775,000 by October 2023. This is the result of a worsening imbalance between
housing supply and demand as well as inflation and supply chain disruptions.

Condominiums are a relatively small segment of Eastham’s housing stock with approximately
314 units according to Town Assessor’s data. Values for these units, however, did not follow a
pre- and post-recession track similar to the single-families, nor has COVID-19 had much
impact based on this data. Moreover, because of the small size of the condo market, a couple
of very high or low prices can skew the median values. Median sales prices for condos have in
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fact risen dramatically through the years, from a low of $25,750 in the depths of the early
1990s recession to highs of $299,000 and $299,850 in 2019 and 2021 with the surge to
$532,000 in 2022. This increase is largely due to new more traditional condos coming onto the
market rather than the typical cottage-style condo conversions of the past. Market pressures
are driving condo prices much higher as signaled by the prices as part of the Cedar Banks
Landing development that precipitated the $532,000 median in 2022.

Table llI-24: Median Sales Prices, 2010 - October 2023

Year Months Single-family| # Single-family| Condo # Condo Sales
Median Sales Median
2023 Jan - Oct $775,000 91 $260,000 15
2022 Jan - Dec $725,000 121 $532,000 22
2021 Jan - Dec $655,000 170 $299,850 22
2020 Jan - Dec $520,000 194 $273,500 18
2019 Jan - Dec $458,000 o $299,000 17
2018 Jan - Dec $470,000 148 $246,000 17
2017 Jan - Dec $456,500 148 287,500 15
2016 Jan - Dec $405,000 ] $244,000 13
2015 Jan - Dec $398,750 = 154 $275,333 14
2014 Jan - Dec $397 20 126 $250,000 14
2013 Jan-Dec | $405,°00 T 107 $200,000 15
2012 Jan - Dec $386,7 0 144 $220,500 18
2011 Jan - Deg 188,00 103 $162,500 13
2010 Jan-F ¢ £,81,000 109 $170,700 10

Source: The Wai._wa G4 up, oo 7 & Tradesman, November 27, 2023

The volume of sals’ ftor Eas »am = ‘acluding single-family homes and condos - by year since
2010 is presentec vin Figure It \7. This data is from the Banker & Tradesman as included in
Table IlI-24. After a'« cline in/ ales activity between 2010 and 2011, reflective of the recession,

volume picked up

Figure I11-7: Sales Activity, 2010 to October 2023 considerably in 2012,

250 tapered off, and then
194 rebounded in 2015. Sales

200 170
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131 126

levels remained relatively
flat  with  substantial
increases in 2020 and
2021 due largely to the
uptick in demand due to
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Since then, the volume of sales activity has declined, potentially due to rising interest rates as
well as a limited inventory of available homes for sale.

Figure 1I-8 shows the Figurelll-8: Median Single-family Home Prices, 2020 and 2023
$762,000 $757,000 $775,000
market response to the = $900,000 5731,750 $757,000 /5757 000 | $765,000

$800,000 $550,000  $702,500

pandemic over the

$700,000 $562,500 SEAU,000 $570,000
course of 2020 in <0000 5451,0034?5 [?;5’5;000 09.000 $558,000
. ' 44 $448,500 , !
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end of the summer when 020 2023

sales activity increased
markedly. As summarized by a local realtor,

“wr

2mand,increasea-dramatically because many
individuals were forced to work remotely while t. hir ki 5 did remote learning. The rural aspects
of the Cape made it a preferred place to live during" e pandemic. Supply dried-up for the same
reason. The net result was that our invi 1t mshortag hbecame even more acute, new listings
came online at a slower rate, and prices (. ath 2 <. »s,and median) were up by percentages we
haven’t seen in recent years.”'8

Correlated to this demand v. s the ‘= thie prices and number of sales in September with a
median of $640,000 and numvc * of sales at 36, shown in Figure 1lI-9. Prices and sales activity
remained higher than

Figure Il ‘Number ol ingle¥family and Condo Sales, average through 2020.
202¢and 2023 Nevertheless, the
40 36 35 . -
inventory of new listings
30 24 50 dwindled considerably,
20

only five in February

14
: I I | |
0 I ll II I I 2021, and two of these
N 3 &

RO SRRS \xx‘\ NI & Qé & listings were priced above
& S ¥ N & g1 :
& @0‘ ¥ ¥ > v“\o’ Q@‘O Qc‘o & &@ $1 million.  Stories of
2

sales with more than 15
offers have not been rare.

I from 49 in early 2020 to

m 2020 m2023

18 Bob Sheldon, RE/MAX Realty, Bob’s Eastham Real Estate Newsletter, February 2021.
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Both Figures IlI-8 and IlI-9 include comparisons to 2023 median prices and number of sales,
respectively. While median single-family home prices ranged from a low of $444,000 to a high
of $640,000 in 2020, the range for 2023 is considerably higher, all above $700,000 except
$550,000 and $562,500 in January and February, respectively.

A comparison of median values for Eastham and neighboring communities, as well as the
county and state, is presented in Table IlI-25. This table includes the median single-family
house price at pre-recession levels in 2006, post-recession levels in 2009, and then as of

While housing prices have risen
the volume of sales has declined
since the pandemic, largely due to
limited inventory.

August 2016 and 2023. The table also shows the percentage
changes between these periods, demonstrating where prices have
been the most volatile, which communities best recovered from the
recession, and which have experienced the greatest change in more
recent median single-family hom prices. This data is also visually
presented in Figure IlI-104 or the 2006 and August 2023

timeframes. This analysis indicates the following mark¢ “trei. s:

e While the median values of Eastham and« . neighboring co. /munities fell between 2006
and 2009, the medians rebounded son. what (rter that through August 2016, except

Wellfleet.

e None of the communities’ 2016 r_xdiar .. s surpassed pre-recession levels, ranging
from the lowest percentasmashange © -6.6% in Brewster to a high of -21.0% in Wellfleet
and with Eastham at =@ 2.1%. his is ' ot the case in other parts of the state, particularly

those in the Metro

ast ard yGreacer Boston, where median prices surpassed pre-

recession ones only s /al years after the recession. This is also reflected in the

relatively sm« “puc,

state.

e The increase in

ysitivi inercentage change between 2006 and 2016 of 1.2% for the

# . single-family homes prices has been considerable since 2016 in

all communities, 1. 2.1% in Wellfleet and Eastham at 89.2%. With the exceptions of Truro
and Chatham, all the communities included in the table had higher increases in median
values than the 63.3% statewide level.

The median sales values in Eastham have been in the middle of the range, at $757,000
as of August 2023, between a low of $560,000 in Yarmouth and a high of $1,087,500
for Orleans. Eastham’s 2016 and 2023 medians of $400,000 and $757,000,
respectively, are higher than county levels.
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Table IlI-25: Median Single-family House Price for Eastham and Neighboring Communities as

of 2006, 2009, and August 2023

% % % %
Median Single-family House Change Change | Change | Change
Place Price 2006to | 2009to | 2006 to | 2016 to
2009 8/2016 | 8/2016 | 8/2023
12/2006 12/2009 8/2016 8/2023
Barnstable $476,500 $405,000 $415,000 | $820,000 -15.0% 2.5% -12.9% | 97.6%
Brewster $428,000 $364,000 $399,950 | $710,000 -15.0% 9.9% -6.6% 77.5%
Chatham $690,000 $511,250 $600,000 | $978,000 -29.3% 17.4% -13.0% | 63.0%
Dennis $350,000 $288,700 $325,000 | $660,000 -17.5% 9.1% -7.1% 103.1%
Eastham $455,000 $385,000 $400,000 | $757,000 -15.4% 3.9% -12.1% | 89.2%
Harwich $385,000 $324,400 $350,000 | $650,000 -15.7% 7.9% -9.1% 85.7%
Orleans $647,500 $525,000 $561,500 | $1,087,504 7 -18.9% 7.0% -13.3% | 93.7%
Truro $717,000 $517,750 $605,000 | $910,0¢ . | -27.8% 16.9% -15.6% | 50.4%
Wellfleet $600,000 $482,950 $474,000 | $1.1C0,000 219.5% -1.9% -21.0% | 132.1%
Yarmouth $315,000 $256,250 $275,000 | 00,000 -1 5% 7.3% -12.7% | 103.6%
County $387,000 $315,000 $350,000¢ "$651,590 -18.8% 11.1% -9.6% 86.1%
State $345,000 $285,000 $349,000° $57 ;000 -17.4% 22.5% 1.2% 63.3%

Source: The Warren Group, Banker & Tradesman, . stober 7, 2023

Figure llI-10: Median Si

and Ng@ rding C_ imunities, 2006and 8/2023
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le 4 imilyiCuse Prices for Eastham

A further analysis of more recent market data is presented in Table IlI-26, which breaks down
sales data from the Multiple Listing Service as compiled by Banker & Tradesman for single-
family homes and condominiums from January through October 2023. Of the 109 single-family
home sales (down from 206 such sales in 2020 and 133 in 2015), 5 would have been relatively
affordable, selling for less than $300,000. Almost half of the sales were in the $600,000 to
$800,000 range while about the same percentage sold between $300,000 and $400,000 in
2015 and between $400,000 and $600,000 in 2020, further demonstrating the substantial

increases in home values.

Eastham Housing Production Plan
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There were 20 condo sales (up from 16 in 2020), 65 or 65% for less than $500,000 including
11 or 55% for less than $300,000, demonstrating the relatively affordability of the condo
market. However, 6 or 30% sold between $600,000 and $800,000, many of these as part of the
upscale Cedar Banks Landing project.

Condominiums are a small part of Eastham’s housing stock, totaling 314 units, up from 255 in
2009 and 275 in 2015. These condos primarily involve the conversion of small cottage
communities, where the owner sells the individual cottages that had typically been rented
during the summer season. The owner’s cottage, that was used year-round, must continue to
serve as a year-round residence. However, the cottages continue to be more seasonal and are

Figure IlI-11: Sales of Single—family Units, 2020 and 2023

Figure IlI-11 presents this

comparison to 2023. It_show.

concert with shifts &

vard .

‘istribs
w0 major market trends, the reduction of sales volume in

her'

wrket prices.

the
and
not

used during
months,

not
winter
therefore do
adequately address local
housing needs. These
are the condos that are
selling more affordably,

however, as noted
above, the market is
shifting towards some

development of higher-
end, year-round condos.

2f single-family home and condo sales for 2020 in

Table lll-- . Single-f mily Home and Condo Sales, Through October 2023

| < agle-family Condominiums Total

Price Range # % # % # %
< $200,000 2 1.8 7 35.0 9 7.0
$200,000-299,999 3 2.8 4 20.0 7 5.4
$300,000-399,999 1 0.9 0 0.0 1 0.8
$400,000-499,999 5 4.6 2 10.0 7 5.4
$500,000-599,999 9 8.3 1 5.0 10 7.8
$600,000-699,999 20 18.3 3 15.0 23 17.8
$700,000-799,999 24 22.0 3 15.0 27 20.9
$800,000-899,999 9 8.3 0 0.0 9 7.0
$900,000-999,999 13 11.9 0 0.0 13 10.1
> $1 million 23 21.1 0 0.0 23 17.8
Total 109 100.0 20 100.0 129 100.0

Source: The Warren Group, Banker & Tradesman, November 28, 2023
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Information from the Town Assessor on the distribution of the Fiscal Year 2024 assessed values
for residential properties in Eastham is presented in Table IlI-27. This information indicates
that less than 1% of Eastham’s housing stock (38 properties) was valued at less than $200,000,
but 92% of the properties in this price range are cottage condominiums that are vacated during
the winter. There were only three single-family homes assessed below $200,000, still likely
affordable to those earning at or below 80% of area median income, but likely very small,
“fixer-uppers".

Another 1.3% of the housing stock (73 properties) was valued between $200,000 and
$300,000, still relatively affordable. Only 11 of the properties in this range were single-family
homes with 61 condos and one 2-family dwelling. While approximately 29% of the housing
stock was assessed between $300,000 and $400,000 in FY20, only 3.5% were valued in this
range in FY24. In fact, about 58% of all properties in East® .m, some 3,710 properties, were
assessed between $300,000 and $500,000 in FY20, whig® was reduced to about 12% and 678
properties by FY24.

On the other end of the range of assessmer’ s, 1,821 properi.ecs were assessed between
$700,000 and $1 million, and still another 972", »apef .es were valued at more than $1 million,
This demonstrates a significant luxury market in". stham. The highest valued single-family

properties were assessed for more than ' 5. 'lion.

Assessor’s data indicates a medifmsingle- ¢ nily house value of $704,800 (up from $459,300
in FY20) which is less thans e Bar er & \ adesman median sales price of $775,000 as of
October 2023 and not surp sing 2 sca values typically lag market values. The median

condo value was $377.600 (up * om $239,600 in FY20) for the same period, this time higher
than the Banker & T .desmi. »mec n sales price of $260,000 as of October 2023.

i _2le llI-27/ Assessed Values of Residential Properties, FY 2024

Range of Sind a-family Multi-unit Total
Assessed Values L wellings Condos Dwellings*

# % # % # % # %
0-$199,999 3 0.06 35 11.1 0 0.0 38 0.7
$200,000-299,999 11 0.2 61 19.4 1 0.4 73 1.3
$300,000-399,999 | 119 2.3 80 25.5 3 1.2 202 3.5
$400,000-499,999 | 423 8.2 45 14.3 8 3.2 476 8.3
$500,000-599,999 | 910 17.6 36 11.5 39 15.8 985 17.2
$600,000-699,999 | 1,065 20.6 26 8.3 57 23.1 1,148 20.1
$700,000-799,999 | 877 17.0 16 5.1 40 16.2 933 16.3
$800,000-899,999 | 530 10.3 10 3.2 20 8.1 560 9.8
$900,000-999,999 | 321 6.2 2 0.6 15 6.1 338 5.9
Over $1 million 905 17.5 3 1.0 64 25.9 972 17.0
Total 5,164 100.0 314 100.0 | 247 100.0 5,725 100.0
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Source: Eastham Town Assessor, Fiscal Year 2024.
* Includes multiple dwellings on one lot as well as two-family and three-family properties.

Figure 1lI-12 shows the significant uptick in housing prices as reflected in the distribution of
assessed values with FY20 assessments grouped largely under $400,000 and FY24 above that
level. The increase in assessments above $1 million is also clearly demonstrated. The pandemic
helped drive the sharp increase in housing values when increasing housing demand precipitated
a drain on the available housing inventory, leading to rising prices.

Figurelll-12: Assessed Values of Single-family Homes, Small multi-family
FY20 and FY24 structures also represent a
5000 1709 1,748 very small segment of
1500 Eastham’s housing stock,
1000 including only 247
500 properties according to
0 Assessor’s data (136
N /. ST e . Y AN nroperties involving

P & & S P . .
P o0 o o o o o o L > multiple houses on a single

B RS SRS I SPC R S

L R ] k] k) ER ST lot, 104 two-family

homes/208 units, and 7
three-family dwellings/21

—_—2020 200t

units). Assessor’s data indicated_that mos. 27 (he multi-unit dwellings were assessed between
$500,000 and $800,000, up si aifice tly frc 3 the predominant $300,000 to $500,000 range in
FY20. Nevertheless, becaust chese st «aller my ti-family properties offer an income stream, they
are typically more affordable” »« drchasers, whether owner-occupants or absentee investors.
They also tend to off "5C »=2 mu » affordable rental units as well. Eastham experienced some
loss of these uni# “since FY. \ whe @ there were 309 such properties including 177 multiple
houses on one lot," 23 two-fai ily homes/246 units, and 9 three-family properties/27 units.

Assessor records also inc  Jed five residential properties with more than four units as well as
56 mixed residential and commercial structures, 22 that were primarily residential and 34
primarily commercial.

Rentals

Table 11I-28 summarizes census data for rental units from 1980 to 2021, indicating significant
overall increases in rent levels. For example, the median rent in 1980 was $292 which more
than doubled to $662 in 2000, stayed relatively flat at $682 in 2010, more than doubled to
$1,311 in 2019, and climbed to $1,639 by 2021. The significant increase between 2019 and
2021 was likely due to the higher demand caused by COVID.

The table also shows the considerable decrease in lower-priced units in tandem with increases
in higher-priced ones over the years. For example, between 2010 and 2021, the number of
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units with rents of more than $1,000 increased from 16 to 88. It should be noted that the
decrease in the supply of year-round rentals during this period was a likely factor for driving up
rent levels in addition to the pandemic.

Rental costs also tend to be underestimated in the census data, and actual market rents are
typically much higher. One reason is that reported rents include subsidized units and for
Eastham this involves 92 units or 41% of the total rental housing stock. The data is further
skewed by 80 renters who pad no rent at all.

Table llI-28: Rental Costs, 1980 to 2021

1990 2000 2010 2021
Gross Rent # % # % # % # %
Under $200 41 17.2 9 1.9 16 3.8
$200-299 89 37.2 10 2.1 & 1.9 0 0.0
$300-499 9% 40.2 45 9.6 o 1.4
$500-749 13 5.4 220 46.20> | 229 23.9 0 0.0
$750-999 88 w7 107 2.2
$1,000-1,499 28 2.0 9 2.1 27 16.1
$1,500 + 7 1.6 61 36.3
No Cash Rent | 36 15.1 7 14.9° ! 43 10.1 80 47.6
Total* 239 100.0 | 47\ (1200 [%25 100.0 | 168 100.0
Median Rent $292 $66 $682 $1,639

Source: U.S. Census Bureay Cer. us 1987 1990, and 2000 Summary File 3 and American
Community Survey 5-Y« .« Estim; 2s, 2017 .2021.

Because most of the ramtals in. tve single-family or two-family homes, information on rental
opportunities is oftd  passe. by w._id of mouth and units are not formally listed. Additionally,
due to seasonal . mands for 1. atals, some year-round renters have had to rely on winter rental
options. While these" ave hist¢ ically been more affordable, they have been harder to find since
the pandemic and can . av/ (hese households basically homeless during the summer months
with the need to find somewhat affordable short-term rentals further away or double-up with
friends and family. While listings of year-round or winter rentals in Eastham have typically been
scarce in the past, there were no such listings on the internet in early February 2021 and only
one listing for a studio apartment with 500 square feet for $1,450 in December 2023.

Realtors indicate that a year-round rental of a two-bedroom unit with some upgrades can easily
fetch more than $2,000. Moreover, landlords typically require first and last month’s rent plus a
security deposit, representing substantial up-front cash requirements at lease-up.

These year-round market rents are generally higher than HUD Fair Market Rents (FMRs) that are

the maximum rents allowed by HUD in the Section 8 Housing Choice Voucher Program or the
Massachusetts Rental Voucher Program (MRVP). Consequently, voucher holders find it very
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difficult to find qualifying housing in the area. For the Cape, the FMRs are $1,486 for an
efficiency unit, $1,585 for a one-bedroom unit, $2,044 for a two-bedroom unit, $2,501 for
three bedrooms, and $2,781 for four bedrooms based on 2024 limits. The maximum rents are
updated and published annually and represent HUD’s estimate of the actual market rent for an
apartment in the conventional marketplace although they have typically underestimated actual
market conditions. HUD sets the FMRs by unit size (humber of bedrooms) by region in each
state, for Barnstable County in the case of Eastham. Through the Housing Choice Voucher
Program, HUD will pay the landlord the difference between a percentage of a household’s
income and the FMR, but these vouchers, including the state’s relatively comparable
Massachusetts Rental Voucher Program (MRVP), are very limited. For a discussion on the
methodology for calculating the FMRs, go to www.huduser.org/datasets. It should be noted

that the Housing Assistance Corporation (HAC), which manages many of these rental subsidies,
administers 29 vouchers in Eastham.

Summer rentals, like most of this part of the Cape, ared cry . :ey, especially near the water. In
fact, realtors indicate the property owners can earr ust as muc_»renting a unit in the summer
as they can year-round, without as much wear a# . tear and a forma. lease.

4. Affordability Analysis of Existing Market Cor. ‘itions - Widening affordability gaps and

increasing cost burdens

Affordability Gaps - Homeownership

While it is useful to understand«#“"mand ¢ ¢ ent housing costs, it is also important to analyze
the implications of
these costs on

figure llI-13: Media. lo¢f .eholu... .ome and Median . , L
residents ability to

Singles" ity He e Value, 1990 - 2021
$700.000 $655,000 afford them. Housing
$600,000 prices have in fact risen
$500,000 $381.000 faster than incomes,
$400,000 making housing less

$£300,000 $227,500

200,000 $135.000 affordable as
$100,000 $31:359 $42,618 $58,750 376,859 demonstrated in Figure
$0 llI-13. As time went by,
1990 2000 2010 2021 the gap between
— Median Household Income Median House Value median household

income and the median
single-family house price widened. While incomes increased by 145% between 1990 and 2021,
the median single-family house price increased by 385% based on Banker & Tradesman data.
In 1990 the median income was 23% of the median house price but decreased to 12% by 2021.
Moreover, the gap between income and house value was $103,661 in 1990 but was $578,141
by 2021.
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Another way of calculating the affordability gap is to estimate the difference between the
median priced house and what a median income earning household can afford to pay based on
spending no more than 30% of income on housing costs, the traditional affordability threshold.
To afford the median sales price of a single-family home of $775,000, based on Banker &
Tradesman data as of October 2023, a household would have to earn an estimated $191,700
with 80% financing, $228,750 with 95% financing.!® These incomes are much higher than the
median household income for the Town per 2021 census estimates of $76,859, and point to a
sizable affordability gap.

As noted earlier, the pandemic | The median income-earning household could likely
caused a surge in housing prices | afford a single-family home of about $276,000 based
which correspondingly increased | on 95% financing. The affordability gap is then about
the affordability gap to record | $496,000 - the diffé 'ence between the price of the
levels approaching $500,000. median priced sins’ —family home ($775,000) and what
a median incond hou. hhold can afford ($276,000).20 In
the case of 80% financing, requiring a 20% down rf yment, a p. chaser would need to borrow
less and therefore could afford a home of abouts 318,000 and thu. the affordability gap would
decrease to $457,000. It is also worth noting thatd vhile the affordability gap for the 80%
financing option is lower, the 20% down payment a1 closing costs come to close to $165,000

which can be a challenge for many purc \a- s, partic. arly first-time homebuyers without the
benefit of equity from a former home.

For those earning at the 80% .r arez mediai \income limit ($82,850 for a family of three), this
gap is $478,000, the differ ce be sha ‘maximum they could afford of $297,000 and the
median single-family house L = ¢ of $775,000. These figures are based on 95% financing,
which can still be< . und "« »oug. »first-time homebuyer programs such as the state’s One
Mortgage Prograil or MassHou 'ing’s mortgage offerings.2!

Table 111-29 provides « hest iated breakdown of the number of units existing within various
affordability ranges. Acco.ding to Assessor’s data, 14 homes or 0.3% of the Eastham’s single-
family homes were affordable to households earning at or below 80% AMI ($82,850 for a

19 Figures based on 80% financing, interest of 6.5%, 30-year term, annual property tax rate of $7.01 per
thousand, and insurance costs of $4 per $1,000 for condominiums and $6 per thousand for single-family
homes. The calculations are also based on the purchaser spending no more than 30% of gross income on
mortgage (principal and interest), taxes and insurance. It also assumes that in the case of 95% financing,
the purchaser would have to pay private mortgage insurance of 0.3125% of the mortgage amount.

2 Assumes the purchaser could qualify for subsidized mortgage financing from the ONE Mortgage
Program or MassHousing mortgage offerings and therefore pay no private mortgage insurance (PMI).

2l The affordable purchase price of $297,000 for a single-family house is for those earning at the 80%
AMI limit for a household of three. Sales prices for actual affordable units are calculated with some
marketing window and for households earning at 70% AMI with some other assumptions based on state
requirements.
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household of three) in fiscal year 2024, down from 11% in fiscal year 2020. Another 6.4% were
estimated to be affordable to those with incomes between 80% AMI and 100% AMI ($111,870)
with about another 12% in the 100% to 120% income range. This leaves 82% of the units
affordable to those earning above this level (above $134,244); Calculations in the higher
income ranges were based on the purchasers having sufficient down payment and closing costs
to support 80% mortgage financing, which is now more the norm than the exception. These
figures suggest a substantial erosion of housing affordability in the private housing market
likely related to rising interest rates in tandem with the continued imbalance between housing
supply and demand that drives up housing prices, exacerbated by COVID.

Condominiums have typically been valued much more affordably with 71 or almost 23% of
these units estimated to be affordable to those earning at or below 80% AMI based on a
household size of three. Still, this is down from the 2020 lex i of 65%. Another 119 condos or
38% were also assessed within a relatively affordable rap® \. likely affordable to those earning
between 80% and 100% AMI. Therefore, about 61% of ti » condo market was potentially
affordable to those earning at or below the ars’ median ii. ame based on an estimated
conservative condo fee of $280 and Assessa’ values which ui.derestimate market values
somewhat. This is considerably lower than the & ¥ lex .in fiscal year 2020,

Table 111-29: Approximate Cost of Siny '« »mily Hot. »s and Condos in Eastham Based on

Income Fiscz o 2024

Income Ra:x Single-family Condominiums
Price Range based ¢ HUD / ‘ea Homes Available
Single-family/ Media. 'ncor
Condo* (AMD Lim = * # % # %
$297,000/$263,500* 4 At or b aw 8u HAMI 14 0.3 71 22.6

| (582,850,

$297,000-$461,000/ 80% - 10C  AMI 329 6.4 119 37.9
$263,501-%$434,000 (- 2,857 - $111,870)
$461,001-$552,000/ IO(J,_- 120% AMI 617 11.9 41 13.1
$434,001-$520,000 ($111,871 - 134,244)
More than $552,000/ More than 120% AMI 4,232 82.0 83 26.4
more than $520,000 (More than $134,244)
Total 5,164 100.0 314 100.0

Source: Town of Eastham Assessor’s Database for Fiscal Year 2024. Please note that as a standard
practice, assessed value is assumed to be 93% or sometimes even less than actual value or potential sale
price.

* Figures based on a three-person household. Includes estimated condo fee of $280 per month.

** Based on 95% financing given potential eligibility for subsidized mortgage programs such as the ONE
Mortgage Program and MassHousing offerings. All other income ranges assume 80% financing.

Most condos, however, are not available on a year-round basis, as they involve the conversion
of small cottages to ownership that are used seasonally from about April through October. New
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condo development, however, signals considerable increases in condo values such as the
projected $569,000 starting prices for the Cedar Banks Landing project, which is reflected in
increases in units in the higher price ranges, from 36 units above the 100% AMI limit in FY20 to
124 in 2024.

It should also be noted that Eastham’s multi-family housing market is relatively small,
consisting of approximately 247 properties including two-family and three-family properties as
well as multiple homes on one lot) (down from 381 properties in fiscal year 2020). It is worth
noting that such housing may be more affordable as two-family and three-family dwellings
often provide rental income. For example, the median valued two-family home in Eastham,
based on Assessor’s data, was $651,400. If this unit was owner-occupied with one rental unit
it could potentially be affordable to a purchaser earning approximately $126,000 (assuming
rental income of $2,000 of which 75% or $1,500 is li iy to be included in mortgage
underwriting computations as well as 95% financing), com’ ‘red to an income of $186,000 for a
single-family home.22

Affordability Gaps - Rentals

Regarding rentals, the gross median rent of $% 5394 eported by the 2021 census estimates,
requires an income of about $75,560 assuming a n._athly average utility allowance of $250 and
occupants paying no more than 30% of \ Ye..'acome ¢ hhousing. This income is comparable to
Eastham’s median household income oi $76/ 5. "wt considerably higher than the median
income of renter households of« 2158 | “ed on 2021 census estimates. It is therefore not
surprising that so many rente{. are p ying t¢ \ much for their housing (see Table 1l11-30).

It is important to consider tha = ¢nts also tend to be underestimated in the census data, and
actual market rents are t, dcally 'much higher. One reason is that reported rents include
subsidized units< :d for Easth. m this involves 92 units or 41% of the total rental housing stock.
The data is further s awed by { ) renters who pad no rent at all.

Even rents in subsidized “Wevelopments can be problematic. For example, Housing Authority
units that apply HOME Program rents can be too high for target households earning at or below
60% AMI to afford. A one-bedroom rent of $1,383, based on 2023 High HOME rents, would be
a struggle for someone earning at the 60% limit, or $48,360 for a single-person household, to
afford. It is also well beyond what someone earning the minimum wage of $15.00 per hour or
$31,200 could afford even if working full-time all year round. On the other hand, a couple
earning at minimum wage, at $62,400, would be over income and not qualified for the unit.

2 Figures based on interest of 6.5%, 30-year term, annual property tax rate of $7.01 per thousand, and
insurance costs of $6 per thousand for single- and two-family homes. The calculations are also based on
the purchaser spending no more than 30% of gross income on mortgage (principal and interest), taxes and
insurance.
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Actual market rents are considerably higher. The average year-round rental listing is likely
close to $2,000. As noted above, a median income-earning renter household ($63,158) could
afford a rent of approximately $1,330 based on spending no more than 30% of income on
housing and assuming average monthly utility costs of $250. Even the median income-earning
household in Eastham ($76,859) would be hard-pressed to pay more than $1,670 in rent based
on these assumptions. The very short supply of year-round rentals, seasonal rental prices, and
impacts of COVID-19 further complicate the rental market dynamic, pushing up prices. It is no
wonder that there are illegal apartments in town that operate under the radar.

It should also be noted that landlords typically require first and/or last months' rent as well as a
security deposit, which represents a substantial cash requirement for those looking for year-
round rentals. This presents another significant obstacle for those lower income residents who
are looking for an affordable place to live in the community.

Cost Burdens

The census also provides data on how much ki udseholds s ant on housing whether for
ownership or rental. Such information is helf ul in _assessing “iow many households are
overspending on housing or encountering hous. = af” ‘rdability problems, defined as spending
more than 30% of their income on housing. Based« ,2021 census estimates, 143 homeowners
in Eastham were spending between 30% 31..024% of ti »ir income on housing and another 402
owners were spending more than 35% of \ eir ix .C._w9n housing expenses. This suggests that
29% of homeowners were overssinling ot (eir housing. Regarding renters, no renters were
spending between 30% and« 4% ofl their I tome on housing but 115 or 62% of all renter
households were spending‘c Nleasts Ta%their income on housing costs.

This census data sid gests~ hat & 2 households or 31% of all Eastham year-round households
were living in ho{ 'ng that is . < common definition beyond their means and unaffordable. This
level of cost burden. s lower t' in the county and state at 32.5% and 35.6%, respectively.

Table 11I-30 presents census data from the 2022 American Community Survey (ACS) estimates
on levels of cost burden by income range for both renters and owners. It indicates that of the
total 2,774 identified households, 473 or 17% were spending between 30% and 49% of their
income on housing costs with another 370 or 13% spending at least half of their income on
housing. This suggests that 843 or 30% of households in Eastham were overspending on their
housing.

Regarding renters, 115 or 62% were spending too much for their housing as their housing costs
involved at least 30% of their income. Of these, 37 or 20% were spending between 30% and 49%
of their income on housing costs with another 78 or 42% spending 50% or more of their income
on housing, defined as being severely cost burdened. All 37 of those with incomes in the
$50,000 to $74,999 range were spending between 30% and 49% of their income on housing;
and of the severely cost burdened renter households, all had incomes of less than $35,000.
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This analysis indicates that all those renters with cost burdens were earning at or below 80% of
area median income (AMI), the highest cost burdens for those with incomes of less than 50%
AMI. Consequently, rental projects such as Nauset Green would best serve this population.

In regard to owners, there were many more owners who were cost burdened in comparison to
renters, however, there were lower percentages of such households who were overspending. As
to the owners spending between 30% and 49% of their income on housing costs, most had
incomes in the $35,000 to $100,000 range, only 39 with incomes between $100,000 and
$149,999. For those who were severely cost burdened, most had incomes in the $10,000 to
$35,000 range, likely long-term owners on fixed incomes. None of the severely cost-burdened
owners had incomes above $75,000, relatively equivalent to 80% AMI. It should also be noted,
that many of the lower income homeowners would unlikely qualify for affordable housing that
is based on state requirements given financial assets, the eqi .y in their homes in particular.

Table llI-30: Cost Burdens by Incom’ ana 2nure, 2022

Income Renters Owners

Range Total Spending Spendir’, Total Spending Spending
Renters 30% to 50% - Jwners 30% to 49% 50% +

49%

< $10,000 13 0 R 39 0 18

$10,000- 14 0 14 99 11 88

19,999

$20,000- 51 J 1 270 43 120

34,999

$35,000- 0 0 0 252 97 32

49,999

$50,000- 4 37 0 517 160 34

74,999

$75,000- 6 J 0 318 86 0

99,999

$100,000- 28 0 0 373 39 0

149,999

$150,000+ 671 0 0

Total 185 37 or 20% 78 or 42% 2,589 436 or 17% 292 0or 11%

Source: US Census Bureau, American Community Survey 2018-2022 5-Year Estimates

This data suggests that most of the unmet housing need, based on cost burdens, is for those with
incomes at or below 80% AMI. However, if housing is produced that includes units targeted to those in
income tiers above this level, it is likely that there will still be significant demand from Eastham
residents and those in nearby communities given the general lack of housing inventory below very high
market prices.

HUD provides additional data on housing affordability through its CHAS report that identifies
cost burdens by household type and whether they are renters or owners, offering a breakdown
of households within specific income categories as summarized in Table IlI-31. For example,
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the first cell indicates that there were 20 elderly renters (62 years and older) with incomes at or
below 30% AMI, and of these none were spending more than 30% of their income on housing
costs. This is down from 10 who were spending more than half of their income on housing
based on 2017 data, or experiencing severe cost burdens, and may relate to more housing
opportunities becoming available through Nauset Green for example or relocation to other
communities.

with incomes at or below 80% of
area median income, 697 or
about 54% were overspending and
353 or about 28% had severe cost
burdens, up from one-half and
one-quarter in 2012, respectively.

Of the almost 1,279 households This report, based on special tabulations of 2016-2020

census data for Eastham (the latest report available),
indicates that 797 households or almost one-third of all
households in this analysis were spending too much on
their housing, up from 764 households in 2012. Of
these, 388 household” “or almost 16% were experiencing
severe cost burde’  as they were spending more than

half their incor{. on 'y yusing costs. This is up from 279

households and 12% in 2072. This data is only a< it higher ti_m the 2021 census estimates
summarized above. Other major findings for thi¢ ‘eport.include the following:

Renters

All renters in this data had incon s . war below 0% AMI and of these almost 42%, or 95
households, were spending more t_an 3/ ¢ sheir income on housing expenses with 45

spending more than half «##7eir in¢_¢.e on housing, down from 70 in 2012.
The data suggests nod = of th | rente : 62 years of age or older or small families (4 or
fewer household me. hers) wneiiencing cost burdens. This is surprising given the

level of costs burdens i * ne past including 10 seniors and 55 small families who were
overspendins it mc hbe © 2t the Village at Nauset Green or developments in nearby
communi? s has addre sed some of the previous need or that these households moved
out of the cc_ »munity (¢  the COA is reporting) or are deceased.

There were no 1. e f /nilies that were renting, down from 25 in 2012.

Single, non-elderly adults are not only the most prevalent renter households in Eastham,
but they were also experiencing the highest cost burdens. Of the total 110 such
households, 95 or 86% had cost burdens. This included 45 households with severe cost
burdens, all with incomes at or below 50% AMI. This suggests that new rental unit
construction should consider smaller affordable units for this population such as studios
or one-bedroom apartments.

Owners

About 31% of all owner households, or 702 such households, were spending more than
30% of their income on housing; and of these, 343 or 15% were spending more than half
their income on housing.
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Owners over the age of 62 account for about 64% of all owners. Unfortunately, due to

the build-up of equity for many of these owners, it is difficult for them to qualify for

assisted housing based on asset limits.

Elderly owners were experiencing considerable cost burdens as 602 or 77% of the 780

owners earning at or below 80% AMI were overspending with 308 or 39% spending more

than half of their income on housing, up from 30% in 2017.
Of the 215 small families with incomes at or below 80% AMI, 130 or 60% had cost
burdens, including 60 or 28% with severe cost burdens. Of particular concern are the 50

families earning at or below 50% AMI who were experiencing severe cost burdens.

There were only 34 large families who were homeowners in Eastham, all earning above

80% AMI except 4 households who were the only ones to be experiencing cost burdens.
Of the 105 non-elderly, single individuals who earned at or below 80% AMI, 29 or 28%
had cost burdens.

Table 1l1-31: Type of Households by Income Ca# gory

1d Cost Burdens, 2020*

<30% AMI23/ | >30% to >50% to L4 80% to L > 100% AMI/ | Total/
Type of # with < 50% AMI/ < 80% AMI/ < 100% AMI/ |* with cost # with
Household cost burdens | # with # with #vin burdens cost burdens

*x cost burdens | cost burdens sst burdens
Elderly Renters | 20/0-0 0/0-0 15/C 0 45/06-0 4/0-0 84/0-0
Small Family | 0/0-0 30/0-0 0/0-C, 4 | 4/0-0 0/0-0 34/0-0
Renters
Large Family 0/0-0 0/0-0 //0-0 0/0-0 0/0-0 0/0-0
Renters
Other Renters | 35/0-35 £2450-10 15/0-0 0/0-0 0/0-0 110/50-45
Total Renters 55/0-35 90/50 0 30/0-0 49/0-0 4/0-0 228/50-45
Elderly Owners | 225/30-1% 225/45- 330/120-4 115/20-0 540/10-35 1,435/225-279
Small Family 50/0-30 30/0-20 135/70-10 40/10-0 395/25-0 650/105-60
Owners
Large Family 0/0-0 0/0 P 4/4-0 20/0-0 10/0-0 34/4-0
Owners
Other Owners | 0/0-0 90/10-4 15/15-0 0/0-0 10/0-0 115/25-4
Total Owners 275/30-205 | 345/55-89 484/209-14 | 175/30-0 955/35-35 2,234/359-343
Total 330/30-240 | 435/105-99 | 514/209-14 | 224/30-0 959/35-35 2,462/409-388

Source: U. S. Department of Housing and Urban Development (HUD), SOCDS CHAS Data, and American
Community Survey, 2016-2020 (* latest report available). ** First number is total number of households

in each category/second is the number of households paying between 30% and 49% of their income on

housing (with cost burdens) - and third number includes those who are paying more than half of their

income on housing expenses (with severe cost burdens).

Small families have four (4) or fewer family

members while larger families include five (5) or more members. Elderly are 62 years of age or older.

“Other” renters or owners are non-elderly and non-family households, largely single-person households.

23 Median Family Income (MFI) is used in this data but is the same as Area Median Income (AMI).
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Foreclosures

Also related to housing affordability is the issue of foreclosures, which has been a problem for
many homeowners across the country since the “bursting of the housing bubble” more than a
dozen years ago. There has been some limited foreclosure activity in Eastham as shown in
Table llI-32. While there were no foreclosures in the couple of years prior to 2010, there was a
pick-up in foreclosures after that. Between 2010 and 2015 there were 15 foreclosure auctions,
increasing to more than double that amount, at 33, between 2016 and 2020. Between 2021 and
mid-December 2023, there were 10 foreclosures. The highest level of combined auctions and
petitions was 18 in 2018. While there were state and national moratoria on foreclosures due to
COVID-19 in 2020 and 2021, these protections have lapsed, and we see an uptick in
foreclosure activity in 2023.

Table llI-32: Foreclosure Activity, 2007 to?’ sJvember 2023

Year Foreclosure Auctions | Petitions ta’ areclose Total
Pre-f /eclo. e

As of 12/11/23 5 7 12
2022 0 2
2021 5 1 6
2020 4 4 8
2019 6 5 11
2018 9 A 9 18
2017 6 VvV 4 9 15
2016 8 10 18
2015 4 | 4 8
2014 2 2 4
2013 1 4
2012 o 3 2 5
2011 0 1 1
2010 3 4 7
2009 0 0 0
2008 0 0 0
2007 0 0 0
Total 48 51 99

Source: The Warren Group, Banker & Tradesman, December 11, 2023.

5. Subsidized Housing Inventory (SHI) - At 3.68% of year-round housing stock in 2023
Current Inventory

Table 1lI-33 summarizes the units included in the Subsidized Housing Inventory (SHI) which is
the list of dwelling units that are eligible for counting towards Eastham’s 10% state affordability
goal. The state currently lists 116 units24 in the SHI which translates into 3.68% of the

24 The SHI included 119 units in December 2020 and has been reduced to 116 based on the loss of 5 units
as part of Gull Cottages project due to expiring affordability restrictions and the addition of two units as
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community’s total year-round housing stock of 3,156 units. This is up from 2,632 year-round
units and 4.62% in December 2020 based on the 2010 census figure and reflective of the major
shift towards more year-round units, largely a result of the pandemic and more people being
able to work remotely. The current 3.68% is still up from 1.9% in 2015. The town needs to
produce at least 200 more SHI units to reach the state’s 10% goal based on the existing year-
round housing stock count from the 2020 decennial census.

To be counted as affordable under Chapter 40B, housing must be dedicated to long-term
occupancy of income-eligible households through deed restrictions. Occupants of the
affordable units must have incomes at or below 80% of HUD limits for the Barnstable area (see
Table lI-1 for these levels, adjusted by household size). See Section II.B for more information
on affordability requirements.

The Inventory includes 23 homeownership units and 92° ental units, eight of which include
units in group homes sponsored by the Massachusei 5 De, »tment of Mental Health (DMH).
The major boost to the SHI during the last several v .rs was the" ‘llage at Nauset Green with 65
units. Because this rental project involved a £ .apter,40B comprehensive permit, all units
qualified for inclusion on the SHI, including t. % 15¢ units that were targeted to those with
incomes between 80% and 90% AMI.

Table llI-33: Eas. \am’s 5. »idized Housing Inventory (SHI)

# S Orojec. © ype/ Use of a 40B | Affordability
Project Name .nits || ubsidi. ng Agency Permit Expiration Date
Nauset Road/Habitat for * g whip/EOHLC No Perpetuity
Humanity House
Eastham Duplexe 8 Rental/EOHLC No Perpetuity
Foundations P¢ ;ject/HAC | rental/EOHLC No 2037
State Highway U :s* 4 Rental/EOHLC No Perpetuity
Bay Meadows J Ownership/EOHLC Yes Perpetuity
DMH Group Homes 8 Rental-Special Needs/DMH No NA
Nauset Rd. 1 Rental/EOHLC No 2056
Brackett Landing 9 Ownership/MassHousing Yes Perpetuity
Sandy Way/Habitat 2 Ownership/EOHLC No Perpetuity
Rabbit Run 1 Ownership/EOHLC No Perpetuity
Massasoit Road 1 Rental/EOHLC No Perpetuity
State Highway 2 Rental/EOHLC No 2052
Village at Nauset Green 65 Rental/EOHLC Yes Perpetuity
Wampum Lane 2 Rental/EOHLC No Perpetuity
Total 116 93 rental units (80%) 84 units with | 111 units affordable

23 ownership units (20%) 40B permit In perpetuity

Source: Massachusetts Department of Housing and Community Development, October 2, 2023

part of Wampum Lane.
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*Eastham Housing Authority units

Many communities in the state are confronting challenges in boosting their relatively limited
supply of affordable housing. Eastham’s neighbors also have affordable housing levels below
the state target, as visually presented in Figure IlI-14. While none of the neighboring towns
have produced enough affordable units to meet the state’s 10% target, Orleans has made
considerable progress at 9.15%. The other communities are close or just past the half-way
mark of 5% with Eastham not far behind.

Figure IlI-14: Comparison of SHI Levels
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The Eastham Housing® .o ity ¢ s 8 units as part of the Eastham Duplexes (including two 1-
bedroom units 24 two 2-_ =droc n units), 4 units at 5960 State Highway (two duplex
structures, each wi_ »two 2-be -oom units), and Merrill House on Ballwic Avenue. The units are
managed by staff of ti »Orles s Housing Authority (OHA). None of the units are age restricted,
but there are numbers « " seniors living in the one-bedroom units. Housing Authority units
rarely turn over and there are at least five-year waits for the two-bedroom units and typical
waits of more than six years for the one-bedrooms. Some existing tenants have lived in these
units for as long as 20 years.

A number of the projects listed in Table IlI-33 involved the development of Town-owned
property including Bay Meadows (“friendly” 40B), the Nauset Road rental home (managed by the
Community Development Partnership), and several Habitat for Humanity of Cape Cod homes.
Unfortunately, the deed restriction for the Habitat for Humanity house at Cross Cart Way was
for 15 years, executed in 1994, and consequently that unit was eliminated from the SHI in
2009. Nevertheless, Habitat for Humanity has the right of first refusal to buy back the unit
when the owner decides to sell, so it may likely be reinstated on the SHI at some point in the
future. Habitat also created two affordable homes on Town-owned property at Sandy Way, and
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another one at Rabbit Run, off Route 6. The property was donated by a local citizen, and the
Town of Eastham provided $45,000 in CPA funding in support of the project.

The Community Development Partnership (CDP) acquired and rehabilitated a duplex at 1475
State Highway that was converted into two affordable, two-bedroom, rental units for
households earning up to 80% AMI.

Since 2012, the Eastham Affordable Housing Trust has operated the Rental Expansion Program
to respond to proposals to fund new construction units, ADUs, seasonal to year-round property
conversions to affordable units, motel conversions to affordable housing, etc. The Village at
Nauset Green received some funding from the Program.

As part of this program, the Town has purchased properties’ .nd converted them to affordable
rental units that are deed restricted in perpetuity, usé * CPA funding to make the units
affordable to tenants earning up to 80% AMI while payi .g no" »ore than 30% of their income on
rent and utilities. One of the units is targeted« ., a moderc »-income household earning
between 80% and 120% AMI however. Thus far # = Townshas purchused the following units:

o 7425 Nauset Road
This project involved a house the \w.ndonatec 3y the United States Department of the
Interior and moved to a Town-ow_ed g € st to the Eastham Council on Aging. The

Town received grant fund® to mak ‘(ne unit handicapped accessible and affordable as
a two-bedroom rental .nit.

o  Wampum Lane
The Town pf .chase htwo  attages at 95/95A Wampum Lane in 2012, one with two
bedroomd nd the othe ‘one as a handicap accessible one-bedroom unit.

e 1195 Massasoit Moar
In 2014, the Town purchased a three-bedroom unit at 1195 Massasoit Road.

e Brackett Landing Condominiums

The Town purchased four one-bedroom units that are part of the Brackett Landing
development including three at 6,17 and 60 Dory Lane and one at 4 Stellwagen Way,
converting them to rentals. Three are directed to those earning at or below 80% AMI and
a moderate-income unit on Dory Lane is targeted to a household earning between 80%
and 120% AMI. All units were developed in compliance with state Local Initiative Program
(LIP) Guidelines as Local Action Units and thus could be counted as part of the
Subsidized Housing Inventory (SHI), except for the moderate-income unit on Dory Lane.
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This Brackett Landing project was developed
through a “friendly 40B” comprehensive permit
for a total of 28 condos. Nine of these units
are listed as involving ownership on the SHI.
Units include both detached single-family
homes and townhouses and range from 960 to
1,700 square feet in size.

= o — The Town had been contracting with the
Community Development Partnership (CDP) to
manage these eight rental units. However, the property management contract for CDP was
coming to an end, and given the Town’s addition of a Housing Coordinator with property
management experience and other local considerations, thed "own decided to assume the role
of property manager itself. In further support of this new( ale, the Town also hired a full-time
Facilities and Maintenance Coordinator with an emp!{ . sis « »maintaining the properties and
others that might be acquired in the future:2s

Eastham, Truro and Provincetown have jointly" =end warded Community Development Block
Grant (CDBG) funding from the state to operate « Regional Housing Rehabilitation Program,
managed initially by the Community L =viament  rtnership (CDP) and currently by The
Resource Inc. (TRI). Funding is provided < \a 0% < “wsred forgivable loan to make critical home
repairs, including the correction I code (Jlations. The loan has a 15-year term with 1/15t
amortized each year without< iymen unlest she property is sold or transferred or the owner is
in default of program termi. \and @¢ ©ans " The entire loan is forgiven after 15 years. The
maximum loan amount_is $30, © U with an additional $10,000 for the removal of lead paint or
asbestos, for imprs ing 1. ndica, ned accessibility, septic system replacement, or multiple
energy efficiencyd aprovemen:

The program also prov 'es< .chnical assistance through a Rehabilitation Specialist to support
the participating homeow.ier (income at or below 80% AMI adjusted by household size) or
investor-owner (if a majority of tenants have incomes within 80% AMI) in determining the work
to be done and estimating costs.

Other locally-sponsored programs are administered by Harwich Ecumenical Council for Housing
(HECH) including:

% Gull Cottages was another one of these projects. Located at 885 State Highway, it involved the
conversion of a small cottage community into five rentals, two of which were affordable to those earning
at or below 50% AMI and the remaining three for households earning up to 60% AMI. One of the units had
a Project-based Section 8 subsidy. All these units were removed from the SHI as the affordability
restrictions expired in 2020.
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e Rental Assistance Subsidy Program

In 2012, the Eastham Affordable Housing Trust initiated the Rental Assistance Subsidy
Program to assist households in paying their rent and becoming self-sustainable at the
conclusion of the Program. The Program operates on a first-come, first-served basis
with a maximum of 20 participants with incomes at or below 60% AMI. Participants are
required to meet monthly with an advocate from a case management company (currently
the Homeless Prevention Council) to help keep them on track and move towards self-
sufficiency. There are currently 12 participants with funding of $218,250.

The program mimics federal and state rental assistance programs by providing the
subsidy directly to the landlord who must enter into year-round leases with the tenants.
The subsidy is based on the difference between the H* D Fair Market Rent (FMR) and 30%
of the qualifying tenant’s income with a maximunz® ibsidy of $350 per month for up to
three years.

While these subsidized rentals are not elif .ple for inclusion™.n the SHI, they nevertheless
serve a pressing local need for more '« ford( Lle year-round rental units for limited
income households.

e Emergency Rental Assistance Prog. \m
In response to the lossgg@@incony €0 households due to COVID-19, the Eastham
Affordable Housing Zidst ir roduce \ the Emergency Rental Assistance Program by
utilizing the guideli s deva a4 tne Lower Cape Rental Assistance Working Group.
This Program operatec. ' a short-term basis, designed to bolster housing stability
during the pgidemic d5unc i through Community Preservation funds, it was available to
household ‘earning up; » 100% AMI who had lost income due to COVID-19.

The Program L id 2 to $6,000 for a 12-month period based on the applicant’s
eligibility. Applications were received on a first—-come, first-served basis. Rent payments
were made directly to the landlord, who had to have a year-round lease and could not
benefit from another rental subsidy at the same time. Participants were required to
meet monthly with an advocate from a case management company (the Homeless
Prevention Council). The Program ran for a year between August 15t 2020 to the end of
July 2021.

e Fastham Housing Emergency Loan Program (H.E.L.P.)
HECH is also administering the Eastham Housing Emergency Loan Program (H.E.L.P.) that
provides deferred, zero interest loans of up to $20,000 to help qualifying homeowners
make home improvements such as new roofs, windows, siding, etc.; as well as health
and safety code problems, including failing heat and hot water systems for example.
Participants must have incomes of no more than 80% AMI and own a single-family home
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or create a new affordable year-round rental unit for income-eligible tenants. Funding is
$177,000.

The Program operates on a first-come, first-served basis with 8-10 applicants per grant
cycle. If the home is sold or transferred before the 15-year term of the loan elapses,
funds are repaid to the Town of Eastham’s Affordable Housing Trust Fund.

Libby Arnold Stevens Emergency Assistance Program

This program provides one-time emergency assistance for those living on Cape Cod
who are experiencing a temporary financial crisis including Eastham residents.
Qualifying needs include rent or mortgage payments, utility payments, and car-related
costs, for example.

While not counted as part of the SHI, the 17 rental vaf hers that are administered by the
Housing Assistance Corporation (HAC) in Eastham ald . adu ‘mportant affordable housing to
qualifying families in market rate housing.

More recent additions to the SHI include:

Village at Nauset Green

The Town of Eastham purchased a \11.F “« undeveloped parcel, the Purcell property,
for the development of «##Tnxdable “Jsusing. This site was intended to be developed
within the context of #/ e Tow 's maj. : planning effort to create a traditional mixed-use
village center, the N th Eac Qveilay District, centered at the intersection of Route
6 and Brackett Road. 1% * 1Town issued a Request for Proposals (RFP) to select a project
developer ar’ Dbroug ot on 2nnrose Properties, LLC. The Town conveyed the property
to the d< :loper una : a 9Y9-year lease and a nominal fee of $1. The Town also
committed 5 290,000 i support of the development of infrastructure. Additionally,
there were two epal ite funding awards in the amounts of $300,000 and $450,000
from the Eastham"Affordable Housing Trust and Community Preservation Committee,
respectively. The Towns of Orleans and Wellfleet also contributed $100,000 each to the
project in recognition that some of their residents might also benefit from the new
units.

The project includes 65 rental units that rim a green space, including a mix of 1, 2 and
3-bedroom units. Eleven or 17% of the units were targeted to extremely low-income
households earning at or below 30% AMI, while 39 or 60% were for those with incomes
between 30% and 60% AMI with another 15 or 23% in the over 60% to 90% AMI range.
Because the project involved a Chapter 40B comprehensive permit for a rental
development, all 65 units were eligible for inclusion on the SHI. At initial occupancy,
70% of the units were reserved for those who either lived or worked in Eastham, and a
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10% preference was given to Cape residents. There was a very high demand for these
units reflected in the 273 applications that were submitted.

Potential Projects

The following properties have been discussed as potential opportunities for the further
development of affordable and/or workforce housing. The Town has hired a development
consultant to help it prepare a Master Plan for the development of the following properties:

T-Time Property

The Town acquired the site of a former driving range (T-Time) on Route 6 and
established a special workgroup, the T-Time Development Committee, to explore
development options. The property is conceived to be a key component of the Town’s
Eastham Corridor Special District that involved a majg’ rezoning effort. To further assist
in the decision-making process for the project, thf Cown commissioned a Market Study
to determine possible economic or business-¢ .iatec. wses that could be incorporated
into the development. Report findings sugs sted that ti »T-Time site could serve as a
catalyst for business activity for sever{ uses_.,as well ac help promote community
housing solutions.

The T-Time Development Comm\ ‘e ncomme. ed the following uses for the property:

o Public Commu@, Cente ¢ suilding anchored by the Council on Aging and
Recreations epartr ant

Commun._%.Pool ‘was.riiore information)

Limited seniv © «nd workforce/community housing

AL st sha 'ss/er _sepreneur pop-up space

ots of outt or green space for gathering and recreation

M. 'ti-/inter; jenerational focus

o O O O O

Town Center Plaza

The Town also acquired a strip mall on a 3.54-acre parcel in 2021 located at 4550 State
Highway. The property includes six active businesses and a vacant unit. All the
businesses have a current lease and hope to continue to serve the community in any
new space that is developed. The following uses are under consideration for the site:

Accommodate the space needs of the 6 existing businesses
Farmer’s Market

Medical Office Space

Retail and Restaurant Space

Top of Shop Housing

Senior and/or Workforce Housing

o O O O O O

68

Eastham Housing Production Plan



In addition to the Master Planning process mentioned above, the Town will be
embarking on a major outreach process to obtain important input from the community
on development opportunities.

e Council on Aging (COA) Property
The Town’s current Council on Aging (COA) is located on a 2-acre parcel at 1405 Nauset
Road. Relocating the COA to the T-Time property will enable the current site to be
developed for affordable housing, senior, and/or workforce housing that is compatible
with the goals outlined in this Housing Production Plan.

e Ballwic Avenue
The Town also owns this 21.87-acre vacant and undeveloped parcel in a residential
neighborhood adjacent to The Children’s Place, a« on-profit resource, referral and
education center for families with young childrens he site was initially acquired for an
elementary school that is no longer needed.

The Town also recently acquired the followings roperties for resiuential rentals, which it will
manage. At this point, there have not been any '\ xma" Jdesignations as to whether the units will
be affordable under the management of the Housir._ \Trust or identified as workforce or market
rate units.

o 2815 and 2835 State Hio/T7 v

In 2019, the Town ob#.ned ¢ /nersh » through tax foreclosure of the left-side units of
two duplexes. The™ R15 1 “Wwweacunt with four bedrooms while the 2835 unit is
occupied with three-b. " ooms. The Town made substantial attempts to contact the
previous ow:’ i rege ling" e tax payments, however, they were ignored. The Town is
working « <h Legal C unsel’on how to move forward with this property given the
logistics of © heded rer lirs being tied to the other side of the buildings that are not
owned by the T wn.

e 580 Massasoit Road
In 2022, the Town acquired an historic mixed-use property at 580 Massasoit Road using
CPA Historic Preservation funds. The first floor is currently rented to the Friends of the
Council on Aging, and the second floor is an unoccupied one-bedroom apartment with a
currently unusable studio apartment on the third floor. The Town has submitted a
Community One Stop for Growth Grant under mixed-use historic rehab to make needed
code-related upgrades, including making the third-floor apartment habitable for rent.

o 2555 State Highway/Beach Plum Mote/
The Town purchased the Beach Plum Motel at 2555 State Highway in 2022. The property
consists of an occupied two-bedroom main home as well as a 5-room seasonal motel.
The septic system has a 7-bedroom capacity, and the Town will issue an RFP for design
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options for replacing the motel.

C. Priority Housing Needs

As the affordability analysis indicates in Section Ill.B above, significant gaps remain between
what many current year-round residents can afford and the cost of housing that is available.
Many long-term residents could not afford to purchase homes in Eastham based on current
housing prices, and there are residents of more limited means who are struggling to afford to
remain in the community. For example, a study by the Cape Cod Young Professionals
organization in conjunction with the Dukakis Center for Urban and Regional Policy at
Northeastern University, included a survey of 5,200 Cape residents between the ages of 25 and
44 and concluded that 47% of respondents had considered leaving the Cape and about half had
to supplement their income to afford to remain here. A
The Town’s recent Commercial | local realtor recentl said, “Mere mortals have nothing
Market Study also weighed-in on | to buy in today’s/’ ising market.”

housing needs and stated that
there is a widely documented | Communit _oncerns at it the high costs of housing
need for rental housing, senior | and neef tor mare varied rousing types to serve more

housing, and modest single- | diverse "\ won. levels were documented as part of a
family or townhouses that are | Commercia. Market Study that was undertaken by the
affordable to a range of low- to w. mia_early 2021. Comments from the interview
middle-income residents. pi cess’ .. wded observations that people with

inc. es in the 81% to 110% AMI range had incomes too
high for affordable housing 2¢ d too | w for I_arket rate units, including many Town employees.
The comments also recogni. d a b = 224 for multi-family housing with amenities which is
largely missing in the market p.. e. There were also comments about an erosion of year-round
rental units, the ned . to by o fai ''v housing, and the problematic conversion of year-round
housing to seasct | units.

Other perspectives on hhed japs between what housing is available in Eastham and what
residents can afford to pay I1s demonstrated in the following analysis:

1. Rental Housing Need's

The analysis included in Table IlI-34 compares cost burdens based on 2017 and 2020 HUD
CHAS data using 2020 income limits. The 2017 analysis projects a shortage of 195 rental units,
all for low- and moderate-income renters with incomes at or below 80% AMI. The 2020 HUD
data shows fewer renters and a lower deficit of 95 affordable units, all with incomes at or below
50% AMI. However, this analysis does not reflect the pent-up regional need for additional rental
opportunities, particularly in the context of a rental housing market that has seen extraordinary
market pressures over the past several decades and more recently the pandemic. For rental
units alone, the 2000 median rental of $682 climbed to $1,168 by 2010 and then $1,639 by
2021 with market rents over $2,000 for a two-bedroom unit with some upgrades and utilities
included.
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Table 1lI-34: Rental Unit Gap Analysis, 2017/2020

Income Group| 2020 HUD Estimated | # Renter # Existing
Income Limits* | Affordable | Households*** | Affordable | Deficit/
Rent** Units*** Surplus
< 30% AMI < $26,100/ < $452/% 105/55 10/20 -95/-35
$31,100
30% to 50% AMI| $26,101-$43,500| $452-$888 85/90 55/30 -30/-60
50% to 80% AMI| $43,501-$69,600| $889-%$1,540 70/30 0/30 -70/0
> 80% AMI > $69,600 > $1,540 145/53 145/53 0/0
Total 405/228 210/133 -195/-95

Source: 2013-2017/2016-2020 HUD SOCDS CHAS Data *Based on 2020 HUD Income Limits for a three-
person household to compare with 2020 HUD data. ** Assumes the household will spend no more than
30% of income on housing costs, including $200 per month in utility bills.

*** See Table IlI-31 for number of renters in each income range« .d affordable units are those occupied
by households without cost burdens.

If Eastham wants to attract more young adults and( ervice emplc nes, it will have to make sure
that it provides additional affordable rental opzs® rtunitis®
current subsidized rental stock is inadequate to. =ef .nese needs. Opportunities for seniors to

to enable them to live in town as the

downsize could also be accommodatedshy new rei 2l development, enabling their homes to
become available to families. The Villc ie “reen with 65 affordable rental units
represents a major recent effort to addret \ th<.e 1. uds and other potentially affordable rental
projects are in the pipeline.

\auset

Nevertheless, affordable hc¢ winegd o0 ient has not kept pace with housing need as
demonstrated by long.«aits for fordable rental units. Subsidized units rarely become available
and typical waits f are longer than five or six years. The need for rentals is

further demonstic 2d by a 5.1 | vacancy rate and importance of replacing some of the rentals

a vaCa . UNy
that have been losu 'n recen vyears. Moreover, the Village at Nauset Green attracted 273
applicants and 150 rem. a4  the waitlist, demonstrating pent-up demand for affordable rental
units in Eastham and other Cape communities.

The Director of the Eastham Council on Aging noted that some of Eastham’s seniors are
migrating out of Eastham, and that this may indicate that there is a need for affordable senior
housing. Seniors are leaving Eastham for such reasons as:

o Affordability, possibly due to high standard of living and/or decreased retirement
income for reasons such as loss of spouse, illness, pension cuts, expense of in—home
caregiver.

e Downsizing to better suit lifestyle as seniors age in place at home.

e The need to be closer to family.

e Lack of transportation.
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The COA Director further indicated that Eastham does not currently have any subsidized
housing that is directly targeted to seniors, and there are no assisted living units in town.
While there are some affordable units, the rents are still too high for area seniors on fixed
incomes. Other nearby communities, such as Orleans, offer senior housing developments, but
these have a wait of at least two years. There are also no assisted living or independent living
units for seniors that include services, and Town should explore options for attracting such
developments into the community.

Based on the data included in Tables IlI-31 and IlI-34, this Housing Plan recommends that
rental unit goals be largely distributed as summarized in Table IlI-35. The one-year goal is
based on annual Housing Production goals of producing affordable housing equivalent to state
requirements of 0.50% of the year-round housing stock or 16 units (up from 13 units based on
the 2010 year-round figure and reflective of the major increa’ & in year-round units, largely due
to the pandemic and more people being able to work repd ‘ely). This amount of rental housing
would comprise about 80% of the Town’s unit produci sn gc ''s over the five-year term of this
Housing Production Plan. This level of productis . will not " »commodate all the pent-up
regional demand for rental housing, but represa’ (s a reasonable Iccal goal. There should also
be some focus on the housing needs of seasona. work{.s.

Table IlI-35: Projecte = :ribution' € Rental Unit Production

One-Yt ranc . Year Goals
Target Renter Target Ua Tize F roportion of Need # Rental Units
Households | 1-Year/5-Year Goals
Seniors/individuals/those| One. adroo: | 40% 5/25
special needs
Small Families Iwe hedrc ms 50% 7/35
Large Families Three- bYedrocoms 10% 1/5
Total 100% 13/65
2. Homeownership N -ds

Table IlI-35 demonstrates that there is an insufficient supply of affordably-priced ownership
units, single-family homes or condos, to meet the existing need of those resident owners
earning at or below 80% AMI. HUD data shows an increase in the deficit of affordable units
(based on cost burdens) from 380 units in 2017 to 602 by 2020.

As noted in Table I11-30, there are also 100 owner households with incomes above 80% AMI
who are cost-burdened in Eastham, down from 180 in 2017. Providing units targeted to those
with incomes of 100% AMI and even 120% AMI can be helpful to those who have limited
opportunities for downsizing and do not meet all state affordability requirements. This Housing
Production Plan therefore recommends that first-time homeownership opportunities also be
included in the town’s affordable housing agenda but at a lower priority than rentals.
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This Housing Plan has documented the exodus of young residents, including families with
children, out of the community and the Cape as a whole. Jobs in tandem with affordable
housing opportunities are key to retaining this population, maintaining Eastham’s community
character, vitality, and social and economic diversity. Additionally, empty nesters looking to
downsize from their existing single-family homes should be able to find accessible and
affordable condominiums in Eastham rather than having to relocate. However, state
requirements regarding assets (such as not having more than $200,000 in net equity from a
previous house or an additional $75,000 in financial assets) put many seniors out of the
running for affordable housing that can be counted as part of the Subsidized Housing
Inventory. Nevertheless, such housing does serve an important need for local seniors who want
to afford to live independently in Eastham. Some service-enriched housing for seniors should
also be considered including handicapped-accessible units. As noted earlier, only units that are
occupied by those with incomes at or below 80% AMI can be ounted as part of the Subsidized
Housing Inventory.

While Table 1lI-36 identifies a deficit of 380 homs' wnership t_‘ts, the typical small-scale of
ownership projects given very limited governm¢ it financing prog.ams directed to them, and
the affordability constraints noted above, make *t ve‘, unlikely that the Town will be able to
produce substantial numbers of ownership units.” ‘n the other hand, the Town can provide
other sources of assistance to reduce ti 2. wsing co. »burdens of existing owners, including
tax breaks.

Tabls «1-36:) .omeo. nership Affordability Analysis

Affora. »le Sa’ -l Owner # Affordable
Income Income | Sinale-fai = v/ Households | Units** Deficit or
Group Range* < Condc ** Surplus
Less than | Less ti ﬁ| Less than' 332,500/ 838/1,104 458/502 -380/-602
80% AMI $69,600 ‘ess than ¢ 94,500

Sources: HUD SOCDS CHA__4013—2017/2016—2020. * Based on 2020HUD Income Limits for a three-
person household to compare with 2020 HUD data. ** See Table 1lI-31 for number of owners in each
income range and affordable units are those occupied by households without cost burdens.

This Housing Plan recommends that homeownership unit goals be largely distributed as
summarized in Table IlI-37. This amount of starter housing or units for downsizing would

% Figures based on interest of 6.5%, 30-year term, annual property tax rate of $7.01 per thousand, and
insurance costs of $4 per $1,000 for condominiums and $6 per thousand for single-family homes. The
calculations are also based on the purchaser spending no more than 30% of gross income on mortgage
(principal and interest), taxes and insurance. It also assumes that the purchaser could qualify for
subsidized mortgage financing from the ONE Mortgage Program or MassHousing mortgage offerings and
therefore pay no private mortgage insurance (PMI).
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comprise about 20% of the Town’s affordable unit production goals over the next five years
with the other units targeted to affordable rentals.

Table 1l1-37: Projected Distribution of Homeownership Units, Five-Year Goals

Target Renter Target Unit Size Proportion of Need | # Units

Households 5-Year Goals
Seniors/Individuals/ One bedroom 30% 4

Special needs

Small Families Two bedrooms 60% 9

Large Families Three+ bedrooms 10% 2

Total 100% 3 (average per year)/15
3. Special Population Needs

The 2021 census estimates identified 509 residents as cla ning a disability, representing 9.0%
of all residents. Of the 509 individuals with disabilitie, 36 \residents were 65 years if age or
older, representing 71% of those with disabilities ar’> 16.5% o1 'l residents 65 years of age or
older. An increasingly aging population sugf csts further fu ire needs for integrating
handicapped accessibility and supportive serv. »s int’ new affordable housing development.
Long wait times for handicapped-accessible unit:. aat are managed by the Orleans Housing
Authority further substantiate the need { . ich units. »Additionally, Eastham currently has only
eight special needs units in group hori s an > subsidized units directed specifically to
seniors, including no assisted livinasfacilitic

Moreover, as presented in< ‘ble lll£ -2.those non-elderly, non-family renter households, who
are largely single individuals % ad the highest levels of cost burdens including all such
households with inca iesc har by hw 50% AMI. A segment of these very low-income residents
are also likely tod ;ave a disa ility wiat makes it not only challenging to find housing that is
affordable but als¢ which incll les the accommodations that are necessary to make the units
accessible.

This Housing Production Plan recommends that at least 10% of new units created include
handicapped adaptability/accessibility and/or supportive services with a 20% level for units
directed to seniors or single individuals.

4, Existing Housing Condition Need's

About 56% of Eastham’s housing stock was built prior to 1980 and thus more likely to have
traces of lead-based paint, posing safety hazards to children, as well as problems concerning
aging system and structural conditions. Also, because most properties rely on septic systems,
some existing systems are likely failing or in disrepair. Programs that continue to support
necessary home improvements, including de-leading, septic repairs, modifications for the
physically disabled, and historic restorations should be promoted for units occupied by low-
and moderate-income households, particularly the elderly living on fixed incomes and
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including investor-owned properties tenanted by qualifying low and moderate-income
households.

The need and demand for assistance in making essential home repairs is further demonstrated
by the continued interest in the Town’s Housing Rehabilitation Program that is administered by
The Resource Inc. (TRI). Eastham is also working with HECH on the Eastham Housing
Emergency Loan Program (H.E.L.P.) that provides 0% interest, deferred loans of up to $20,000
for emergency improvements related to health and safety problems. This Housing Plan
recommends continued support of these programs.
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IV. CHALLENGES TO DEVELOPMENT

The Town seeks to encourage sustainable growth and development, including the integration of
more affordable housing in new development, but is cognizant of the importance of promoting
such growth within the context of preserving the community’s natural resources, economic
health, and quality of life. It will be a great challenge for the Town of Eastham to create enough
affordable housing units to meet the state’s 10% affordable housing standard, production goals
and local needs, particularly in light of the following constraints to new development:

A. Infrastructure

A major constraint and cost factor for new development relates to infrastructure, particularly
the historic lack of sewer and water services in most areas,of Eastham that raises concerns
among residents about impacts of any new development ox .ne environment, water supply, and
water quality in particular. Residents have typically b( . rely on wells and on-site septic
systems unless special treatment facilities were intearated inv_»the new development, a costly
measure that requires a fairly large project to be asible. In fact, =veral Alternative Treatment
installations have been deployed to reduc{  nitratd "nitrogen concentrations in effluent
discharges in Eastham.

The Lower Cape Water Management Task “orcc s stuc.ed the water supply and demand issue
for the Outer Cape several times in the g st .nd tound that most private wells provide good
quality drinking water, but if_rea. ng de¢ elopment negatively influences the quality and
contamination from Route £ s an or ,oing cC <cern. Eastham is fortunate in that is it essentially
the sole user of the Lower Ca, »a< siter s i...dset Lens, sharing the northern most reaches of the
Lens with Wellfleet ax » Nat. nal Park Service. Two well sites for the development of the
municipal water suf ply and r._xe be »me operational relatively recently.

In the spring of 20U » the T wn completed an Interim Needs Assessment and Alternatives
Screening Analysis Repo. » the first major report (Phase I) of the Town of Eastham Wastewater
Management Planning Project. This study assisted the Town in developing a comprehensive
strategy for wastewater treatment. This project will support the Town’s efforts to provide a
reliable and safe drinking water supply to residents and to integrate the on-going municipal
drinking water supply planning project into the wastewater management and overall water
resource management needs in Eastham in the coming years.

Mitigation Measures: The Town voted to establish a town-wide municipal water system at its
2015 Town Meeting that will eventually serve all parts of Eastham. The system will include two
well fields, a storage tank and 45 miles of distribution piping. The project is being conducted

in phases from 2019 through 2023.

The Town is also looking into ways to address the waste water needs. Traditional methods,
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such as on-site waste water treatment, are being implemented on a case-by-case basis. Non-
traditional methods are being tested to see if they will be feasible.

It will be important for any new affordable housing development to address these infrastructure
constraints, septic issues in particular, and ensure that there are sufficient amounts of
subsidies incorporated into the project to adequately service new residents and protect the
environment. Clearly the continued development of Town water services will provide important
benefits to local residents and businesses in the years to come and make affordable housing
development more feasible.

B. Environmental Concerns

Eastham’s natural amenities attract literally millions of visitors annually and provide highly
valued opportunities for a wide range of recreational actix .ies. These features need to be
protected to the greatest extent possible, and challef =2s remain to balance the town’s
preservation desires against commercial pressures and(.ne ne  for greater housing diversity.

e  Protected Open Space
Foremost among the town’s open spacC . is¢ .ne Cape Cod National Seashore, along
Eastham’s eastern boundary, that provides™ \oassive and active recreational facility of
more than 3,000 acres or clos \tc mae-thirc wof the town. The Seashore receives
approximately five million visitors. annuf iy~ i virtually all these visitors pass through

the town of Eastham. M han a' .ndred privately-owned residential dwellings exist
within the Seashore, « .0st of vhich | 2re constructed prior to the Seashore’s creation,
and there are esta ‘ished = a=iental protections that limit uses, expansions,

alterations, repairs, ar. the disturbance of land associated with existing private
residential p Jpertie. withi. the Seashore zoning district. There are also more than 485
acres of T vn-owned ¢ ‘en space, some of which are also historic areas.

e (Coastal Resourc = T .e coastal resources of Eastham are divided between Cape Cod Bay
on the west shore und the Atlantic Ocean including Nauset Marsh and Town Cove. The
Bay shoreline extends approximately five miles including coastal bank and barrier
beaches that protect extensive salt marsh systems and coastal dunes. These areas have
been designated as Areas of Critical Environmental Concern (ACEC), containing
approximately 400 acres. The Town maintains seven public beaches along this
shoreline, including parking for 500 vehicles and 45 boat slips. The corporate boundary
of Eastham actually extends three miles into Cape Cod Bay and within this area lie
productive grounds for the harvest of quahogs, sea clams, and bay scallops as well as
recreational fishing for both shellfish and finfish.

Eastham’s Atlantic shoreline consists for the most part of high bluffs where much of the
sand has been transported southerly to form the Nauset Spit, a barrier beach that
protects the Nauset Marsh system and adjacent Town Cove. This marsh system covers

77

Eastham Housing Production Plan



approximately 800 acres and is a productive nursery area for both shellfish and finfish
where aquaculture activities are encouraged. Most of Eastham’s shoreline along the back
shore remains undeveloped beyond the establishment of the Cape Cod National
Seashore.

In addition to shellfish and finfish, Eastham’s coastal habitats, particularly coastal
marshlands and kettlehole wetlands, attract a high diversity of birds and mammals, and
are especially important to migratory species. The Cape Cod National Seashore monitors
rare species within the Park, and the Massachusetts Natural Heritage Program shows
Eastham to be important to a large number of state and/or federally designated rare,
threatened or endangered species, which also constrains development.

e Other Water Resources

There are eleven ponds in Eastham that provids’ acreational opportunities, many of
which are privately owned. These ponds rang{ in si. » from the Great Pond with 109
acres to the six-acre Jemima Pond. The # .wn also ha. four additional surface water
bodies including Salt Pond Bay, Nauset/ .y, the,Herring River and Boat Meadow River.
Eastham also has historically obtained itc rin! /ig water from a sole-source aquifer, the
Nauset Lens, and efforts to minimize the co.. amination of this water source have been a
local priority.

Mitigation Measures: The Tows ¢ Easth ¢ has a strong commitment to preserving what
remains of its natural envir/ iment, ncludi g the areas described above as well as dunes,
forested areas, rare plant “c »d wild “@aacies, and a variety of uncommon habitats such as
swamps and kettlehole _bonds. = e impacts of any new development must be identified as to
how it affects the e ironn. nt ari »what actions might be required to mitigate impacts. While
regulations to pi# ‘ect the en ronment, such as wetland by-laws, and to protect the public
health, such as Tit %5 regul ions, are important and essential, they nevertheless present
challenges to developr. wat /¢, reducing the amount of buildable land and increasing the time
and costs of developing ‘.ew housing. Opportunities to preserve open space that include a
cluster of housing are worth exploring.

Housing strategies are largely oriented to actions that will promote smart growth and limit
impacts on the environment such as promoting accessory apartments based on recent changes
to zoning, converting existing housing to long-term affordability, developing infill sites in
existing neighborhoods, cluster development, motel or cottage colony conversions, and
encouraging mixed-use development (see Section VI.B and VI.C. for details on these strategies).

C. Zoning

As is the case in most American communities, a zoning by-law or ordinance is enacted to
control the use of land including the patterns of housing development. Eastham is divided into
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a number of different Zoning Districts,2? each with its own requirements, including:

District A - Residential area of one (1) and two (2) family dwellings

District B - An area for marine-related uses

District £ - An area of limited commercial development that is compatible with the
residential character of the neighborhood

Seashore District F - An area with single-family dwellings located within the Cape Cod
National Seashore Park to prohibit commercial and industrial uses and to conserve
natural conditions

Water Resources Protection District G - An open space area or residential area
designated to protect the public health by preventing the contamination of the ground
and surface water resources providing a portion of the potential public water supply for
the Town

Wellfield Protection District H - An open space i a designated to protect the public
health by preventing the contamination of the< /ounc and surface water resources in a
test wellfield area demonstrated to be caps .ie of provi g a portion of the potential
public water supply for the Town.

Eastham Corridor Special District (ECSD; »The surpose of the Eastham Corridor Special
District (ECSD), as designated in Barnstable™ aunty Ordinance 17-12, is to enhance and
protect the character of Ea ‘o w’s com arcial areas, encourage mixed-use
development, support and enhan » the < mamy in North Eastham, improve bicyclist
and pedestrian safety ans " hcess a ¢.g the Route 6 corridor, minimize traffic conflicts
and improve access 4 .anage 1ent t. soughout the District, expand opportunities for
creation of afforda. = hox ~nd"adopt best management practices to manage
nutrients discharaed thi * .gh stormwater within the District.

Tab:. \IV-1. Minimum Intensity Requirements

Dwelling Type Nistrict Area (Sq. Ft.) Frontage (Feet)

Single Unit Dic vict/ 40,000 50
Distriv . E 40,000 50
District F 3 acres 150
District G 3 acres 150

Two Units District A 80,000 200
District E 80,000 200
District G 6 acres/no more than 150

5,000 sq. ft. of floor area
Two Units with District A with 40,000 50/150
Deed restriction site plan review

Source: Eastham Zoning By-law, Section IX, Intensity Regulations

27 Eastham Zoning By-law, Section Il, Zoning Districts.
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Like most localities in the Commonwealth, Eastham’s Zoning By-law embraces large-lot zoning
of at least 40,000 square feet, largely as a result of Title 5 regulations. Nevertheless, low
housing density severely constrains the construction of affordable housing which often relies on
some economies of scale. Some of the dimensional requirements in the Zoning By-law for
residential units are included in Table IV-1.

Mitigation Measures: There are several zoning provisions included in the existing By-law that
are designed to promote smart growth and/or housing affordability, including the following:

e Fastham Corridor Special District (ECSD)

Building on the recommendations in the 2002 Local Comprehensive Plan, the Town
embarked on a planning effort to create a traditional mixed-use village center in North
Eastham centered on the intersection of Route 6 a4 Brackett Road and involving the
surrounding private and public properties. Thes ywn hired a consultant to refine the
vision for the area and prepare the necessary { ad u. »regulations and planning tools to
appropriately address the issues and oppd cunities wi. 2 respecting the needs of the
property owners and other community st (eholders.28

In May 2018, the Eastham Corridor Special L. trict (ECSD) was adopted by Town Meeting
to enhance and protect the chara tc. »f.Fastha. s commercial areas, encourage mixed-
use development, support and ' ahap = » economy in North Eastham, improve
bicyclist and pedestrian_ a7 v and' (ess along the Route 6 corridor, minimize traffic
conflicts and improve« _cess | anage ent throughout the District, expand opportunities
for creation of affo. able k “»oanid adopt best management practices to manage
nutrients discharaed « s ugh stormwater within the District.29 This zoning allows
residential 4 .velop. ant . w-right including apartments above commercial spaces,
townhous{ . and apar. yents which were not allowed in the area in the past. The two
focal points™ ¢ .this nev North Eastham Village Center is the 11.5-acre Purcell property
that was acquiv i b che Town and was recently developed as the Village at Nauset
Green with 65 affc.dable rental units and the T-Time property purchased by the Town
in 2019 and currently under consideration for future municipal uses including potential
housing ...

e Accessory Dwelling Units (ADUs)39
At the 2013 Town Meeting, changes to Eastham’s accessory apartment bylaw were
approved that included provisions for promoting the development of affordable rental
housing for year-round residents by allowing accessory apartments based on a number

28 North Eastham Village Center Plan, Stantec Consulting Services, March 2007.

29 Eastham Zoning Bylaw, Section 3.8.

30 Eastham Zoning Bylaw, Section VII.C, Accessory Uses (Accepted at Town Meeting, July 24, 2001,
and Amendment Accepted at Annual Town Meeting, May 5, 2003).
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of conditions through the Special Permit process. Only one non-deed restricted ADU
was created through this bylaw.

In 2019, the Town adopted new ADU zoning to better promote such units. The bylaw
includes the following purposes:

1. To diversify the types of housing available in the community and broaden
housing opportunities for households of all income levels, ages and sizes.

2. To encourage and support a stable and diverse year-round community and a
robust local workforce.

3. To prevent the displacement of current Eastham residents and encourage the
influx of new residents.

4. To encourage a more efficient use of the Taf n’s housing supply and building
stock while maintaining the character ¢ ‘he areas in which the Accessory
Dwelling Units (ADUs) are located.

This new bylaw allows ADUs by-right if |2 ated on a resideri.ral lot in District A, E, and G
and by Special Permit in Seashore Distric '£. /4 JUs on commercial lots are also allowed
by-right in District E and by Special Permic a Districts A, F, and G. They can also be
permitted by-right in the Easthe vinsridor S, hcial District with the exception of the
Trade Park where they are not allo\ =d.

If the ADU is located &+ a pr¢ yerty z ned for a single-family dwelling and conforms to
all zoning dimensioi. ' requ’ < Ic can be permitted as a by-right accessory use. In
addition to interior unic * vithin a single-family dwelling, the bylaw also allows external

and detaches acces. v ur._ 3 0n a property.
A Special Per it from t} : Zoning Board of Appeals is required in the following instances:

1. The propet.y is preexisting non-conforming to the use, lot size or dimensional
setback requirements of the Eastham Zoning Bylaw.

2. The proposed Accessory Dwelling Unit (ADU) will result in the increase to a
preexisting non-conformity.

3. The proposed Accessory Dwelling Unit will exceed 50% of the site coverage of
the principal dwelling unit.

4. The subject property is located within the Seashore District.

Other requirements include:

o No more than one accessory unit per lot.
o Cannot have more than two bedrooms.
o Must be subordinate in use, size, and design to the principal structure and the
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appearance of the property remains consistent with the principal structure/use
on the site and the privacy of abutting properties is maintained.

o The owner must inhabit the house as a primary residence, occupying either the
principal or accessory unit.

o Units may not be larger than 1,200 square feet or 50% of the site coverage of the
principal dwelling, whichever is smaller.

o Cannot be conveyed separate or apart of the principal dwelling and neither the
principal unit or ADU can be converted to condominiums.

o At least one off-street parking space in addition to what is required for the
principal unit.

o Must meet Title 5 requirements.

o Either the accessory dwelling unit or the principal dwelling must be rented
and/or leased on a year-round basis, and 2 "no time can both the principal
dwelling and the ADU be rented and/or leas .

About ten ADU permits have been approved

o Two-family Units for Low- or Moderate-:_som( rouseholds3!

Two-family homes are allowed by-right in*_ = Eastham Corridor Special District. They
are also allowed in Districts A, «. %G - tho =esidential district, limited commercial
district and Water Resources Prote tions (.. %, respectively, but the area requirements
are double what is requiz@™nor a s < ie-family home. The exception is obtaining site
plan review in residerf.al Dis ict A" r a two-family home that includes a unit that is
affordable to a low »or pd “Wsa-ir,come tenant if owner-occupied (if not owner-
occupied, both units mc © pe affordable to low- or moderate-income tenants), reducing
the area regs /emei. to 4. Q00 square feet, the equivalent amount for a single-family
unit.

In the bylaw, It »-ind  me is defined as a household earning at or below 80% of area
median income aria moderate-income includes households earning between 80% and
120% of area median income. It should be noted that under this terminology, only low-
income units could be counted in the Subsidized Housing Inventory (SHI) assuming all
other state Local Initiative Program (LIP) requirements are met (see Appendix 6). Also,
maximum rents must comply with HUD Fair Market Rents (FMRs). This bylaw has not
been used to date.

e Open Space Residential Subdivision Development (OSRSD)
“The purpose of the Open Space Residential Subdivision Development (OSRSD) bylaw is
to offer an alternative development design by special permit for subdivisions to promote
the permanent preservation of open space, wildlife habitat and other natural resources,

31 Eastham Zoning Bylaw, Section IX.A.2 (Accepted at Town Meeting, July 24, 2001).
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including the aquifer, ground water recharge areas and wetlands, in a manner that is
consistent with the Eastham Local Comprehensive Plan and to minimize sprawl and
promote development that conforms to existing topography and natural features more
efficiently than conventional subdivisions”.32 The bylaw promotes cluster zoning that is
based on smart growth principles that also conserve open space. It includes the
following provisions:

o Parcel must contain at least four acres of buildable uplands, producing not less
than five lots.

o Each lot must contain a minimum of 20,000 square feet of buildable upland for
each single-family unit and twice that amount for each duplex unit.

o Open space must include potentially developable area equal to or greater than
35% of the parcel’s buildable upland, mainta’ /led as open space in perpetuity,
not including land for roads and/or parkix The open space must be planned
as contiguous areas wherever possible "inclv ‘ing buffers around wetlands or
parcel boundaries. Connectivity w(.n existing napen space or recreational
opportunities is a priority.

o The designated open space mus »be snveyed to the Town of Eastham upon
acceptance of the Select Board and™ >wn Meeting, to a non-profit organization
whose mission is open sp << naservati », or to a corporation or trust owned by
the owners of the lots or re_ident . wits within the development.

o If the open spas@im not wveyed to the Town, a conservation restriction
enforceable by .ne Tc 'n mu: \ be recorded and a management plan submitted
and approvec »The ament plan must authorize the Town to enter into and
perform_mainte. * ice of the open space where the management program has
failed® /n wri._ % cas the owners of the lots will be held responsible for the cost
of¢ ‘e maintena ce.

o Dens. » bonuse; will be allocated at the discretion of the Planning Board but only
when mu 2 thd i 35% of the buildable upland is preserved as open space.

o In regard s wastewater treatment, the area set-aside as open space may be
allocated to each of the building lots proportional to the total number of lots,
provided a shared or clustered septic system is proposed.

o Must be included in District A.

o Must consist of a parcel or set of contiguous parcels in common ownership.

o Include plans prepared by a certified Landscape Architect or registered Land
Surveyor that identifies conservation areas, locates house sites, and aligns streets
and any new trails.

o Allows single and multi-family dwellings.

o Minimum setbacks must be 25 feet from the front, side and rear lot lines, except

32 Eastham Zoning Bylaw, Section XIX, Open Space Residential Subdivision Development, page 59
(Accepted at Annual Town Meeting, May 1, 2006).
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the front setbacks from pre-existing streets must be 30 feet.

This bylaw has not been used to date. It also does not have any requirements regarding
the integration of affordable housing, including density bonuses for their inclusion, which
are often conditions in other comparable bylaws that encourage clustered housing and
open space preservation.

It is important to note that the Town has created a Residential Zoning Task Force to evaluate
potential changes in the Zoning Bylaw that would encourage more affordable housing. This
Housing Production Plan also includes strategies that are directed to reforming local zoning
regulations, making them “friendlier” to the production of affordable housing and smart growth
development. These include adopting inclusionary zoning, integrating affordable housing in the
OSRSD bylaw, and exploring rezoning to convert motels or ¢/ tage colonies into mixed-income
housing (see Section VI.C).

D. School Enroliment

Like most communities on the Cape, the Outer & pe in particular, school enrollments have been
decreasing. For example, those children enrolle hat« .e Eastham Elementary School decreased
from 286 students in the 2000-2001_school yu = to 194 by 2020-2021. Comparably,
enrollments at the Nauset Regional Sci 2o..Middle™ shool and High School) - that include
students from Brewster, Orleans, Wellfleet and< .das. »m - decreased from 1,790 in 2000-2001,
to 1,515 by 2014-2015, and«", 26 by' J20-2021. These declines are reflective of the
substantial demographic shi” towar s fewe \younger residents and increasing numbers and
proportions of older ones 1.t is & =throughout the Cape but is particularly worrisome
for the Lower and Outer.Cape ¢ imunities.

Many people witlt hildren hav. \moved away due to the high cost of living, and the lack of jobs
while others are se. 'ing thej’ kids to charter schools and private schools in the area, and
greater numbers of hov =hs us have fewer children or no children at all. While COVID-19 has
attracted more families tu the Cape, largely second homeowners choosing to ride-out the
pandemic in what they consider a safer place in Eastham, their children were typically learning
remotely in schools of their principal place of residency, which has not persisted over the past
couple of years.

Despite declining enrollment, the Town has taken steps to better support the needs of students
and families by providing free pre-kindergarten and lunches for all.

Mitigation Measures: This Housing Production Plan recognizes the need for a wider range of
affordable housing options in Eastham, including rentals and first-time homebuyer
opportunities for young families. It is likely that this new development will not have a
significant impact on school capacity, particularly considering current and projected declining
enrollments. New development will not have a significant impact on the ability of the schools
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to handle any growth in enrollment.

E. Public Transportation

Like most of Cape Cod, Eastham encounters significant problems with traffic congestion,
particularly in the summer months when the population can swell to as many as 30,000.33
Eastham is also effectively the gateway to the National Seashore and all road traffic passes
through Eastham to get to other communities on the Outer Cape. The Cape Cod Commission
also has data that COVID-19 has influenced traffic. Average daily traffic numbers at the
Eastham/Wellfleet town line on Route 6 indicate that traffic was down 100% in March 2020,
from March 2019, when the lockdown occurred, remained down over 2019 through August and
then was higher than 2019 in both September and October, although down somewhat in
November and December.

Public transportation is extremely limited, largely res <ing residents to have access to
automobiles and further increasing the cost of livin€ In E« tham. This reliance on the car
presents a barrier to those low- and moderate-incs .ie residents. :ho are more likely to feel the
financial strains of owning and maintaining a 2. Thes2019 census estimates indicated that
only 19 workers reported using public transportc an« .nd 38 workers do not own a vehicle.

Starting in June 2006, Flex-Route trant Yo #ian sys. m was introduced which provides bus
service throughout the Outer Cape incluc ng F st . Those living within a half mile of the
route can call the service to arra® _ »woick-t . Twelve buses were purchased through a federal
grant obtained by the Nationd Seash' re and |l participating towns pay the operating expenses
with some support from pa. anges "nlken system. Eastham also participates in the Cape
Cod Regional Transit Authority . at coordinates and provides fixed-route buses throughout the
Cape. It should alsf "be nc »d th » Eastham’s Council on Aging offers free transportation to
area seniors for if_dical visits' nd shopping, thus promoting independent living for this part of

the population.

Mitigation Measures: The Town will have to pay particular attention to the projected traffic
implications of any new development, working with the developer to resolve problems.
Opportunities to direct development to areas that are most conducive to higher densities, such
as along Route 6, particularly with water services, may serve to reduce transportation problems
somewhat.

Eastham will also continue to coordinate its transportation planning with neighboring
communities through active participation on the Cape Cod Regional Transit Authority,

33 The summer population consists of several groups of people including year-round residents, summer
residents, shorter-term guests, and more transient weekenders. Assuming five (5) people per house
during the summer period plus 1,000 to 1,500 in motels, the total population is about 25,000. The Town
Clerk’s Office has estimated 30,000.
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involvement with the Cape Cod Transit Task Force, and coordination with the National Park
Service. The Town will also continue to participate in the Cape Cod Joint Transportation
Committee. Moreover, the Town has submitted requests for changes in Route 6 to the State
Department of Transportation. These plans, coupled with further transportation planning and
proposed zoning changes in North Eastham, should help address growth issues.

F. Availability of Subsidy Funds

Financial resources to subsidize affordable housing preservation and production as well as
rental assistance, have suffered budget cuts over the years making funding more limited and
extremely competitive. Communities are finding it challenging to secure necessary funding and
some projects need to wait multiple funding cycles to obtain funding approvals from the state.

Community Preservation funding has offered Eastham an« iiportant resource for affordable
housing production and HOME funding from the Barnstat’ .County HOME Consortium is also a
resource. The Town has also established a Municipal Affor. y»ble Housing Trust to manage a
dedicated housing fund. This Trust has severald .nportant p. wers, including the ability to
accept tax-exempt donations of land and monei’  Nevertheless, the Town will need to continue
to increase funding for affordable housing ana aved (ge its limited local resources to secure
substantial support from regional, state, and federa. =sources as well.

Mitigation Measures: This Housing Pi n pfovic guidance on the use of Community
Preservation Funds, Eastham’s / dable | Jusing Trust Fund, and Community Development
Block Grant (CDBG) fundinod . or aff rdable' housing initiatives that will enable the Town to
support the production anu woress - af affordable units and leverage other public and
private funding sources..incluc. g the possible bonding of CPA funds for the acquisition of
property. Moreovers ke oti. i cor aunities on Cape Cod, Eastham has access to federal HOME
subsidies, admir_tered by ti \ Barnstable County HOME Consortium, plus other state and
federal funding resc uces. Thy Town should consider allocating some relatively new sources of
funds for affordable hc sind, notably Short-term Rental tax revenues and the marijuana sales
tax. Moreover, new state resources such as the HousingWorks Program, Climate Bank, and
proposed Housing Bond Bill should provide new funding streams to help boost housing
production.

G. Community Perceptions

Residents in most communities are concerned about the impacts that any new development will
have on local services and quality of life, and many may also have negative impressions of
affordable housing in general. Therefore, local opposition to new affordable developments is
more the norm than the exception.

On the other hand, with such high real estate prices and the exodus of younger residents, there
is also a realization that workforce and affordable housing is needed in the community. The
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development of the Village at Nauset Green did not receive significant local opposition, and
more people are recognizing that the new kindergarten teacher, their grown children, or the
elderly neighbor may not be able to afford to live or remain in the community unless more
affordable housing options are created. Housing for seasonal workers is also a serious concern
of local employers. Residents are increasingly aware that those who provide local services,
whether they are municipal workers, a waitress in a nearby restaurant, or the local handyman,
need an affordable place to live without huge commutes.

Mitigation Measures: Eastham will continue to conduct ongoing community outreach and
education to inform local leaders and residents on the issue of affordable housing, to help
dispel negative stereotypes, to provide up-to-date information on new opportunities, and
garner political support for new housing initiatives (see details on this strategy in Section
VI.A.2). It will be important to continue to be sensitive tod . ommunity concerns and provide
opportunities for residents to not only obtain accurate in/ “mation on housing issues, whether
they relate to zoning or new development, but have op{ srtut. ies for real input.

H. Limited Availability of Developable Pr- yerty

Developed residential or mixed residential and ¢ mm¢ cial land comprised 6,997 acres in 2008
or 64% of Eastham’s land area according to the 201 Qpen Space and Recreation Plan. In 2008,
about 293 acres of developable reside \tia M'and are »remained with another 230 acres of
residentially-zoned property defined as v ‘devs op. We. Data also identified about 8 acres of
commercial and industrial propa®, "This n_.ns that less than 4% of the land area of Eastham
remains open and subject tos ossible Jevelo, ment. Consequently, there has been a substantial
level of redevelopment inclt ng tef = 2511vity, involving the demolition and replacement of
existing homes, and hiagher-de. ty opportunities along Route 6 including the Village at Nauset
Green and possibilit _s for ©. »fori. »w T-Time property.

Mitigation Measures » Because of the limited amount of future development, it is even more
important that the ne. hur'.s that are created help diversify the housing stock, including
affordable options. This rian suggests several zoning mechanisms to mandate and incentivize
affordable units including inclusionary zoning and conversions of motels to year-round rentals
(see Section VI.C) as well as strategies to promote more housing choices (see Section VI.B).
Zoning to allow the most effective use of limited developable properties, including higher
densities, will be important.
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V. AFFORDABLE HOUSING PRODUCTION GOALS

The Massachusetts Department of Housing and Community Development (EOHLC) administers
the Housing Production Program in accordance with regulations that are meant to provide
municipalities with greater local control over housing development. Cities and towns are
required to prepare and adopt a Housing Plan that demonstrates the production of an increase
of 0.5% over one year or 1.0% over two-years of its year-round housing stock eligible for
inclusion in the Subsidized Housing Inventory.34 If EOHLC certifies that the locality has
complied with its annual goals or that it has met two-year goals, the Town can, through its
Zoning Board of Appeals, potentially deny what it considers inappropriate comprehensive
permit applications that do not address local needs for one or two years, respectively.3>

This 0.50% housing production goal translates to at least ¢ "affordable units annually to meet
annual production goals, still a challenge for a small con « hity.

Using the strategies summarized under Section VI« id priority nec s established in Section Ill.C,
the Town of Eastham has developed a Housing{ roducti‘ h Program to chart affordable housing
activity over the next five years. The projected gu 2\« .re best guesses at this time, and there is
likely to be a great deal of fluidity froas,vear to y ar. The goals are based largely on the
following criteria:

e At a minimum, at least< ity =rcent 50%) of the units that are developed on publicly-
owned parcels should "be aff/ dable |\ households earning at or below 80% AMI. The
rental projects will als »tard csur.. iouseholds earning at or below 60% of area median
income with e ‘acon. tiers as well depending upon subsidy program requirements.
It should al¢ J be notc \that ':e Town can provide CPA assistance to subsidize units for
those eari. »g betweer, 80% and 100% of area median income, however these units
cannot count' s part the Subsidized Housing Inventory or towards annual housing
production goals.

34 Massachusetts General Law Chapter 40B, 760 CMR 31.07 (1)(i).

35 If a community has achieved certification within 15 days of the opening of the local hearing for the
comprehensive permit, the ZBA shall provide written notice to the applicant, with a copy to EOHLC, that it
considers that a denial of the permit or the imposition of conditions or requirements would be consistent
with local needs, the grounds that it believes have been met, and the factual basis for that position,
including any necessary supportive documentation. If the applicant wishes to challenge the ZBA’s
assertion, it must do so by providing written notice to EOHLC, with a copy to the ZBA, within 15 days of its
receipt of the ZBA’s notice, including any documentation to support its position. EOHLC shall review the
materials provided by both parties and issue a decision within 30 days of its receipt of all materials. The
ZBA shall have the burden of proving satisfaction of the grounds for asserting that a denial or approval
with conditions would be consistent local needs, provided, however, that any failure of the EOHLC to issue
a timely decision shall be deemed a determination in favor of the municipality. This procedure shall toll
the requirement to terminate the hearing within 180 days.
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e In recognition that many residents, including Town employees, have incomes above 80%
AMI but not high enough to afford market units, this Housing Plan recommends that
housing production efforts include some workforce housing units for those earning
between 81% and 150% AMI but still priced out of Eastham’s housing market.

e Because housing strategies include development on privately-owned parcels, production
will involve projects sponsored by private developers through the standard regulatory
process or possibly the “friendly” comprehensive permit process. The Town will
continue to work with these private developers to fine-tune proposals to maximize their
responsiveness to community interests and to increase affordability to the greatest
extent feasible, potentially infusing funding from the Eastham Affordable Housing Trust
Fund or CPA where appropriate. Additional Town resources, such as the short-term
rental tax and marijuana revenues, could provide important additional support for
housing priorities.

e The projections involve a mix of rental and ows ‘ship opportunities that reflect the
priority housing needs in the Housing Needs< sses. nent (see Section Ill.C) where at
least 80% of the units are directed to renta’.. The Tow »will work with developers to
promote a diversity of housing types and? icome,levels dire_ted to different populations
with housing needs including families, " wioi# ; single occupants and individuals with
special needs to offer a wider range of hous: 1 options for residents.
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Table V-1: Eastham Housing Production Program

Affordable Workforce Units
Strategies by Year Units < 80% | 80% to 150% AMI, Total Units*
AMI Market Units or
Ineligible for SHI
Year 1 - 2024
Rental Expansion Program (Strategy VI.B.3) | 2 0 2
Rental Subsidy Program (VI.B.3) 0 20 20
Housing Rehabilitation Program/ownership | O 12 12
(VL.B.3)
Accessory Dwelling Units 0 5 5
Subtotal 2 37 39
Year 2 - 2025
Development of publicly-owned 20 154¢ srkforce units 35
property/ friendly 40B”/rental (VI.B.1)**
Buy-down Program/Rental Expansion 2 0 2
Program (VI.B.3)
Rental Subsidy Program (VI.B.3) 0 20 20
Housing Rehabilitation Program/ownership | O 12 12
(VL.B.3)
Accessory Dwelling Units 5 5
Subtotal 22 52 74
Year 3 - 2026 \y
Development of publicly-owned 15 5 workforce units 20
property/”friendly 40B”/rental ¢ .8.1)**
Special Needs Housing/rental (VI.. 2) . 4 0 8
Buy-down Program/Renta’ 2NSi0) 5 0 5
Program (VI.B.3)
Rental Subsidy Progi m (VI.B.3) 0 20 20
Housing Rehabilitation. »gram/oy iership | O 12 12
(VI.B.3)
Accessory Dwelling Units 0 5 5
Subtotal 28 42 70
Year 4 - 2027
Private property development/ownership 6 18 (some could be 24
(VI.A.2) workforce units with
additional subsidy)
Private property development - motel 3 17 (some could be 20
conversion/rental (VI.B.2) workforce units with
additional subsidy)
Buy-down Program/Rental Expansion 7 0 4/7
Program (VI.B.3)
Rental Subsidy Program (VI.B.3) 0 20 20
Housing Rehabilitation Program (VI.B.3) 0 12 12
Accessory Dwelling Units 0 5 5
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Subtotal 16 72 88
Year 5 - 2028

Public property development/“friendly” 40B/| 20 0 20

rental (VI.B.1)**

Buy-down Program/Rental Expansion 2 2 workforce units 4

Program (VI.B.3)

Rental Subsidy Program (VI.B.3) 0 20 20

Housing Rehabilitation Program/ownership | 0 12 12

(VI.B.3)

Accessory Dwelling Units 0 5 5

Contribution to nearby community project 0 0 0

costs (VI.B.4)

Subtotal 22 39 67

Total 90 242 332

* The totals include market rate units in addition to the affordab!¢ ind workforce units.

** All units in a Chapter 40B rental development are eligible fz

inCrhion in the SHI.

Eastham Housing Production Plan
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VI. HOUSING STRATEGIES

The Town has made significant progress in implementing the Housing Production Plan it
approved in 2016. Particularly important have been the following efforts to focus on building
local capacity to manage the program implementation process, creating new zoning, and
pursuing new housing initiatives:

e Adopted a 5-Year Strategic Plan for FY2020 to 2024
The Town embarked on a community-wide process to provide direction for Town
initiatives and priorities between FY2020 and 2024 including the use of funds, staff and
other resources. A Town-appointed Strategic Plan Steering Committee worked with the
Director of Community Development, the Town Administrator, and the Consultant JM
Goldson LLC. to oversee this important effort. The P i was recently updated.

The Plan highlighted three overarching guidina principi sincluding:

1. Honor Eastham’s history and prg® ct its ¢ rall-town identity.
2. Live in harmony with the natural er. i« ‘ment and local culture.
3. Enhance community vibra:sy and viab 'ty for people of all ages.

The Plan also identified the follow aa< 0als“.nhat focused on environmental protection
and enhancing commupi , ¢ racter

Preserve and | ated (oasc.., &stuary, pond, and other natural resources.
Encours d we some a diversity of residents.

Impd ve trave. wxpei mce for all users.

Fos »r and enha ce community spirit.

Increa. »divers ;7 of housing options.

Provide ai

v AW N =

.thance access to public recreational resources for all people.

The Plan also provided strategies and action steps for reaching these goals, many which
were also part of the 2016 Housing Production Plan (HPP) and are major components of
this updated HPP.

e Promote affordable housing in multi-family and mixed-use development
The 2010 Housing Production Plan suggested that the Planning Board should complete
the planning and regulatory approvals that are necessary to establish the North Eastham
Village Center zoning to extend mixed-use development, including affordable housing,
along the Route 6 corridor. The Town approved the Eastham Corridor Special District in
its 2018 Town Meeting. It has also been extending water services to cover about one-
third of Eastham in the initial phase, including service to this area. Moreover, the Town
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owned an 11.5-acre property, the Purcell property, which it conveyed to a developer,
Pennrose Properties LLC, to develop 65 units as part of the Village at Nauset Green. In
addition to conveying the property through a 99-year lease and a nominal rent, the
Town also committed $400,000 in support of the development of infrastructure in
addition, two separate funding awards in the amounts of $300,000 and $450,000 were
issued from CPA and $300,000 from the Eastham Affordable Housing Trust. The Towns
of Orleans and Wellfleet also contributed $100,000 each to the project in recognition
that some of their residents might also benefit from the new units.

The Town also acquired the 10-acre T-Time property and established a special
committee to recommend uses with housing considered one of the priorities. Other
acquired property includes the Town Center Plaza, 580 Massasoit Road, the Beach Plum
Motel, and two units as part of two tax-foreclosed< .uplexes. Another special Town-
appointed committee, the Residential Zoning Task< ‘rce, was created to address specific
affordable housing related issues such as minin{ sm ac sities and inclusionary zoning.

e Secure greater professional coordination
The previous Plan recommended that the “owr setermine how best to ensure that it had
adequate oversight to coordinate the impler. ntation of the Housing Production Plan. It
further suggested that the Towr 1< mast CPA" unding to support at least a part-time
consultant and issue a Request for /.c, mmals (RFP) to select the most qualified
respondent.

The Town has mac » pros ‘».bholstering its professional capacity through the
following actions:

e Hi¢ 4 a part-til. 2 Housing Coordinator to oversee housing issues including the
manc_ment of. own-owned rental housing.

e Expande nthef Oles and responsibilities of the Town Planner, creating a Director
of Commuiity Development position to oversee all land use and permitting
activities.

e Brought on an Economic Development Planner to focus on a range of issues
including work with the T-Time Development Committee on redevelopment
options.

e Hired a marketing agent to help it set-up an expanded website to better present
housing-related information and market existing programs, to keep the
information current, and to provide an improved interface with social media.

e Modify zoning
The previous plans recommended zoning changes to better promote ADUs. Eastham’s
2019 Town Meeting approved significant changes that will make it easier to create
ADUs, also simplifying the administrative process with by-right provisions if the ADU is
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located on a property zoned for a single-family dwelling and conforms to all zoning
dimensional requirements. While the ADUs will not be eligible for inclusion on the SHI,
they still serve a pressing need for more year-round rental units and also provide an
income stream to help stabilize the property owners.

Previous HPPs also proposed zoning changes to adopt inclusionary zoning and a motel
conversion bylaw, both of which were adopted by Town Meeting in 2022. Also, in
2022, zoning to better promote year-round rental housing by allowing greater density
for duplexes was approved.

e Fastham Affordable Housing Trust initiatives
At the May 2008 Annual Town Meeting, the Town approved the establishment of a
Municipal Affordable Housing Trust Fund to py nhote diverse solutions to the
acknowledged shortage of affordable housing. Six®  that time, the Trust has developed
several new housing initiatives to increase affo« .able” »using options in the community
including:

o The implementation of new hous: = pr grams designed to serve a broader base

of the community and address i al housing needs including the Rental
Expansion Program, Rent ' = »sidy Pro_»am, and home repair needs. The Trust
was also instrumental in e ablig .iv._she Emergency Rental Assistance Program

that provides thos@™ o hav, € Jst income due to COVID-19 with temporary help
in paying theid rent. | dditioi 2l programs are under development including a
Lease to Owir. rogra “<lasing Cost Assistance Program.

o Reallocation of* * :viously approved CPA funding to bring more resources to
housit g initic_fves.

o Im{ ementatiori \of & comprehensive public outreach and education plan
incluc ng a new/ /ebsite and a social media presence.

o Annual (YA ffiding allocations to the Trust to continue assistance programs.
Allocations“iave generally been in the $200,000 to $300,000 range.

The strategies also reflect state requirements that ask communities to address all of the
following major categories of strategies to the greatest extent applicable:36

e Identification of zoning districts or geographic areas in which the municipality proposes
to modify current regulations for the purposes of creating affordable housing
developments to meet its housing production goal,

o Integrate affordable housing in the Open Space Residential Subdivision
Development Bylaw (see strategy VI.C.2)

36 Massachusetts General Law Chapter 40B, 760 CMR 56.03.4.

94

Eastham Housing Production Plan



o Explore District Improvement Financing (DIF) (strategy VI.C.2)

Identification of specific sties for which the municipality will encourage the filing of
comprehensive permit projects,
o Continue to make suitable public land available for affordable housing (strategy
VI.B.1)
o Continue to partner with private developers on privately owned sites (strategy
VI.B.2)

Characteristics of proposed residential or mixed-use developments that would be
preferred by the municipality;

o Integrate affordable housing in the Open Space Residential Subdivision
Development Bylaw (see strategy VI.B.2)

o As indicated in strategy VI.B.2, the Ta' a should continue to work with
developers to create affordable housit, in % »e with smart growth principles
including:

e Mixed-use development ix’ ippropcriate locations

e Motel or cottage colony cc wersé ns

e Accessory dwelling units (ADc

e Redevelopment ot ac.sidentia mroperties into housing/adaptive reuse
projects

e Smaller inf“Tausing ¢ existing neighborhoods

e Cluster/ cvelof nent

e Group homes »<ia needs populations

Municipally£ vnea . ccels _ar which the municipality commits to issue requests for
proposall o develop « fordable housing.
o Conti nte to m; e suitable public land available for affordable housing (see
strategy . \B.7

Participation in regional collaborations addressing housing development
o Continue to pursue regional opportunities (strategy VI.B.4)

It will also be important to ensure that affordable units produced through this Plan get counted,
to the greatest extent possible, as part of the Subsidized Housing Inventory (SHI), applied
through the Local Initiative Program (LIP) administered by the state’s Department of Housing
and Community Development (EOHLC) if another state or federal housing subsidy is not
involved.

In addition to being used for “friendly 40B” projects, LIP can be used for counting those
affordable units as part of a Town’s Subsidized Housing Inventory that are being developed
through some local action including:
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e Zoning-based approval, particularly inclusionary zoning provisions and special permits
for affordable housing;

e Substantial financial assistance from funds raised, appropriated or administered by the
city or town; and/or

e Provision of land or buildings that are owned or acquired by the city or town and
conveyed at a substantial discount from their fair market value.

In order to be counted as part of the Subsidized Housing Inventory the units must meet the
following criteria:

e Aresult of municipal action or approval;

e Sold or rented based on procedures articulated in/ /i affirmative fair marketing and
lottery plan approved by EOHLC;

e Sales prices and rents must be affordable to he{ sehov 5 earning at or below 80% of area
median income; and

e Long-term affordability is enforced thf.,ugh affordability restrictions, approved by
EOHLC.

It should be noted that a major goal oi ... 2%an is 1._s.only to strive to meet the state’s 10%
goal under Chapter 408, but more impc ‘antls . wrve local needs. Consequently, there are

instances where housing initia* migh_ (e promoted to meet these needs that will not
necessarily result in the ingl.sion |  unit: \in the Subsidized Housing Inventory, examples
include the promotion of ac_assornd =Wwmen's or mixed-income housing that includes income

tiers above 80% of area_mediar  i«come. In fact, in May 2015, the Eastham Affordable Housing
Trust identified guid® g pri._violes ‘ar pursuing affordable housing opportunities that were also
adopted by the & ect Board ¢ = foliowing August. The first of these principles is to increase
housing opportuniv s for th' se who live and/or work in the community by prioritizing
opportunities that supp =t la€ al citizenry and that serve a range of local housing needs - even if
the units may not be eligit.e for inclusion in the state Subsidized Housing Inventory (SHI).

The strategies outlined below are categorized according to those that build local capacity to
promote affordable housing, continuing development and preservation activities, or zoning
changes.

It is important to note that these strategies are presented as a package for the Town to
prioritize and process, each through the appropriate regulatory channels. Moreover, the
proposed actions present opportunities to judiciously invest funding from the Eastham
Affordable Housing Trust Fund or CPA to meet housing production goals.
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A. Capacity Building Strategies
The following strategies are intended to make additional progress in the Town’s ability to better
create more diverse housing options and address a wide range of local housing needs:

I. Continue to Conduct Ongoing Community Education

Responsible Parties: Housing Trust and other Town sponsors of affordable housing-related
initiatives
Timeframe: Year 1 and ongoing

Current Status: Because most of the housing strategies rely on local approvals, including those
of Town Meeting, community support for new initiatives has and will continue to be essential.
Strategic efforts to better inform residents on the issue of 27 srdable housing and specific new
initiatives can build local support by generating a grea’ = understanding of the benefits of
affordable housing while reducing misinformation, an{ dispc “ng negative stereotypes. These
outreach efforts are mutually beneficial as thevd srovide use. ). information to community
residents and important feedback to local leades on copamunity coiicerns.

The Town has made considerable progress on comi. :nity outreach and education over the past
few years. First, the Eastham Affordable Hc. ina Trus: has established these activities as a top
priority. Chief among these efforts was ' 1e b ing 2% a consultant to develop key messaging
points and a new community / ing we site for the Town web page that is more user-
friendly. The web page not 4.1y incll des ini. rmation on local housing programs, but has links
to those that are offered thi wgh # ‘onlities such as the Housing Assistance Corporation
(HAC). Through the consulta.  the Housing Trust was also able to create a social media
presence which will¢ (elp pi" mote ousing programs and services. Additional special outreach
efforts included € = productic \ of a flyer on the Housing Emergency Loan Program that was
included in the tax L ''s to helr spread the word on this assistance. The recently-adopted Five-
Year Strategic Plan pro. hed( .nother opportunity to showcase the issue of housing, addressing
the wide range of local and regional housing needs. Additionally, the Select Board held a
special housing workshop on September 27, 2021 to present and approve this Housing
Production Plan, also focusing on key Affordable Housing Trust activities as well as Board
priorities and next steps.

Next Steps: The Housing Trust will continue to focus on comprehensive community outreach
and education strategies including:

o Website www.easthamhousinghelp.org
It will be necessary to keep the expanded website up-to-date, including information on
existing programs and services as well as new housing opportunities in Eastham and
other nearby communities.
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e Informational materials
The Trust is in the process of developing an educational video and other communication
materials which it will disseminate widely in the community through an outreach
strategy.

e Forums on specific new initiatives
As the Town develops new housing initiatives, the Housing Trust or other sponsoring
entity will hold community meetings to ensure a broad and transparent presentation on
these efforts to other local leaders and residents, providing important information on
what is being proposed and opportunities for feedback before local approvals are
formally requested.

Resources Required: Volunteer time of Housing Trust mens ers to coordinate these activities
with support from the proposed Housing Coordinator. @ = Housing Trust will work with the
Planning Board to coordinate public meetings on zoni{ g-rei. =d efforts with support from the
Director of Community Development. CPA or Ho# .ing Trust « ading will also be needed to
support the development of program materials 2¢ d special events.

2. Develop New Local Support Programs

Responsible Parties: Housing Tr st ar < =munity Preservation Committee
Timet, 1e: Years 1-2

Current Status: The Hous. » Trud @mwleveioping two new housing programs to expand
affordable housing oppartunitic * .ncluding:

o lease to C n Program
This prograr. will provi' 2 assistance to enable qualifying participants to lease a property
that is owned b, she< ousing Trust with an option to purchase in the future. The leases
will include affordauility requirements that sales will be subject to deed riders to ensure
the continued affordability of the unit in perpetuity. No details have yet been discussed.

e (losing Cost Assistance Program

This program will provide financial assistance to qualifying first-time homebuyers to
subsidize down payment and closing costs. Such programs have been established in
many other communities. For example, Wellfleet's program provides a zero-interest,
deferred payment loan of up to $20,000 to qualified applicants with incomes at or
below 100% AMI. The amount is based on the down payment and closing cost amounts
documented in the mortgage loan commitment from a recognized commercial lender
minus the buyer’s contribution of at least 1.5% of the purchase price in their own funds.
Wellfleet provided $100,000 in CPA funding and operates the program on a first-come,
first-served basis.
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Next Steps. These programs are programmed in the Housing Trust budget but are not yet
implemented, pending administrative support from Housing Coordinator. The Housing Trust
will continue to flesh-out program parameters and ultimately prepare program documents and
outreach materials with support from the Housing Coordinator. If the units will remain included
in the SHI, as will likely be the case with the Lease to Own Program, the Housing Trust will have
to work with EOHLC on the approval of these documents.

In addition to the above two programs, the Housing Trust may also want to consider the

following program options to help stabilize existing residents and preserve existing housing,

either within the five-year term of this Housing Production Plan or in the longer term. There

are numbers of communities that are implementing such programs and consequently

models/program designs are available for the Housing Trusts ” review and adapt to Eastham.

e Historic Preservation Grant Program

The Five-Year Strategic Plan pointed out th2¢ (he 2018 C._mmunity Preservation Plan (CP
Plan) suggested that CPA funding couldf ielp improve the physical condition of older
existing buildings through a new progi m t« provide historic preservation grants to
low- and moderate-income households fo. ‘indertaking exterior historic preservation
projects that comply with Secret. iy " ithe Inte. »r’s Standards. The Plan indicated that
the grants could be structured a. defe’ < 'mans that are forgiven if the homeowner
continued to live in the ps#@ncty on' ¢ ear-round basis as their principal residence for at
least five years. Thisd rogra | woui \ support an identified priority housing need to
provide assistance for g "wwma ‘property owners to make necessary home

improvements.

o ADU Loari rogram
To promote he use of .he ADU bylaw and thus smaller year-round rentals, the Town
could provide a 0-ix crest, deferred loan, similar to those provided under the Regional
Housing Rehabilita.ion Program. Technical assistance could also be provided to owners
interested in creating such an apartment in their home.

Such assistance would address the top priority housing need identified in this Housing
Plan to create more year-round rentals. Such units are also particularly conducive to
those with disabilities, either as more affordable market rentals or as units for
caregivers, another priority need identified in this Plan.

o Family Sufficiency Adaptation to the Rental Subsidy Program
Another option would be to increase the per family subsidy under the Rental Subsidy
Program to invest in special escrow accounts for each participating household,
sometimes referred to as Individual Development Accounts (IDAs). These accounts grow
during program participation and can be used for down payments for accessing
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homeownership at some point in the future. For example, Chatham’s Housing Voucher
Program offers qualifying households a subsidy for a period of five years that consists of
two parts - a shallow rent subsidy of not more than $350 per month and an automatic
contribution to a monthly escrow account, deducted from the rent subsidy.

This Program also addresses priority housing needs in this Housing Plan including
supporting lower income residents who are struggling to afford to remain in the
community, made worse by the pandemic. Given Eastham’s tight housing market,
efforts to stabilize lower income households are important, potentially even enabling
them to purchase affordable starter housing at some point in the future should such
new development occur.

e Rental Relocation Program
Given the high up-front costs associated with ma® ag into a new rental unit, including
the first and last month’s rent as well as a se{ arity" »posit, the Town might consider
subsidizing these expenses up to a certaind iaximum a._»aunt for qualifying tenants or
participate in the Hands of Hope Outrea’ i1 Center’s existii.g program that helps Cape
families currently living in unsuitable rei al h< ising relocate to better living conditions
by providing first and last month’s rent.

The Town’s top priority need is o ¢ .a. »more affordable year-round rentals and
provide greater access to 4 hous ¢, to help stabilize lower income households.

o Mortgage Assistance rogre

While the production ai. ™ oreservation of rental housing is identified as the major focus
of this Housi g Plai. Sectic 3 lll.C also documents that there is an insufficient supply of
affordably’ oriced own_ :ship units to meet the existing need of those earning at or
below 80% ~ .. In an / fort to reduce the exodus of young families from the area, this
Plan recommer. % th¢ . the Town consider introducing a program to promote starter
housing by subsit.zing the mortgages of qualifying first-time homebuyers. Wellfleet
has operated such a program, called the BuyDown Program, that provides grants of up
to $175,000 to qualifying first-time homebuyers, bridging the gap between what is
available in the open market and what is affordable to moderate-income Cape
households.

While providing affordable rental housing is the number one priority in this Housing
Plan, a wider range of affordable housing options is needed, including starter housing
for younger households entering the job market and forming their own families as well
as opportunities for empty nesters to downsize. This includes those who may not meet
all state affordability requirements under Chapter 40B but are still priced out of
Eastham’s housing market.
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Resources Required. Funding allocations for each of the programs as well as donated time from
members of the Housing Trust and staff time from the Housing Coordinator.

3. Continue to Pursue Regional Coordination and Opportunities

Responsible Parties.: Select Board with input from the Housing Trust
Timeframe: Year 1 and ongoing

Current Status.: There is a precedent for regionalism on the Cape that includes a number of
important collaborations:

e Regional Housing Entities
Participation in the Barnstable County HOME Consorti¢ /n as well as the Regional Network
to End Homelessness and Continuum of Care.

e Regional Funding Contributions
Orleans and Wellfleet contributed $100,2° 0 each,towards ti.e development of Eastham’s
Village at Nauset Green, anticipating that »oms of their residents might also benefit from
the project. Also, the Orleans Cape Coc Yillage project, developed for adults with

autism, received CPA contributioi = +. 2. not ot »Orleans but also the Towns of Brewster,
Falmouth, Eastham, Provincetown, ‘rure  a.. 2‘‘ellfleet totaling $950,000. Most recently,
Town Meeting will vote o#@mecomr ¢ idation to commit $100,000 towards the financing

of an affordable housi€ 4 proj¢ 't in Ot 2ans in June 2021.

e Regional Housina Progi. = Participation
Eastham, Trd o anu rovir. atown were jointly awarded Community Development Block
Grant (CE <) funding ‘rom the state to operate a Housing Rehabilitation Program,
managed by he Comm/ nity Development Partnership (CDP).

e Cape Community r.ousing Partnership

Another regional initiative is the creation of the Cape Community Housing Partnership
that involves a regional collaboration coordinated by Community Development
Partnership (CDP) with initial support from the Massachusetts Housing Partnership. The
effort focuses on helping communities build public support for affordable housing,
equipping low- and moderate-income residents, business and community leaders,
municipal staff, and local elected and appointed officials with knowledge and skills to
advance their housing agendas through a multi-part strategy:

o Lower Cape Housing Institute

o Lower Cape Housing Advocacy Training
o Public Education
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o Quarterly meetings of all Outer and Lower Cape towns which have been very
effective at cross training and developing regional initiatives and greater
communication.

Not only have Eastham representatives been participating in these activities, but the
Town also contributed CPA funding in support of the Lower Cape Housing Institute.

e (Cape Cod Commission Forums
It should also be noted that the Cape Cod Commission (CCC) has been organizing
meetings of representatives of the Lower Cape to discuss the range of housing issues
that affect the area. Those who are encouraged to attend include members of the Select
Board, Housing Committees/Trusts, and Housing Authorities as well as Town planners
and representatives of community-based organizati€ is. A recent virtual meeting was
organized by both CDP and CCC to discuss the imx :ts of the pandemic for example.

e Regional Model Zoning

Eastham recently amended its ADU by .w to make it ecsier to create ADUs, also
simplifying the administrative process wi by« ight provisions if the ADU is located on
a property zoned for a single-family dwellii. , and conforms to all zoning dimensional
requirements. This zoning was b, sc.»n a mou . bylaw that was prepared by the Cape
Cod and the Islands Association ¢ \Real ,i_ mad Cape Cod Commission and promoted
to Cape and Island c¢a " munitie ¢ (0 encourage greater housing diversity and
affordability.

Next Steps. The Town will cC * nue to participate jointly with other communities on housing
initiatives and the 4 giona. »ctivii »s noted above. To work collaboratively towards common
goals, there are{ ither poter ‘al measures that might be considered if opportunities arise
including:

o Explore other oppc.tunities to share resources through special funding programs such as
participating in the Housing Assistance Corporation’s regional Ready Buyers List.

e Explore a joint initiative to draft zoning language to create dormitory-style housing or
allow other shared facilities for the Cape’s workforce, seasonal workers in particular.

e Collaboratively engage potential partners such as the hospital, schools, and other large
private employers to promote the local housing agendas across several communities,
including making land and funding available to create and sustain affordable housing
solutions.

e Consider a Regional Land Trust to plan and capitalize new housing development that will
benefit the region.
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Resources Required: Time from members of the Select Board to pursue public-private
partnerships to fund housing efforts as well as from the Planning Board to work on joint zoning
solutions. Staff time would potentially involve the Town Administrator’s Office as well as the
Director of Community Development and Housing Coordinator to coordinate regional efforts.

B. Development and Preservation Strategies

The following strategies largely involve a continuation of effective development strategies that
were introduced through the previous Housing Production Plans and were proposed by the
recent Five-Year Strategic Plan.

I. Continue to Make Suitable Public Property Available for Affordable Housing

Responsible Parties. Select Board with suppc’ ‘“rom the Housing Trust
Timeframe: Year 1 anc ongo.. >

Current Status: As mentioned in Section 1V, maf sr obstacles to developing affordable housing
in Eastham include the limited availability of de\ ‘op( sle property, publicly-owned property in
particular. Nevertheless, there is a precedent 1 providing publicly-owned property for
affordable housing including:

. .iree Habitat for Humanity homes
It is important to note f' at e L v Meadows (“friendly” 40B)
the Town has prep red Nauset Road rental (involved a house that was
Housing  Guidelines. th. | donated and moved to a Town-owned site)
provide fundino< paramc 2rs e The Village at Nauset Green which involved the
for new hous. 1 propos. s development of the former Purcell property that

was acquired by the Town and conveyed to a
developer through a Request for Proposals (RFP)
process.

with respect to type . Jf
project, amount of = sidy
and type of subsidy. The
Town will periodically revisit
these guidelines to

The Town has also acquired property more recently
including Town Center Plaza, 580 Massasoit Road, the
determine whether changing | geach Plum Motel, and two units as part of two tax-
market conditions warrant | foreclosed duplexes.

revised requirements.

Next Steps: The Housing Trust will continue to work
collaboratively with other Town boards and committees to pursue surplus municipal property
for the development of affordable and workforce housing, including possible tax title property
as well. In support of this work, it would be useful for the Town to prepare a comprehensive
land survey and strategy to identify developable land and make efforts to preserve it. This work
should include an analysis of property that has been designated as open space and any
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potential for incorporating some amount of housing.

Of primary interest is the former T-Time property at 4790 State Highway which the Town has
acquired. The Select Board has appointed a special committee, the T-Time Development
Committee, to study options for redeveloping this important site on Route 6, including a
potential residential component to address diverse housing needs. The Town prepared a
Commercial Market Study in early 2021 to study business needs and provide input into the mix
of uses to be included in the development.37?

Through the T-Time Development Committee, the Town has determined generally-accepted
uses for not only the T-Time property but for two other Town-owned properties as well
including the current Council on Aging (COA) property, that could be redeveloped when it is
moved to the T-Time site, as well as the recently-acquired T« .vn Center Plaza that is envisioned
as being redeveloped to include mixed uses, including /¢ sing. It further decided to obtain
professional services to prepare a Master Plan for the< cvelo, ment of the three properties and
plans a substantial community outreach process« , obtain im, »rtant input on development
opportunities. Development options for the & .ner resently-acquired properties are being
explored although some amount of affordable ai. 2 ox .orkforce housing is likely to be included
as part of development plans.

Another property that has been discussed' 's as ss.. Uity for affordable housing development is
a 21.87-acre vacant and undevs = nd par. . on Ballwic Avenue. The property is located in a
residential neighborhood adif _ent t¢ The Ci !dren’s Place, a non-profit resource, referral and
education center for famin 5 wit't wenildren.  The site was initially acquired for an
elementary school that.is.no loi. -r needed.

For such propertii . when idel ified, the Town should focus on providing the following types of
support:

o Predevelopment Wurk
The Town should support the costs of preliminary feasibility analyses of existing Town-
owned parcels with funding through Community Preservation funds, the Affordable
Housing Trust Fund, or CDBG. For example, the Town allocated CDBG funding to
conduct predevelopment work on the Purcell property for the development of the Village
at Nauset Green.

e Request for Proposals (RFP)
Following the necessary approvals for development as affordable housing, the Town’s
Chief Procurement Officer, with support from the Director of Community Development,

37 Community Opportunities Group (COG) and Lisa Davis Associates for the Town of Eastham, Town of
Eastham Market Study, April 2021.
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should prepare a Request for Proposals (RFP) to solicit interest from developers based
on the Town’s specific project requirements. It should then select a developer also
based on identified criteria included in the RFP. It should be noted that due to recent
state Housing Choice requirements, municipal approvals related to housing production
can be through a simple rather than supermajority.

o Permitting
If projects require densities or other regulatory relief beyond what is allowed under the
existing Zoning Bylaw, the “friendly” comprehensive permit process under EOHLC’s Local
Initiative Program (LIP) can be tapped. Also, permitting under existing zoning, such as
the Eastham Corridor Special District, can be applied.

e Advocacy
The Town will need to be involved in helping® he selected developer secure the
necessary financial, technical and political sugl ort." “vidence of municipal support is
critical when seeking financial or technica'f issistance . am regional, state or federal
agencies.

e Gap Financing
Because development on Town-¢ vi. Mynroperc s should include more affordable units
than are required under Chapter | 9B t« "t the public benefits associated with the
conveyance of Town-owxr®maroper. <.or affordable housing, it is likely that some local
funding will be neces ary tc levera. » additional sources of financing from regional,
state and/or federai*_ avern »dmake development financially feasible.

o Property Ma: .geme.
The Towi{ aas recenti \accepted responsibility for managing the rental units it has
acquired thi wgh the/ lousing Trust’s Rental Expansion Program as well as some
recently-acquirc Sors Jerty. The Town’s Housing Coordinator in conjunction with a new
Public Facilities Mciager will coordinate this work. The Housing Coordinator will take
the lead in implementing an Affirmative Fair Housing and Resident Selection Plan to
develop and maintain a Ready Renters List.

Resources Reqguired: Local resources will be required to help subsidize the development and
leverage other sources of financing, the amounts dependent on the size and type of the
development, the numbers of affordable units, and the targeted income level(s).

The Five-Year Strategic Plan recommends that the Town explore tax subsidies through the
District Improvement Financing Program (DIF). This program is administered by the state’s
Office of Business Development to enable municipalities to finance public works and
infrastructure by pledging future incremental taxes resulting from growth within a designated
area to service financing obligations. In combination with other sources of financing, DIF can
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be helpful in developing or redeveloping target areas of a community, including the promotion
of mixed-uses and smart growth. Municipalities submit a standard application and follow a
prescribed application process directed by the Office of Business Development in coordination
with the Economic Assistance Coordinating Council.

Beyond CPA funding, the Town should pursue other sources of financing in support of not only
housing but economic development and infrastructure needs. For example, the state recently
announced a $97 million housing grant program, referred to as “HousingWorks”, that combines
several existing grant programs like Housing Choice and payments under Chapter 40R. It also
adds new funding to provide direct subsidies for affordable housing production, incentive
payments to municipalities that meet zoning best practices, and pays for infrastructure and
planning work to support housing development.

The state has also proposed the Affordable Homes Act as¢ art of a $4 billion Housing Bond Bill
in capital authorizations to invest in affordable housing For xample, this proposed legislation
makes way for communities to adopt a transfer £ & of 0.5% « %,2.0% on the portion of sale
proceeds over $1 million or the county median ¥ ‘me sales price, wuichever is greater (adjusted
for inflation). Of particular relevance to Eas. wm. s the prospect of new programs for
communities with substantial seasonal variations ii. \mployment and housing needs. There are
> incomi » up to 110% AMI among many other

also proposed resources for householc
recommendations.

Beyond these new resources 4 .d the| raditic_al financing programs (see Appendix 6), the state
has introduced some addiv wal p¢ s that could also be explored in support of future
developments that might be c¢.* dered in Eastham including:
o  Workforc& Housing Fur !

The state is* westing i’ 'a Workforce Housing Fund to provide rental housing for those
households ear. g/ % to 120% AMI. It was envisioned that the Fund, when coupled
with strategic capital investments by the state, will promote additional private
investment in tandem with critical support for middle-income residents. Other
components of the Fund include:

o Provides up to $100,000 per workforce housing unit to create 1,000 new units
statewide.

o Leverages resources in development opportunities on state-owned land.

o Ensures that in addition to the workforce housing tier at least 20% of the units
will be affordable to those earning at or below 80% AMI.

o Requires deed restrictions for units targeted to those earning between 61% and
120% AMI for generally 30 years or longer.

o Offers support for newly-created units as well as the refinancing of existing
developments that incorporate new workforce housing units.
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o Starter Home Program
State legislation was enacted to implement a Starter Home Program as part of the
Governor’'s Economic Development Bill. This was accomplished by modifying the
existing Smart Growth Zoning and Housing Production law of Chapter 40R to include
$25 million in new funding over five years for cities and towns that create new starter
home zoning districts. The state is revisiting this program and will be making some
changes to guidelines and requirements.

o State Down Payment Assistance
While state financing has largely focused on multi-family rental development,
particularly for families, the state now offers an expanded program to assist first-time
homebuyers with their down payments under the follg Jing conditions:

o Increased assistance of up to 5% of thed urch e price or $15,000, whichever is
less.

o More property types are eligibled or assistance incidding single-family homes,
condominiums and 2-, 3-, and 4= ~mil properties.

o Higher income limits of up to 135% £ the area median income (AMI) in Boston
and the Commonwealth' "= »Gateway Cities and up to 100% AMI in other
communities, including Eas ham

o The assistance is the fo of a 15-year, fixed rate loan at 2%. (Example:
$15,000 down< aymet | assist ace loan = 180 payments of $96.53; 2.011% APR)

o Repayment ¢ the ds »ment assistance is due upon the sale or refinance of
the property pric o the end of the 15-year term and otherwise forgiven.

Other resources ¢ clude the ¢ ‘nated time of members of the Housing Trust and other Town
boards and commit. 2s (such/ 5 Assessing, ZBA, and Community Preservation Committee) will
likely be involved as' welld 4s coordination from Town’s staff including the Director of
Community Development c.nd the proposed Housing Coordinator.

Projected # Affordable Units Produced: 55 units
2. Continue to Partner with Private Developers on Privately—-Owned Properties

Responsible Parties: Housing Trust and Community Preservation Committee
Permitting through Planning Board or Zoning Board of Appeals
Timeframe: Year 1 and ongoing

Current Status: Continuing to work cooperatively with private developers, non-profit and for-
profit, is a major component of this Housing Production Plan. The Town already has a good
track record working with developers on affordable housing, non-profit developers in particular
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including the Eastham Housing Authority, Community Development Partnership, and Habitat for
Humanity of Cape Cod. More recently, the Town partnered with Pennrose Properties, LLC on
the development of the Village at Nauset Green.

With incentives created in the zoning bylaw to promote affordable housing (see Section VI.C)
and with the availability of the “friendly 40B” option, the Town is in a good position to continue
to work cooperatively with developers to guide new development that incorporates affordable
units and smart growth principles including the following types of development:

Mixed-use development in appropriate locations

Motel or cottage colony conversions

Accessory dwelling units (ADUs)

Redevelopment of nonresidential properties into hous' .g/adaptive reuse projects
Smaller infill housing in existing neighborhoods

Cluster development

Group homes for special needs populations

Next Steps: The Town will focus on the followii hap:® oaches to creating new affordable units

on privately-owned parcels in line with “smart grow. ” principles:

Zoning Changes

The zoning recommenda® s inclt “.d in Section VI.C in addition to current zoning,
such as the recently-2¢ opted| asthar, Corridor Special District and modified ADU bylaw,
should provide a hc »ful fr 2<l_tor new development that will help diversify the
housing stock and inclt. © some amount of affordable housing.

Chapter £ 3

Comprehens = permits particularly the “friendly” 40B process through the state’s Local
Initiative Progrc » (I ), have proven to be a useful tool in many communities for
projects that requ.re significant waivers of local zoning but meet local needs and
priorities. Eastham has used the comprehensive permit process on about three-
quarters of the units included in the Subsidized Housing Inventory including the recent
Village at Nauset Green, CDP’s Gull Cottage project, Bay Meadows, and Brackett Landing
for example. Key to the success of these new developments was the partnership
between the Town and the developer.

Locations where the “friendly” 40B process make the most sense include the Route 6
corridor that is closest to transportation and services but not part of the Eastham
Corridor Special District. The introduction of water services has also provided
opportunities for greater density in appropriate locations of town.
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Resources Required: Donated time from members of the Housing Trust and other Town boards
and committees to review, provide feedback, and process housing project proposals with staff
support from the Director of Community Development and the Housing Coordinator. In many
cases, subsidies will also be required to fill the gaps in financing and leverage other sources of
public and private funding to make projects economically feasible.

Projected # Affordable Units Produced: 17 units
3. Continue to Partner with Non-profit Organizations on Existing Local Housing Programs

Responsible Parties: Housing Trust and Community Preservation Committee
Timeframe: Year 1 and Ongoing

Current Status: In partnership with area non-profit o4 :nizations, the Housing Trust has
established several local housing initiatives including:3§

e Rental Expansion Program
Since 2012, the Eastham Affordable Hou: »g< /ust has purchased seven properties and
converted them to affordable reptal units 1. 3t are deed-restricted in perpetuity. The
Housing Trust has used CPA fu \ai._»ta sub: lize these units, making six of them
affordable to tenants earning at 8C_{ AM wii.. Jpaying no more than 30% of their income

on rents and utilities 20 & wothe. moderate-income unit for a household earning
between 80% and 14 .,% AM  The | »wn previously contracted with the Community
Development Partner ip (@ .. »operty management and has recently assumed this

responsibility itsa!f. Moi. such opportunities should be explored in the future, including
the integrati¢ .1 of wo. »force wnits.

e fFastham Reg. wal Hous 1g Rehabilitation Program
In conjunction™ wit!" " other nearby communities, the Town received Community
Development Block Grant (CDBG) funding from the state to operate a Housing
Rehabilitation Program, previously managed by the Community Development
Partnership (CDP) and now by The Resource Inc.

The Town is contracting with Harwich Ecumenical Council for Housing (HECH) on administrating
the following programs:

e Rental Assistance Subsidy Program
In 2012, the Eastham Affordable Housing Trust initiated the Rental Assistance Subsidy
Program to create additional affordable rental opportunities by “buying down” market
rate rental units to make the monthly rent affordable to those earning at or below 60%

38 More details on these programs are included in Section Ill.B.5, Subsidized Housing Inventory (SHI).
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AMI. The program mimics federal and state rental assistance programs by providing the
subsidy directly to the landlord who must enter into year-round leases with the tenants.
The subsidy is based on the difference between the Fair Market Rent (FMR) and 30% of
the qualifying tenant’s income with a maximum subsidy of $350 per month.

e Fastham Housing Emergency Loan Program (H.E.L.P.)
HECH is also administering the Eastham Housing Emergency Loan Program (H.E.L.P.) that
provides deferred, zero interest loans of up to $20,000 to help qualifying homeowners
make home improvements. Participants must have incomes of no more than 80% AMI
and own a single-family home or create a new affordable year-round rental unit for
income-eligible tenants.

e Emergency Rental Assistance Program
HECH is also administering the Emergency Rentf Assistance Program for the Town
although this program is designed to be tem¢ urary, aroviding financial assistance to
those who have lost income due to the pand{ nic to help"_ny rent.

Next Steps: The Town will continue to monito. thes’ programs, make necessary changes to
program parameters as determined to_be apprc_ ciate, and provide additional funding as
needed to continue to offer assistance.’ 't'.auld be™ »ted that strategy VI.A.3 includes some
additional options that the Town may dec 1e te’ 5o e in the future to address the wide range
of local housing needs by stabilizimexistit, ¢ esidents and preserving existing units.

v

Resources Required:. Dona d tim wmembers of the Housing Trust to monitor program
progress, modify program para = .ters as appropriate, and request continued funding. Staff time
from the Director off .ommi ity L relopment and proposed Housing Coordinator to support the

Housing Trust. @ A or Housin \Trusc funds will also be required for program operations.

Projected # Affordable” nitsd ;oduced: 18 units

4. Continue to Pursue Regional Coordination and Opportunities

Responsible Parties.: Select Board with input from the Housing Trust
Timeframe: Year 1 and ongoing

Current Status: There is a precedent for regionalism on the Cape that includes a number of
important collaborations:

e Regional Housing Entities

Participation in the Barnstable County HOME Consortium as well as the Regional Network
to End Homelessness and Continuum of Care.
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e Regional Funding Contributions

Orleans and Wellfleet contributed $100,000 each towards the development of Eastham’s
Village at Nauset Green, anticipating that some of their residents might also benefit from
the project. Also, the Orleans Cape Cod Village project, developed for adults with
autism, received CPA contributions from not only Orleans but also the Towns of Brewster,
Falmouth, Eastham, Provincetown, Truro, and Wellfleet totaling $950,000. Most recently,
Town Meeting will vote on a recommendation to commit $100,000 towards the financing
of an affordable housing project in Orleans in June 2021.

e Regional Housing Program Participation
Eastham, Truro and Provincetown were jointly awarded Community Development Block
Grant (CDBG) funding from the state to operate a Housing Rehabilitation Program,
managed by the Community Development Partnershin® CDP).

e Cape Community Housing Partnership
Another regional initiative is the creation & the Cape « ymmunity Housing Partnership
that involves a regional collaboratie®  coordinated b, Community Development
Partnership (CDP) with initial support frc » thd ‘Massachusetts Housing Partnership. The
effort focuses on helping communities b. d public support for affordable housing,
equipping low- and moderate- qic ne resia ots, business and community leaders,
municipal staff, and local elected :nd 7 s mted officials with knowledge and skills to

advance their housing ag«™" s thro. .1 a multi-part strategy:
o Lower Cape i wusinc i
o Lower Cane Hou * g Advocacy Training
o Publi< “ducac
o Q« cterly meet 'gs or all Outer and Lower Cape towns which have been very

effecc ve at cr/ ;s training and developing regional initiatives and greater
commui. atigt .

Not only have Eastham representatives been participating in these activities, but the
Town also contributed CPA funding in support of the Lower Cape Housing Institute.

e (Cape Cod Commission Forums
It should also be noted that the Cape Cod Commission (CCC) has been organizing
meetings of representatives of the Lower Cape to discuss the range of housing issues
that affect the area. Those who are encouraged to attend include members of the Select
Board, Housing Committees/Trusts, and Housing Authorities as well as Town planners
and representatives of community-based organizations. A recent virtual meeting was
organized by both CDP and CCC to discuss the impacts of the pandemic for example.
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e Regional Model Zoning

Eastham recently amended its ADU bylaw to make it easier to create ADUs, also
simplifying the administrative process with by-right provisions if the ADU is located on
a property zoned for a single-family dwelling and conforms to all zoning dimensional
requirements. This zoning was based on a model bylaw that was prepared by the Cape
Cod and the Islands Association of Realtors and Cape Cod Commission and promoted
to Cape and Island communities to encourage greater housing diversity and
affordability.

Next Steps. The Town will continue to participate jointly with other communities on housing
initiatives and the regional activities noted above. To work collaboratively towards common
goals, there are other potential measures that might be considered if opportunities arise
including:

e Explore other opportunities to share resources ¢ .roug special funding programs such as
participating in the Housing Assistance (G /poration’s' »2gional Ready Buyers List or
potentially the Ready Renters List that th4" iown of Yarmouti. has established.

e Explore a joint initiative to draft zoning lai. uage to create dormitory-style housing or
allow other shared facilities for th \ ' m2’s work »rce, seasonal workers in particular.

e Collaboratively engage paiintial pa ¢ ers such as the hospital, schools, and other large
private employers tos romot the I\ :al housing agendas across several communities,
including making la_ ¥ and “na Available to create and sustain affordable housing
solutions.

e Consider< Regional La d Trust to plan and capitalize new housing development that will
benefit the 1 sion.

Resources Required: Tin.: from members of the Select Board to pursue public-private
partnerships to fund housing efforts as well as from the Planning Board to work on joint zoning
solutions. Staff time would potentially involve the Town Administrator’s Office as well as the
Director of Community Development and Housing Coordinator to coordinate regional efforts.

C. Regulatory Strategies

The following regulatory strategies have the potential to support affordable housing and smart
growth development through zoning changes and better guidance regarding standards for new
development. It should be noted that recent changes to Chapter 40A, the state Zoning Act,
through Housing Choice under the Economic Bond Bill, now allow a simple majority vote for
various zoning bylaw proposals as opposed to the super majority which has been required in
the past.
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To pursue the strategies below, the Town has established a Residential Zoning Task Force
which will review current zoning as it relates to promoting affordable housing and recommend
appropriate changes.

I. Integrate Affordable Housing into the Open Space Residential Subdivision Development
(OSRSD) Bylaw

Responsible Parties.: Residential Zoning Task Force with support from the Planning Board and
Housing Trust
Timeframe: Years 3-5

Current Status.: Eastham’s zoning includes an Open Space Residential Subdivision Development
(OSRSD) bylaw that requires part of the development pars’ . be set-aside and regulated as
permanent open space when such plan is preferable to 20 onventional residential subdivision.
This provision promotes a “smarter” and more compal ¢ typ. »f development pattern as units
are built in a cluster instead of the conventionald rid patterri, allowing higher density on a
portion of the site and creating permanently r (ricted,open space. The bylaw has not been
used to date, does not include any requireme s @ Incentives for incorporating affordable
housing, and is restricted to Residential “A” districts

Next Steps.: The Residential Zoning Task |\ arces . wisit these provisions and determine what
measures may better promote ita® ™, The | Caw should include density bonuses for integrating
some amount of affordables ousini . Mo \ incentivized density bonuses and affordability
requirements should encc sage 4 ‘sincome development and support greater project
feasibility. Associated design  (delines and review as well as inclusionary requirements can
ensure that goals ard net 1. ways »oropriate and beneficial to the Town.

The bylaw should a. a extend’ (s use to other zoning districts beyond the current Residential
(Zone A) restriction. A. thisd urrent zoning limits development to parcels of at least four acres
of buildable upland and pioposals that create at least five lots, there are approximately 40 such
parcels that exist in the community that could support such development. However, only
approximately half of these potential parcels are included in the Residential A district.
Expanding this zoning into other districts would capture not only more vacant parcels, but also
potential hotel/motel lots with large areas that may could be redeveloped. There are also
several large parcels in non-residentially zoned areas that could be converted to residential and
subdivided.

Because of Housing Choice changes, adoption will be by a simple majority as opposed to a
supermajority.

The recently-appointed Residential Zoning Task Force will review model bylaws such as those
produced by the Metropolitan Area Planning Council, Massachusetts Audubon, others in the
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Green Neighborhood Alliance, and those adopted in other Massachusetts communities. Several
examples are offered on the Citizen Planner Training Collaborative website
(www.umass.edu/masscptc/examplebylaws.html) and the state’s Smart Growth Toolkit
(www.mass.gov/envir/smart_growth_toolkit/pages/SG-bylaws.html).

Resources Required: Members of the Residential Zoning Task Force, with support from
members of the Planning Board and Housing Trust, should coordinate this effort with other
appropriate local officials, drafting the zoning amendment and coordinating the necessary
approvals towards implementation. This strategy will require the professional support from the
Director of Community Development with input potentially from the Town’s proposed Housing
Coordinator.

2. Develop Design Guidelines

Responsible Party: Residential Zoning Task Force wit. supy -t from the Planning Board and
Housing T= st
Timeframe: ears 1-2

Current Status: The Five-Year Strategic Plan r¢ xmmended that the Town adopt design
guidelines for new development, particu i, n'ang the Youte 6 corridor and the North Eastham
Village Center. Such guidelines will hel} \ens: <" _mnater resiliency and sustainability of new
development as well as architects## 7 "'v—-con: ¢ .(ible design. North Eastham includes a District of
Critical Planning Concern (DGI 0) inv¢ ving a| aroximately 280 acres which references Cape Cod
Commission (CCC) design™ wideli ‘awever, additional design guidance for the area is
pending.

Additionally, CC@ ‘eceived a \ »mmunity Resiliency by Design Grant that is meant to develop
building prototypes "ar mode’ te-density projects based on a form-based zoning code that
focuses on form rathei thap! ises. As part of this project, CCC worked with Eastham, Orleans,
and Falmouth on case studies for recommended building forms. This work was intended to
help inform Eastham on architectural design guidelines for the North Eastham DCPC. This work
included research on model bylaws and special meetings with local stakeholders to discuss
form-based zoning options.

Next Steps: Eastham will continue to work with CCC to implement the recommendations into
the Eastham Corridor Special District zoning regulations.

Resources Required. The donated time of local officials, particularly members of the Residential

Zoning Task Force, with professional support from the Director of Community Development and
Building Commissioner.
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APPENDIX 1

Changes in Key Demographic, Economic and Housing

Characteristics Between 2000 and 2021 for Eastham,
Barnstable County and Massachusetts including

Percentage Changes

The following two tables summarize key demographic, economic, and housing characteristics
for Eastham for 2000 and 2021 in comparison to Barnstable County and the state. These
changes are summarized in the Executive Summary and detailed in the Housing Needs
Assessment (Section Ill of this HPP).

Summary of Demographic and Economig( .. racteristics for
Eastham, Barnstable County and the State, 20 Y.and 2021

Demographic Eastham Barp( .able County Massachusetts
Characteristics 2000 2021 2010 1 2021 2000 2021
Total population 5,453 5,674 22z, %/ 232,411 | 6,349,097 | 6,984,723
% less than 20 years 19.3% 14.9% 22.1% 16.1% 26.4% 22.5%

% 20 to 34 years 12.7% 9.6% 2% 14.2% 21.0% 20.8%

% 35 to 44 years 14.3% 6.5% 14 3% 8.9% 16.7% 12.9%

% 45 to 54 years 15.1% % " 14.8% 11.1% 13.8% 12.5%

% 55 to 64 years 12.6% 18.7 3§ , 11.5% 17.2% 8.6% 13.8%

% 65 years or more 26.0% 3 ['23.1% 32.3% 13.5% 17.4%
Median age 47.6 years 590 years | 44.6 years 54.6 years| 36.5 years 39.9 years
% Family households « s8.2% - 0.3% 64.0% 63.7% 64.0% 62.3%

% Non-families 31.8% 30.0% 36.0% 36.3% 36.0% 37.7%
Average household 2.24 2.25 2.28 2.19 2.51 2.44

Size . rsons persons persons persons persons persons
Median hh income $4(_"—é $76,859 $45,933 $83,537 | $50,502 $89,645
Individuals in poverty | 5.5% 6.8% 7.0% 7.4% 9.0% 10.4%

% Incomes <$25,000 | 28.3% 7.7% 24.6% 12.1% 24.6% 15.6%

% > $100,000 10.2% 38.5% 12.4% 46.9% 17.7% 45.6%

Source: U.S. Census, 2000 and American Community Survey 5-Year Estimates, 2017-2021 for
Eastham and 1-Year 2021 Estimates for some figures for the County and State.
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Summary of Housing Characteristics for
Eastham, Barnstable County and the State, 2000 and 2021

Housing Eastham Barnstable County Massachusetts
Characteristics 2000 2021 2000 2021 2000 2021
Total housing units 5,535 6,360 147,083 165,542 2,621,989 | 3,017,772
% Occupied housing 43.3% 39.7% 64.5% 63.3% 93.2% 91.4%
(year-round units)

% Seasonal or 52.3% 59.3% 32.0% 33.8% 3.6% 3.8%
occasional use

% Owner-occupied 82.3% 93.3% 77.8% 82.3% 61.7% 63.2%

% Renter-occupied 17.7% 6.7% 22.2% 17.7% 38.3% 36.8%

% Single-family, 94.9% 95.9% 82.9% 80.7% 52.4% 51.6%
detached structures

Median sales price $192,300 $775,000 | $178,800 $¢ 52,500 | $185,000 $570,000
Banker & Tradesman

2000/October 2023

Housing growth 14.9% 12.6% 15.1%

2000 to 2021

Housing density 203.4 to 233.7 units 5> .6 ta [18.2 units 334.5 to 385.0 units
2000 to 2021 per square mile per . .are mile per square mile

Source: U.S. Census, 2000 and American Col .
Eastham and |- or 5-Year 2021 Estimates for

mity Surve, T-Year Estimates, 2017-2021 for
e Cou and S.ate.
The following tables preses. pe. entag \ changes for key demographic and housing
characteristics from 2000 t¢ 2019, 7' .o.show. .g the percentage changes for the period of 2000
to 2021. This data not only < = iarizes significant shifts since 2000 but also presents some
sizable changes bety .Ciii 219 ¢ d 2021, largely influenced by the pandemic. The data also
changes

de:

compares Easthar tho. of Barnstable County and the state. Some of the more

notable changes in-

e Reversals of previ. 5 population losses for Eastham and the county. Population growth
was less than half of what it was for the state.

e Continued and increasing declines in younger residents under age 54, higher in Eastham
than the county. Those 55 years of age or older increased substantially with county and
state changes being somewhat higher or relatively comparable.

e The median age decreased for Eastham and increased modestly for the county and state.

e The increase in the total number of households was about half of what it was for the
county and state.

e There was an Increase in family households with a corresponding growth in average
household size for Eastham between 2019 and 2021 with decreases in family size for
the county and state.

e Significant increase in higher-income households but the growth in median household
income was comparable to the state.
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There were increases in median household income between 2019 and 2021 across the
board, the county with the highest increase and the state with a lower and more limited
increase.
Those living in poverty decreased in Eastham while increasing substantially in the county
and state.
Eastham’s decrease in those with incomes below $25,000 and increase in higher income
earners of more than $100,000 were significantly greater than county and state
changes.

Comparative Demographic and Economic Characteristics for Percentage Changes Between

2000 and 2019/2021

Demographic
Characteristics

Eastham

Barnstable County

Massachusetts

% Change Between

% Change Betw/ :n

% Change Between

2000 and 2019/2021 | 2000 and 2¢ 9/2021 | 2000 and 2019/2021

Total population -10.1%/4.1% -4 .%)/_4.t, 8.6%/10.0%
Pop. < 20 years -13.8%/-21.9% .8.0%/-23.9 -7.1%/-6.0%
Pop. 20 to 34 years -35.6%/-18.0% -1.7%/-13.6% 1.1%/9.4%
Pop. 35 to 44 years -49.5%/-53% -434 ,0/-40.0% -20.0%/-15.4%
Pop. 45 to 54 years -39.4%/-20% . ».5%/-20.6% 25.1%/0.3%
Pop. 55 to 64 years 57.5%/55% 42 2%/57.5% 72.9%/76.3%
Pop. 65 years or more 32.7%/45% \ 20.75%/46.1% 36.7%/41.4%
Median age 26.3%/23.9/% |4 21.3%/22.4% 8.8%/9.3%
Total households 0/ 4/5.« 1.8%/10.4% 8.5%/12.9%
Family households 9.9%/7.L o 1.9%/8.7% 6.4%/9.1%
Non-families 7% .u7% 1.5%/13.5% 12.1%/19.9%
Average household -8.- 10.4% -4.4%/-3.9% 0.0%/-2.8%

Size

Median hh income

69. %/80.3%

61.8%/81.9%

70.0%/71.6%

Individuals in poverty>

6/ %/2.1%

-28.8%/54.7%

13.4%/53.6%

Incomes <$25,000*

- .3%/-70.9%

-44.6%/-35.8%

-31.7%/-28.0%

Incomes > $100,000%

230.0%/353%

185.2%/270.3%

166.6%/191.2%

Source: U.S. Census, 2000 and American Community Survey 5-Year Estimates, 2015-2019 and
2017-2021. *1999 census data.

Housing shifts included:

There was a modestly higher level of housing growth in Eastham than the county and
relatively comparable growth to the state.

While experiencing some growth in year-round housing between 2019 and 2021,
Eastham had a higher increase in seasonal units or second homes.

The growth in owner-occupied housing was not as great as it was for the county and
state while the town’s loss of rental housing was much higher, likely involving
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conversion to ownership or seasonal use. The Nauset Green development has
compensated for some of this loss.

e Both Eastham the state experienced increases in the development of single-family
detached homes while the county saw some decline in such units between 2019 and
2021.

e Eastham’s increase in the median single-family home price was higher than those for
the county and state with a much higher increase in the median between 2019 and
2021, likely sparked by the pandemic.

Comparative Housing Characteristics for Percentage Changes Between 2000 and

2019/2021

Housing Eastham Barnstable County Massachusetts
Characteristics % Change Between % Change Bet _en % Change Between

2000 and 2019/2021 | 2000 and 2 19/2021| 2000 and 2019/2021
Total housing units 13.6%/14.9% 12 %/_1 z. M 11.7%/15.1%
Occupied housing 0.0%/5.4% J.7%/10.5% 0.9%/12.9%
(year-round units)
Seasonal or 32.0%/30.3% 120 /4/19.0% 27.2%/23.3%
occasional use
Owner-occupied 10.2%/19.5% i 1%/28.6% 12.6%/46.7%
Renter-occupied -77.4%/-60.4% N | . 0.9%/-11.3% 10.2%/9.1%
Single-family, 13.7%/16.1% | 12.5%/9.5% 10.4%/13.4%
detached structures I
Median sales price .70%/3C % 166%/271% 141%/208%
Banker & Tradesman '
2000 and 2020/10-23

Source: U.S. Census,Z U0 anc. »meric 2 Community Survey 5-Year Estimates, 2015-2019 and
2017-2021.
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Summary of Housing Strategies for 2021 Plan

APPENDIX 2

. Priority for Implementation | # Affordable | Responsible

Strategies . .

Years 1-2 Years 3-5 Units Parties***
A. Capacity Building Strategies
1. Hire a Housing Coordinator X/Done * BOS/HT/CPC
2. Continue to conduct ongoing X and ongoing HT + other
community outreach * Sponsors of aff.

housing efforts

3. Explore new local support programs X/?In process HT/CPC

with new *

State resources
B. Development and Preservation
Strategies
1. Continue to make suitable public X and ongoing/ 55 BOS/HT
property available for affordable housing | Town acquires

additional

property
2. Continue to partner with developers X and naoing 17 HT/PB or ZBA
on private properties
3. Continue to partner with non-profit X and ¢ \ge’ g 15 HT/CPC
organizations on local housing
programs
4. Continue to pursue regional o 50ing BOS/HT
Opportunities
C. Regulatory Strategies
1. Adopt inclusionary & aqing ~ Done RZTF/PB/HT
2. Integrate affordable hd' hing in the X RZTF/PB/HT
OSRSD bylaw
3. Explore rezoning to convert I, els X Done * RZTF/PB/HT
to mixed-income housing
4. Develop Design Guidelines X In process * RZTF/PB/HT

*Indicates actions for which units are counted under other specific housing production strategies, have an

indirect impact on production, do not add to the Subsidized Housing Inventory, or cannot be counted

toward production goals.

** [ ikely to involve contributions to projects in nearby communities.

***Abbreviations
Housing Trust = HT
Select Board = BOS
Planning Board = PB

Residential Zoning Task Force = RZTF

CPC = Community Preservation Committee

Zoning Board of Appeals = ZBA
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APPENDIX 3
Progress Towards the Implementation of 2016 and 2021 HPP
Strategies

Proposed Strategies

A. Development and Outreach Strategies

Status

1. Continue to make suitable public property
available for affordable housing

Town conveyed Purcell property to Pennrose
Properties LLC via RFP process; 65 affordable units
produced at Villaze at Nauset Green. Town formed
special Workind Group to study redevelopment
opportuniti€ . former T-Time property which it
also acaui.ed. Rec atly acquired other property and
analy‘ ng potentials hes for Town Center Plaza,

58 'Massasoit Road, the Beach Plum Motel, and
2°_adod un the left side of 2 duplexes.

2. Continue to partner with private developers on

private properties

3. Continue to partner with non-profit
organizations on local housing programs

Comy._ cion of Rabbit Run Habitat for Humanity
Home.

W vith TRl on the Regional Housing Rehab

rogram. Continued work with HECH on Rental
Assistance Subsidy Program and Housing Emergency

oan Program (HELP), and introduced the Emergency
Rental Assistance Program in response to COVID-19.
The Town is also providing technical assistance to
CDP for their ADU assistance program as well as
working with CDP and other Outer Cape towns on a
deed restriction program based on Vail’s InDeed
Program.

4. Continue to conduct ongoil.,_ community
outreach

Housing Trust hired a consultant to support
community outreach and education that included
new key messaging and an expanded community
housing website. Considerable community outreach
as part of preparing the Strategic Plan FY2020-2024,
including more recent updates.

5. Hire a Housing Coordinator

The Town hired a part-time Housing Coordinator to
provide staff support on the implementation of
previous HPPs and the Town’s Strategic Plan,
including management functions for Town-acquired r¢
property.

6. Explore new local support programs

To help serve a wider range of local housing needs,
the Town is exploring a Closing Cost Assistance
Program to help first-time homebuyers and a Lease
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to Own Program to support tenants of Trust-owned
properties move on to homeownership. Given rising
housing costs, these programs may have more
limited use.

7. Pursue regional opportunities.

The Town provided $100,000 in CPA funding to
HAC for a housing development in Orleans,
collaborating with CDP and Outer Cape towns on a
deed restriction program based on Vail’s Program
(Vail InDeed Program), and continuing to provide
CDP with technical assistance on its ADU assistance
program.

B. Zoning Strategies

1. Modify accessory apartment bylaw

Town Meeting approved an amended bylaw in 2019.

2. Adopt inclusionary zoning

Town Meeting ap‘roved this bylaw in 2022,

3. Explore rezoning to convert motels to mixed-
income housing

Town Meeting .pproved this bylaw in 2022. The
Town acgy’ ca" = Beach Plum Motel and received a
respons= to an RFi_=garding its redevelopment.

4. Increase density for year-round rentals by
reducing lot size requirements for duplexes

Whil¢ not included in, avious Plans, Town Meeting
2l yroved ' s bylaw in 2022,

5. Integrate affordable housing in the OSRSD bylaw

Inc. e dagain as part of this HPP.

6. Develop Design Guidelines

Incluac hagain as part of this HPP. The Town is
2aving f¢ vard on Form Based Codes/Design

G .a s for North Eastham Commercial Zoning
Vistricts and will also analyze how this zoning might
be implemented in other districts.
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Appendix 4
Local and Regional Organizations

Eastham has the following local and regional entities available to help support the production of
affordable housing and/or provide housing-related services:

I. Eastham Housing Authority
The Eastham Housing Authority (EHA) has hired the Orleans Housing Authority (OHA) to
manage its current 13 units of family rental housing, scattered at the following locations:

e Three duplex structures with a total of six (units) in¢!»ding three 1-bedroom units and
three 2-bedroom units at 5965, 5975 and 5987 state Highway (Route 6) - part of
Eastham Duplexes project.

e Another duplex structure at 65 Van Dale A{ :nue, als¢ xith a one-bedroom and two-
bedroom unit - part of Eastham Duplexes  sroject.

e Two additional duplex structures, lik. nabo ., at 5960 and 5970 State Highway,
including two 2-bedroom units and two 1= droom units.

e A four-bedroom, single-family i .. 7an Ballw. »Avenue that is rented.

The Housing Authority maintains.as=elative. \« iort wait list for these units as units do not turn-
around very often given the ns.d an¢ demar ! for affordable family housing. Waits are typically
at least five or six years and ‘ome u{ ts.have (.ot turned over in more than 20 years.

The Housing Authox , uc ».nou have units specifically targeted to seniors, but a couple of
seniors who are & .l working ive it. the one-bedroom units in the duplexes. Those seeking
subsidized senior 1. wising typ/ ally apply for units in either the Rock Harbor Village or Tonset
Woods developments Orld ins that include a couple of hundred units for the elderly and
disabled, owned and mar. jed by the Orleans Housing Authority. Orleans also has some larger
apartment developments that attract seniors looking to downsize from single-family homes.

2. Eastham Affordable Housing Trust (EAHT)

The establishment of the Eastham Affordable Housing Trust (EAHT) was approved at the May
2008 Annual Town Meeting to promote diverse solutions to the acknowledged shortage of
affordable housing that will further the Town’s goal of reaching the 10% affordability goal. The
Select Board appoints five (5) members that work in partnership with the Eastham Housing
Authority and other housing-related agencies and organizations to promote affordable housing
including important workforce housing. The Housing Trust has introduced several new
programs to address unmet housing needs including the Rental Expansion Program, Rental
Subsidy Program and Regional Housing Rehabilitation Program, and it is in the process of
developing additional programs to serve the wider housing needs of Eastham residents. It also
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has embarked on a community outreach and education process that involved an expanded
website and other activities. See Section Il1.B.5 for details.

3. Eastham Community Preservation Committee

In September of 2000, the Community Preservation Act (CPA) was enacted to provide
Massachusetts cities and towns with another tool to conserve open space, create outdoor
recreational opportunities, preserve historic properties and provide affordable housing. This
enabling statute established the authority for municipalities in the Commonwealth to create a
Community Preservation Fund derived from a surcharge of up to 3% of the property tax with a
corresponding state match funded through new fees at the Registry of Deeds and Land Court.
Once adopted the Act requires at least 10% of the monies raised to be distributed to each of the
three categories (open space/recreation, historic preservation, and community housing),
allowing flexibility in distributing the majority of the money ¢ any of the uses as determined by
the community. The Act further requires that a Commuz’ v Preservation Committee of five to
nine members be established, representing various be{ ds 0. s:ommittees in the community, to
recommend to the legislative body, in this case T« .n Meeting, how to spend the Community
Preservation Fund.

In May 2005, Eastham Town Meeting voted to aa xt CPA with support of 89% of all voters.
Eastham approved a 3% surcharge with u. v exen. tions. Like the other communities on
Cape Cod, Eastham voted to convert the = ¢ pro¢ <. »sax surcharge that had been committed to
the Land Bank for the purchase ! cons {ation of open space into funding to support the
Community Preservation Fup{. As | resuli \the Town was able to continue to receive state
matching funds, as state 5 aport ‘»2land Bank had run out, without raising additional
taxes.

The Community € aservation |« ymmittee includes seven (7) members including representatives
of the Select Board; ‘'ousing £ thority, Conservation Commission, Historical Commission, and
Planning Board, each a; »oin¢ .d for three-year terms by the Select Board. The surcharge raised
approximately $516,600in Fiscal Year 2013 with the state Trust fund distribution of
approximately $181,000 for a total CPA revenue close to $700,000. In 2020, the local
surcharge raised $784,348 with a state distribution of $235,373 and a total of $1,019,721. The
state Trust Fund distributions have varied from year to year, from 100% in FY2006-2008, to
36% in FY2013, 70% in FY2014, and 33% in FY2020.

From FY2007 through 2021, the Town appropriated almost $12 million of which almost 37%
was committed to community housing activities. Major funding commitments included
subsidies for the Village at Nauset Green, the Cape Housing Institute, Cape Cod Village in
Orleans, Housing Authority projects, a Housing Consultant, and Housing Trust initiatives.
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4, Eastham Council on Aging (COA)

The Eastham Council on Aging (COA) is a Town department that supports the quality of life of
Eastham’s elders through a wide variety of services. These activities include an information and
referral service on a wide range of issues, community-based services to promote independent
living such as a free shuttle vans for medical visits and shopping, and in-home support
services. The Council relies heavily on local volunteers to support its activities and operates a
senior center.

The Council on Aging is dedicated to helping seniors age in place. Keeping seniors in their own
homes is particularly important in Eastham where there are very limited options for seniors who
are looking to downsize to units without significant maintenance needs or require supportive
services including assisted living units.

5. Public Access Committee of Eastham (PACE)

The Town of Eastham established the Public Accessi Com. ‘ttee of Eastham (PACE) for the
purpose of coordinating or carrying out programs< .esigned to neet the problems of persons
with disabilities in coordination with programs« = the Massachusei:s Office on Disability. The
committee was charged with researching loc. hporst iems of persons with disabilities and
coordinating the activities of other local aroups org. ‘ized for similar purposes.

6. Cape Cod Commission (CCC)

The Cape Cod Commission (CCE s crec (u as the regional planning and regulatory agency
for the Cape, supporting the 2, towr | of Bai stable County, regional and sub-regional housing
agencies, and other partne s see!l @maniniprove the availability and diversity of housing
affordable on Cape Cod. This' * /e includes the development of information to support local
decision making, ind uding wesei ations; coordination with state and other regional agencies;
meeting facilitat{ a; zoning ' aalysis and support; and specific project development upon
request of the comn haity.

The Commission also stcgports the advancement of regional efforts to create affordable
housing and support housing where appropriate by drafting model zoning (such as the ADU
model bylaw) supporting the Regional Housing Market Analysis, and drafting a framework for
Form-Based Code.

Previously, Commission staff maintained the HOME Consortium, a block grant program
designed to create affordable housing for low-income households, however this responsibility
has shifted to Barnstable County.

(3225 Main Street, Barnstable, MA 02630; 508/362-3828).

7. Barnstable County HOME Consortium
This Consortium includes all municipalities in Barnstable County and provides federal HOME
Program funding to support the financing of a wide variety of housing activities. These funds
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are available to all towns participating in the Consortium, including Eastham, and are
administered by Barnstable County. HOME Program funding has supported a Down Payment
and Closing Cost Program and Tenant Based Rental Assistance administered by the Housing
Assistance Corporation (HAC).

(C/0 the Cape Cod Commission; 3225 Main Street, Barnstable, MA 02630; 508/362-3828).

8. Community Development Partnership (CDP)

The Community Development Partnership (CDP), formerly known as the Lower Cape Cod
Community Development Corporation (LCCCDC), was established in 1992 to promote
affordable housing and economic development in the towns of the Lower Cape. Regarding
affordable housing, the organization recognized that the dwindling supply of affordable
housing was becoming a critical problem and focused creating new, year-round, affordable
housing units by purchasing existing units or building new us s.

CDP has been involved in the development of three aff{ dabic 2ousing projects in Eastham thus
far including:

e Gull Cottages - CDP redeveloped a si nll « (tage community along Route 6/State
Highway into five rental units that includea” e owner’s home with three bedrooms and
four cottages, three with two-L *a.ams ana ane with one-bedroom. This project
received HOME funding through th_\Barr . "mCounty HOME Consortium.

o Duplex at 1475 Stat’ Hight 1y - \ 10 2-bedroom duplex units were acquired and
rehabilitated by CDF_ = rent: ‘a.<upsidized with HOME funds.

o /425 Nausez' (oad
This proj¢ involved a youse that was donated and moved to a Town-owned site next
to the Cou. vl on Af ng. The Town received grant funding to make the unit
handicapped ac »ssi¥ & and affordable as a two-bedroom rental unit. CDP manages the
unit.

CDP also previously managed the Rental Expansion Program that involved the Town’s
acquisition of seven properties that were converted to affordable rental units that are deed
restricted in perpetuity. The Town has recently taken over this management role. CDP also
coordinated the Eastham Regional Housing Rehabilitation Program that involved Community
Development Block Grant (CDBG) funding from the state to help owners make important health
and safety improvements to their homes. The program is now operated by The Resources Inc.
(TRI).

The organization continues to explore additional development opportunities in Eastham.
(P.O. Box 1860, Main Street Mercantile, North Eastham, MA 02651; 508/240-7873)
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9. Harwich Ecumenical Council for Housing (HECH)

Harwich Ecumenical Council for Housing (HECH) was formed in 1991 by clergy and lay people
from seven Harwich churches for the purpose of providing housing for homeless families with
children. HECH has developed programs in homelessness prevention, mortgage foreclosure
prevention, child care, and youth counseling. In 1996, HECH began purchasing its own rental
housing and has purchased a house or condominium to keep a family housed. The
organization raises funds from individual donors and through special events. To date the
organization has produced 25 units of affordable housing units through its Sisson Road, Uncle
Willis Lane developments and South Harwich developments. It has also administered housing
programs including the Rental Assistance Subsidy Program, Housing Emergency Loan Program,
and Emergency Rental Assistance Program for the Town of Eastham.

(P.O. Box 86, West Harwich, MA 02671; (508) 432-0015).

10. Habitat for Humanity of Cape Cod

Habitat for Humanity is an ecumenical, non-profit € iristic » ministry dedicated to building
simple, decent homes in partnership with families® 1 need tha ‘has grown over the past two
decades into one of the largest private homebui! crs in the world. “.he organization has almost
1,600 U.S. affiliates and over 2,000 affiliates v. ldv( Je, including one on the Cape that has
been able to build new homes for first-time homeb. :ers through donated land, materials, labor
and funding as well as other special finc "¢, mstrateg. 5. Habitat has completed 81 homes on
Cape Cod including four (4) units in Easthi m.

(658 Main Street, West Yarmoutha%,0267 <508/775-3559)

11. Housing Assistance . »rpor: WAL

The Housing Assistance_Corpc. ~ ion (HAC) mission is to “promote and implement the right of
all people on Cape @ d anu e Isi »ds to occupy safe and affordable housing”. This non-profit
organization is w{ king throuy hout the Cape as a sponsor of affordable housing developments
and has a wide rai »e of fini /cial and educational resources available for renters, existing
homeowners, and first_iimef jomebuyers. It also manages 29 rental subsidies for renters in
Eastham.

(460 West Main Street, Hyannis, MA 02601; 508/771-5400)

12. Community Action Committee of Cape Cod and the Islands, Inc.

The Community Action Committee of Cape Cod and the Islands, Inc. (CACCI), founded in 1965
as one of the state’s Community Action Agencies, is a private, non-profit organization that
helps low- and moderate-income people improve their quality of life through a wide range of
programs and services. The agency’s efforts are focused primarily in the areas of housing,
emergency shelter, advocacy for elders, and childcare.

CACCl is also the convener for the Leadership Council to End Homelessness on Cape Cod and
the Islands, which is part of the national system of Continuums of Care supported by the
federal Department of Housing and Urban Development (HUD) to provide an ongoing
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comprehensive, long-term strategic planning effort to maintain a seamless continuum of
shelter, housing and supportive services to end homelessness. The Leadership Council has
over 35 participating groups and organizations that creates a network of support for its
activities including homeless service providers, non-profit agencies, private businesses,
housing developers, public housing authorities, representatives from local, county, and state
government, the faith-based community and formerly homeless individuals. Primary activities
include:

e Oversees the submission of annual funding applications to HUD (the SuperNOFA/Vento
Homeless Assistance grant application process;
e Oversees the implementation and monitoring of the Council’s Ten Year Plan to End
Homelessness;
e Conducts the annual “point in time” count of the num! _r of homeless; and
e Facilitates monthly meetings and the coordinationd various subcommittees.
(115 Enterprise Road, Hyannis, MA 02601; 508/771-1 27)

13. Homeless Prevention Council of the Lowr' Cape Cod

The Homelessness Prevention Council proviad » ex _nsive counseling to those at risk of
homelessness in the eight communities of the Low. \Cape, including Orleans. Services include
advocacy, referrals to available program .a. Tsservices, elp in negotiations with landlords and
lenders, support in budgeting, and guidar. e ins oo wiag a further education and training. With

an annual budget of approxima: $360, < J, the organization applies for small grants and
donations to provide emergf.icy a¢ istanc \to those at risk of homelessness. They have
achieved success from G »ct e "W grant proposals from foundations and church

endowments, and special prc “uams directed to children. The organization has provided
important case map{ jemeir. servi s in support of participants in Eastham’s Rental Assistance
Subsidy Program¢

(14 Old Tote Road, \ “eans, M/ 02653; 508/255-0667)

14. The Resource Inc. . Rl)

The Resource Inc. (TRI) is a non-profit corporation founded in response to a consortium of town
and private sector representatives who wished to more actively and innovatively impact housing
and economic development in Southeastern and Western Massachusetts, Cape Cod, and
Martha's Vineyard. Since its incorporation in 1994, TRI has secured funding for and managed
federal, state, and local housing rehab and development projects for 15 Massachusetts
communities.

(576 Main Street, Dennis Port, MA 02639; 508/760-4900)

127

Eastham Housing Production Plan



APPENDIX 5
Glossary of Housing Terms

Affordable Housing

A subjective term, but as used in this Plan, refers to housing available to a household earning
no more than 80% of area median income at a cost that is no more than 30% of total household
income.

Area Median Income (AMI)

The estimated median income, adjusted for family size, by metropolitan area (or county in
nonmetropolitan areas) that is adjusted by HUD annually and used as the basis of eligibility for
most housing assistance programs. Sometimes referred to as@*MFI” or median family income.

As-of-right or By-right Development
As-of-right or by-right development involves a useghat is periiited in a zoning district and is
therefore not subject to special review and apprgfi by a_local govément.

Chapter 40A

The state Zoning Act that regulates zorl{ '_hroughou the state except for Boston that has its
own zoning enabling statute. Recent ci :nges - wA0A now allow for a simple majority vote
instead of a supermajority for resis'antial pt » cting.

Chapter 40B
The state’s comprehensive pei % 1aw, enacted in 1969, established an affordable housing goal
of 10% for every ced .iiui. . Iv sommunities below the 10% goal, developers of low- and

moderate-incomg’ (ousing ca. seek'an expedited local review under the comprehensive permit
process and can re west a lim ad waiver of local zoning and other restrictions, which hamper
construction of affora. hle ha ising. Developers can appeal to the state if their application is
denied or approved with™ _nditions that render it uneconomic, and the state can overturn the
local decision if it finds it unreasonable in light of the need for affordable housing.

Chapter 44B

The Community Preservation Act Enabling Legislation that allows communities, at local option,
to establish a Community Preservation Fund to preserve open space, historic resources, and
community housing, by imposing a surcharge of up to 3% on local property taxes. The state
provides matching funds from its own Community Preservation Trust Fund, generated from an
increase in certain Registry of Deeds’ fees.
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Comprehensive Permit

Expedited permitting process for developers building affordable housing under Chapter 40B
“anti-snob zoning” law. A comprehensive permit, rather than multiple individual permits from
various local boards, is issued by the local zoning boards of appeals to qualifying developers.

Department of Housing and Community Development (EOHLC)

EOHLC is the state’s lead agency for housing and community development programs and policy.
It oversees state-funded public housing, administers rental assistance programs, provides
funds for municipal assistance, and funds a variety of programs to stimulate the development
of affordable housing.

Fair Housing Act

Federal legislation, first enacted in 1968, that provides the 5 tretary of HUD with investigation
and enforcement responsibilities for fair housing pragf es. It prohibits discrimination in
housing and lending based on race, color, religion, s <, na._»nal origin, handicap, or familial
status. There is also a Massachusetts Fair Housing® act, which™ itends the prohibition against
discrimination to sexual orientation, marital sta* s, ancestry, veterun status, children, and age.
The state law also prohibits discrimination agaii. . .far .iies receiving public assistance or rental
subsidies, or because of any requirement of these L grams.

Inclusionary Zoning
Inclusionary zoning is a zonipedinan < or bylaw that requires a developer to include
affordable housing as part of4 develt »ment| r contribute to a fund for such housing.

Infill Development

Infill development isf .ne pi. tice™ "\ building on vacant or undeveloped parcels in dense areas,
especially urban< ad inner st yurban neighborhoods. Such development promotes compact
development, which » turn all¢ vs undeveloped land to remain open and green.

Local Initiative Program (L.")

LIP is a state program under which communities may use local resources and EOHLC technical
assistance to develop affordable housing that is eligible for inclusion on the state Subsidized
Housing Inventory (SHI). LIP is not a financing program, but the EOHLC technical assistance
qualifies as a subsidy and enables locally supported developments that do not require other
financial subsidies to use the comprehensive permit process. At least 25% of the units must be
set-aside as affordable to households earning less than 80% of area median income.

MassHousing (formerly the Massachusetts Housing Finance Agency, MHFA)

MassHousing is a quasi-public agency created in 1966 to help finance affordable housing
programs. MassHousing sells both tax-exempt and taxable bonds to finance its many single-
family and multi-family programs.
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Metropolitan Statistical Area (MSA)

The term, MSA, is also used for CMSAs (consolidated metropolitan statistical areas) and PMSAs
(primary metropolitan statistical areas) that are geographic units used for defining urban areas
that are based largely on commuting patterns. The federal Office of Management and Budget
defines these areas for statistical purposes only, but many federal agencies use them for
programmatic purposes, including allocating federal funds and determining program eligibility.
HUD uses MSAs as its basis for setting income guidelines and fair market rents.

Mixed-Income Housing Development
Mixed-income development includes housing for various income levels.

Mixed-Use Development
Mixed-use projects combine different types of developmep( such as residential, commercial,
office, industrial and institutional into one project.

Overlay Zoning
A zoning district, applied over one or more otk’ / districts that ccatains additional provisions
for special features or conditions, such as histor. »bui!¢ ings, affordable housing, or wetlands.

Public Housing Agency (PHA)

A public entity that operates housing p »grar >.. »sludes state housing agencies (including
EOHLC), housing finance agencie 4 locai ‘susing authorities. This is a HUD definition that is
used to describe the entities« iat are permit 2d to receive funds or administer a wide range of
HUD programs including put. ic ho! nd Section 8 rental assistance.

Regional Non-profit{ .ousin_Orga ‘zations

Regional non-pr{ t housing | \ganizations include nine private, non-profit housing agencies,
which administer th Section & 'rogram on a statewide basis, under contract with EOHLC. Each
agency serves a wide g« wgraf .iic region. Collectively, they cover the entire state and administer
over 15,000 Section 8 vouuchers. In addition to administering Section 8 subsidies, they
administer state-funded rental assistance (MRVP) in communities without participating local
housing authorities. They also develop affordable housing and run housing rehabilitation and
weatherization programs, operate homeless shelters, run homeless prevention and firsT-Time
homebuyer programs, and offer technical assistance and training programs for communities.
The Housing Assistance Corporation (HAC) serves as Eastham’s regional non-profit housing
organization.

Regional Planning Agencies (RPAs)

These are public agencies that coordinate planning in each of thirteen regions of the state.
They are empowered to undertake studies of resources, problems, and needs of their districts.
They provide professional expertise to communities in areas such as master planning,
affordable housing and open space planning, and traffic impact studies. Except for the Cape
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Cod and Nantucket Commissions, however, which are land use regulatory agencies as well as
planning agencies, the RPAs serve in an advisory capacity only. The Cape Cod Commission
serves as Eastham’s Regional Planning Agency.

Request for Proposals (RFP)
A process for soliciting applications for funding when funds are awarded competitively or
soliciting proposals from developers as an alternative to lowest-bidder competitive bidding.

Section 8

Refers to the major federal (HUD) program - a collection of programs - providing rental
assistance to low-income households to help them pay for housing. Participating tenants pay
30% of their income (some pay more) for housing (rent and basic utilities) and the federal
subsidy pays the balance of the rent. The Program is now s icially called the Housing Choice
Voucher Program, however, some Section 8 subsidies¢ re project-based and attached to
particular units in a development as opposed to movind whei. the tenant leaves.

Smart Growth

The term used to refer to a rapidly growing ai. hwis spread movement that calls for a more
coordinated, environmentally sensitive approach tc slanning and development. A response to
the problems associated with unplannec \u.'mited st wrban development - or sprawl - smart
growth principles call for more efficie t lax . 2, compact development patterns, less
dependence on the automobile ange ¢ (.ousing opportunities and choices, and improved
jobs/housing balance.

Subsidy

Typically refers to £ .ancia. »ssisc ace that fills the gap between the costs of any affordable
housing develog! ent and v \at tne occupants can afford based on program eligibility
requirements. Man; simes mu iple subsidies from various funding sources are required, often
referred to as the “lay. ina’ Sf subsidies, in order to make a project feasible. In the state’s
Local Initiative Program (L.@), EOHLC’s technical assistance qualifies as a subsidy and enables
locally supported developments that do not require other financial subsidies to use the
comprehensive permit process. Also, “internal subsidies” refers to those developments that do
not have an external source(s) of funding for affordable housing, but use the value of the
market units to “cross subsidize” the affordable ones.

Subsidized Housing Inventory (SHI)
This is the official list of units, by municipality, that count toward a community’s 10%
affordability goal as prescribed by Chapter 40B comprehensive permit law.

U.S. Department of Housing and Urban Development (HUD)
The primary federal agency for regulating housing, including fair housing and housing finance.
It is also the major federal funding source for affordable housing programs.
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Workforce Housing Units

This Housing Plan defines workforce units as those that are targeted to households with
incomes above the affordable limit of 80% of area median income (AMI) and up to 150% AMI
who may still be shut-out of Eastham’s private housing market.
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APPENDIX 6
Summary of Housing Regulations and Resources

l. SUMMARY OF HOUSING REGULATIONS

A. Chapter 40B Comprehensive Permits

The Massachusetts Comprehensive Permit Law, Chapter 40B Sections 20-23 of the General
Laws, was enacted as Chapter 774 of the Acts of 1969 to encourage the construction of
affordable housing throughout the state, particularly outside of cities. Often referred to as the
Anti-Snob Zoning Act, it requires all communities to use a streamlined review process through
the local Zoning Board of Appeals for “comprehensive permits” submitted by developers for
projects proposing zoning and other regulatory waivers and incorporating affordable housing
for at least 25% of the units. Only one application is submi* _d to the ZBA instead of separate
permit applications that are typically required by a numh® of local departments as part of the
normal development process. Here the ZBA takes the<_ad ai ’consults with the other relevant
departments (e.g., building department, plannix, departme. highway department, fire
department, sanitation department, etc.) on a sis jie application. Trie Conservation Commission
retains jurisdiction under the Wetlands Prote iord . act and Department of Environmental
Protection, the Building Inspector applies the sta. \building code, and the Board of Health
enforces Title V.

For a development to qualify uns® " Thapter. UB, it must meet all the following requirements:

e Must be part of a* subsi¢ = Twtavelopment built by a public agency, non-profit
organization, orlimitea" vidend corporation.

o At least 25% Jr the  hits I._the development must be income restricted to households
with incof s at or be. w 80% of area median income and have rents or sales prices
restricted to" fordable' 2vels income levels defined each year by the U.S. Department of
Housing and Uri  7° velopment.

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

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

e Project sponsors must meet affirmative marketing requirements.

According to Chapter 40B regulations, the ZBA decision to deny or place conditions on a
comprehensive permit project cannot be appealed by the developer if any of the following
conditions are met39:

39 Section 56.03 of the new Chapter 40B regulations.
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e The community has met the “statutory minima” by having at least 10% of its year-round
housing stock affordable as defined by Chapter 40B, at least 1.5% of the community’s
land area includes affordable housing as defined again by 40B, or annual affordable
housing construction is on at least 0.3% of the community’s land area.

e The community has made “recent progress” adding SHI eligible housing units during the
prior 12 months equal at least to 2% of its year-round housing.

e The community has a one- or two-year exemption under Housing Production.

e The application is for a “large project” that equals at least 6% of all housing units in a
community with less than 2,500 housing units.

e A “related application” for the site was filed, pending, or withdrawn within 12 months of
the application.

If a municipality does not meet any of the above thres!t ‘s, it is susceptible to appeals by
comprehensive permit applicants of the ZBA’s ded slon™ » the state’s Housing Appeals
Committee (HAC). This makes the Town suscepti!d ¢ to a stat »override of local zoning if a
developer chooses to create affordable housing# .rough.the Chapte. 40B comprehensive permit
process.40 Recently approved regulations ada > ns'. requirement that ZBA’s provide early
written notice (within 15 days of the opening of * 2 local hearing) to the application and to
EOHLC if they intend to deny or conditi r . 0ermic »ased on the grounds listed above that
make the application appeal proof, pro\ dings sc mentation for its position. Under these
circumstances, municipalities caz® 7 unt prc € _ts with approved comprehensive permits that are
under legal approval, but nots y the » JA, at \ e time.

Applicants wishing to anpeal 1. * ZBA decision based on appeal-proof grounds must notify the
ZBA and EOHLC in v¢ (ting v bhin . .days of receipt of the ZBA notice. If the applicant appeals,
EOHLC will reviet materials fi. m the ZBA and applicant and issue a decision within 30days of
receipt of the app<. . (failure (o issue a decision is a construction approval of the ZBA’s
position). Either the z.  or( pplication can appeal EOHLC’s decision by filing an interlocutory
appeal with the Housing appeals Committee (HAC) within 20 days of receiving EOHLC's
decision. If a ZBA fails to follow this procedure, it waives its right to deny a permit on these
“appeal-proof” grounds.

40 Chapter 774 of the Acts of 1969 established the Massachusetts Comprehensive Permit Law
(Massachusetts General Laws Chapter 40B) to facilitate the development of affordable housing for low-
and moderate-income households (defined as any housing subsidized by the federal or state government
under any program to assist in the construction of low- or moderate-income housing for those earning
less than 80% of median income) by permitting the state to override local zoning and other restrictions in
communities where less than 10% of the year-round housing is subsidized for low- and moderate-income
households.
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Chapter 40B also addresses when a community can count a unit as eligible for inclusion in the
SHI including:

o Chapter 40R Smart Growth Zoning
Units receiving Plan Approval under 40R now count when the permit or approval is filed
with the municipal clerk provided that no appeals are filed by the board or when the last
appeal is fully resolved, like a Comprehensive Permit project.

e Certificate of Occupancy
Units added to the SHI based on receiving building permits become temporarily
ineligible if the C of O is not issued with 18 months.

e large Phased Projects
If the comprehensive permit approval or zoning af roval allows a project to be built in
phases and each phase includes at least 150 ur{ s anc_hverage time between the start of
each phase is 15 months or less, then the 4  .(ire projecc =mains eligible for the SHI as
long as the phasing schedule set forth ind e permit approva. continues to be met.

e Projects with Expired Use Restrictions
Units become ineligible for inclt 1c. i the Sy hupon expiration or termination of the
initial use restriction unless a subs guepn . Wsestriction is imposed.

e Biennial Municipal Rer{ rting
Municipalities are ru monsi't @@ wnaroviding the information on units that should be
included in the SHI thro. * 1 a statement certified by the chief executive officer.

Towns are allowl d to set-¢ ide up to 70% of the affordable units available in a 40B
development for tii se who / ave a connection to the community as defined under state
guidelines including ¢ srent residents, municipal employees, or employees of businesses
located in town. It is alsu worth noting that the Town, through its Affirmative Fair Housing
Marketing Plan, must demonstrate the associated local need for the community preference and
insure that there will be no discriminatory impacts with the use of community preference.4

41 1f a municipality wishes to implement a local selection preference it must:

e Demonstrate the need for local preference in an Affirmative Fair Housing Marketing Plan that must
be approved by the subsidizing agency.

e Justify the extent of the local preference (the percentage of the units proposed to be set-aside for
local preference), that is how the documented local need, in the context of the size of the
community, the size of the project and the regional need, justifies the proposed size of the local
preference for a given project. In no case can the percentage exceed 70% of the affordable units
in a project.

e Demonstrate that the proposed local preference will not have a disparate or discriminatory impact
on protected classes.
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While there are ongoing discussions regarding how the state should count the affordable units
for the purpose of determining whether a community has met the 10% goal, in a rental project
if the subsidy applies to the entire project, all units are counted towards the state standard. For
homeownership projects, only the units made affordable to those households earning at or
below 80% of area median income can be attributed to the affordable housing inventory.

There are up to three stages in the 40B process - the project eligibility stage, the application
stage, and at times the appeals stage. First, the applicant must apply for eligibility of a
proposed 40B project/site from a subsidizing agency. Under Chapter 40B, subsidized housing
is not limited exclusively to housing receiving direct public subsidies but also applies to
privately-financed projects receiving technical assistance from the State through its Local
Initiative Program (LIP) or through MassHousing (Housing Starts Program), Federal Home Loan
Bank Board (New England Fund), MassDevelopment, and M’ ssachusetts Housing Partnership
Fund. The subsidizing agency then forwards the applicat’ 1 to the local Select Board for a 30-
day comment period. The Select Board solicits comme( s frc_» Town officials and other boards
and based on their review the subsidizing ageng( (ypically is. »es a project eligibility letter.
Alternatively, a developer may approach the Sel< .t Board for their‘cndorsement of the project,
and they can make a joint application to EOr 'C f« certification under the Local Initiative
Program (for more information see description in Sc_ion |L.E below).

Changes to 40B regulations expands tk \ iter 5° subsidizing agency must consider when
determining site eligibility includ«®

¢ Information providél by th isinzlity or other parties regarding municipal actions
previously taken_to n. . affordable housing needs, including inclusionary zoning,
multi-familv< istricc. »nd <. R overlay zones.

e Whether ¥ : conceptu. \design is appropriate for the site including building massing,
topography,  »nvironm atal resources, and integration into existing development
patterns.

e That the land vaiiation, as included in the pro forma, is consistent with EOHLC
guidelines regarding cost examination and limitations on profits and distribution.

e Requires that LIP site approval applications be submitted by the municipality’s chief
executive officer.

e Specifies that members of local boards can attend the site visit conducted during
EOHLC’s 30-day review period.

e Requires that the subsidizing agency provide a copy of its determination of eligibility to
EOHLC, the chief executive officer of the municipality, the ZBA and the applicant.

e Provide the developer with the documentation required to support a local preference within three
(3) months of final issuance of the comprehensive permit. Failure to comply with this requirement
will be deemed to demonstrate that there is not a need for a local preference and it will not be
approved as part of any Affirmative Fair Housing Marketing Plan or use restriction.
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If there are substantial changes to a project before the ZBA issues its decision, the subsidizing
agency can defer the re-determination of site/project eligibility until the ZBA issues its decision
unless the chief executive officer of the municipality or applicant request otherwise. New 40B
regulations provide greater detail on this re-determination process. Additionally, challenges to
project eligibility determinations can only be made on the grounds that there has been a
substantial change to the project that affects project eligibility requirements and leaves
resolution of the challenge to the subsidizing agency.

The next stage in the comprehensive permit process is the application phase including pre-
hearing activities such as adopting rules before the application is submitted, setting a
reasonable filing fee, providing for technical “peer review” fees, establishing a process for
selecting technical consultants, and setting forth m‘iimum application submission
requirements. Failure to open a public hearing within 304 vs of filing an application can result
in constructive approval. The public hearing is the m{ 5t cri_:zal part of the whole application
process. Here is the chance for the Zoning Board< i Appeals’ »nsultants to analyze existing
site conditions, advise the ZBA on the capacit’ of the, site to hundle the proposed type of
development, and to recommend alternative dev ‘'opr’ .nt designs. Here is where the ZBA gets
the advice of experts on unfamiliar matters - cali. ‘, peer review. Consistency of the project
with local needs is the central principal it \ti. maview p. sess.

Another important component 2772 pubi ¢.earing process is the project economic analysis
that determines whether cos iitions impos 1 and waivers denied would render the project
“uneconomic”. The burden™ % proco’ +hatapplicant, who must prove that it is impossible to
proceed and still realize_a reas " able return, which cannot be more than 20%. Another part of
the public hearing pf .cess. the ¢ wineering review. The ZBA directs its consultants to analyze
the consistency « the project vith 1ocal bylaws and regulations and to examine the feasibility
of alternative desigr.

Chapter 40B regulations a.s0 include the following requirements related to the hearing process:

e The hearing be terminated within 180 days of the filing of a complete application
unless the applicant consents to extend.

e Allows communities already considering three (3) or more comprehensive permit
applications to stay a hearing on additional applications if the total units under
consideration meet the definition of a large project (larger of 300 units or 2% of
housing in communities with 7,500 housing units as of the latest Census, 250 units in
communities with 5,001 to 7,499 total units, 200 units in communities with 2,500 to
5,000 units, and 150 units or 10% of housing in communities with less than 2,500
units).

e Local boards can adopt local rules for the conduct of their hearings, but they must
obtain an opinion from EOHLC that there rules are consistent with Chapter 40B.
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e Local boards cannot impose “unreasonable or unnecessary” time or cost burdens on an
applicant and bans requiring an applicant to pay legal fees for general representation of
the ZBA or other boards. The new requirements go into the basis of the fees in more
detail, but generally the ZBA may not assess any fee greater than the amount that might
be appropriated from town or city funds to review a project of a similar type and scale.

e An applicant can appeal the selection of a consultant within 20 days of the selection on
the grounds that the consultant has a conflict of interest or lack minimum required
qualifications.

e Specify and limit the circumstances under which ZBA’s can review pro formas.

e Zoning waivers are only required under “as of right” requirements, not from special
permit requirements.

e Forbids ZBA’s from imposing conditions that deviate from the project eligibility
requirements or that would require the project to praf.de more affordable units that the
minimum threshold required by EOHLC guidelines

e States that ZBA’s cannot delay or deny an< .pplic »ion because a state or federal
approval has not been obtained.

e Adds new language regarding what ¢« istitutes an unecunomic condition including
requiring applicants to pay for off-site. hubl® "infrastructure or improvements if they
involve pre-existing conditions, are not u. ally imposed on unsubsidized housing or
are disproportionate to the in Yacmof the »roposed development or requiring a
reduction in the number of unit. \othe "« »,0n a basis of legitimate local concerns
(health, safety, environp: desi¢ ¢ etc.). Also states that a condition shall not be
considered uneconon _if it v huld re 10ove or modify a proposed nonresidential element
of a project that is . s alloy® “Timsiak,

After the public heas (g is ¢ sed,” »e ZBA must set-aside at least two sessions for deliberations
within 40 days of :he close o the hearing. These deliberations can result in either approval,
approval with condic has, or de ial.

Subsidizing agencies are ‘zquired to issue final project eligibility approvals following approval
of the comprehensive permit reconfirming project eligibility, including financial feasibility, and
approving the proposed use restriction and finding that the applicant has committed to
complying with cost examination requirements. New Chapter 40B regulations set forth the basic
parameters for ensuring that profit limitations are enforced, while leaving the definition of
“reasonable return” to the subsidizing agency in accordance with EOHLC guidelines. The
applicant or subsequent developer must submit a detailed financial statement, prepared by a
certified public accountant, to the subsidizing agency in a form and upon a schedule
determined by the EOHLC guidelines.

If the process heads into the third stage - the appeals process - the burden is on the ZBA to
demonstrate that the denial is consistent with local needs, meaning the public health and safety
and environmental concerns outweigh the regional need for housing. If a local ZBA denies the
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permit, a state Housing Appeals Committee (HAC) can overrule the local decision if less than
10% of the locality’s year-round housing stock has been subsidized for households earning less
than 80% of median income, if the locality cannot demonstrate health and safety reasons for the
denial that cannot be mitigated, or if the community has not met housing production goals
based on an approved plan or other statutory minima listed above. The HAC has upheld the
developer in most of the cases, but in most instances promotes negotiation and compromise
between the developer and locality. In its 30-year history, only a handful of denials have been
upheld on appeal. The HAC cannot issue a permit, but may only order the ZBA to issue one.
Also, any aggrieved person, except the applicant, may appeal to the Superior Court or Land
Court, but even for abutters, establishing “standing” in court is an uphill battle. Appeals from
approvals are often filed to force a delay in commencing a project, but the appeal must
demonstrate “legal error” in the decision of the ZBA or HAC.

B. Housing Production Regulations

As part of the Chapter 40B comprehensive permit reg .iatior » the Massachusetts Department
of Housing and Community Development (EOHLZ "is adminis. xing the Housing Production
Program in accordance with regulations that enz’ (e cities,and towns to do the following:

e Prepare and adopt an Housing Productiori Man that demonstrates production of an

increase of .05% over one year o \I.. 9aver tw_»years of its year-round housing stock
eligible for inclusion in the Sub dizat . Wsing Inventory (13 units and 26 units,
respectively, for Easthap: sil the "&w census figures are available) for approval by
EOHLC.42

e Request certificatior. »f cof wwith the plan by demonstrating production of at

least the number.af unic. ndicated above.

e Through log’ ZBA < uion,  watentially deny a comprehensive permit application during
the perio€ f certified \ \mpliance, which is a period of 12 months following submission
of the produt 'on docu; entation to EOHLC, or 24 months if the 1.0% threshold is met.

For the plan to be acceptaule to EOHLC it must meet the following requirements:

e Include a comprehensive housing needs assessment to establish the context for
municipal action based on the most recent census data. The assessment must include a
discussion of municipal infrastructure include future planned improvements.

e Address a mix of housing consistent with identified needs and market conditions.

e Address the following strategies including -

o Identification of geographic areas in which land use regulations will be modified to
accomplish affordable housing production goals.

o ldentification of specific sites on which comprehensive permit applications will be
encouraged.

42 Massachusetts General Law Chapter 40B, 760 CMR 31.07 (1)(i).
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o Preferable characteristics of residential development such as infill housing, clustered
areas, and compact development.

o Municipally owned parcels for which development proposals will be sought.

o Participation in regional collaborations addressing housing development.

Plans must be adopted by the Select Board and Planning Board, and the term of an approved
plan is five (5) years.

C. Chapter 40R/40S

In 2004, the State Legislature approved a new zoning tool for communities in recognition that
escalating housing prices, now beyond the reach of increasing numbers of state residents, are
causing graduates from area institutions of higher learning to relocate to other areas of the
country in search of greater affordability. The Commonwea’ 1 Housing Task Force, in concert
with other organizations and institutions, developed a« r<ies of recommendations, most of
which were enacted by the State Legislature as Chaptei +OR ¢_she Massachusetts General Laws.
The key components of these regulations are # it “the stau »orovide financial and other
incentives to local communities that pass Smar!’ srowtheOverlay Zcning Districts that allow the
building of single-family homes on smaller lots« »d # = construction of apartments for families
at all income levels, and the state increase its cc xmitment to fund affordable housing for
families of low and moderate income”.43

The statute defines 40R as “a px 'e of [ "4 development that emphasizes mixing land uses,
increases the availability of 20 ordab! housi, 1 by creating a range of housing opportunities in
neighborhoods, takes adv atagef - mwpact design, fosters distinctive and attractive
communities, preserves.anens . 1ce, farmland, natural beauty and critical environmental areas,
strengthens existiz’, com. wnitic provides a variety of transportation choices, makes
development del ions predic able, fair and cost effective and encourages community and
stakeholder collaboi hion in dé elopment decisions.”4 The key components of 40R include:

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

o Allows “as-of-right” residential development of minimum allowable densities;

e Provides that 20% of the units be affordable;

e Promotes mixed-use and infill development;

e Provides two types of payments to municipalities; and

e Encourages open space and protects historic districts.

43 Edward Carman, Barry Bluestone, and Eleanor White for The Commonwealth Housing Task Force, “A
Housing Strategy for Smart Growth and Economic Development: Executive Summary”, October 30, 2003, p.
3.

44 Massachusetts General Law, Chapter 40R, Section 11.
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The incentives prescribed by the Task Force and passed by the Legislature include an incentive
payment upon the passage of the Overlay District based on the number of projected housing
units as follows:

Incentive Payments

Incentive Units Payments
Up to 20 $10,000
21-100 $75,000
101-200 $200,000
210-500 $350,000

501 or more $600,000

There are also density bonus payments of $3,000 for eachesidential unit issued a building
permit. To be eligible for these incentives the Overlavd Jistricts need to allow mixed-use
development and densities of 20 units per acre for ap/ (mc »t buildings, 12 units per acre for
two and three-family homes, and at least eight<units per cre for single-family homes.
Communities with populations of less than 10,04 J residents are" ‘igible for a waiver of these
density requirements, however significant he idshipd nust be demonstrated. The Zoning
Districts would also encourage housing developni . on vacant infill lots and in underutilized
nonresidential buildings. The Task For¢ »nhasize. that Planning Boards, which would enact
the Zoning Districts, would be “able to « 1sure + what is built in the District is compatible
with and reflects the character of the imme izl ¢ neighborhood.”45

The principal benefits of 4G .includs

e Expands a co .iiu.. s pv aning efforts;

e Allows con® nunities t¢_\ddre.s housing needs;

e Allows com. wnities to | rect growth;

e Can help comr: wities’ neet production goals and 10% threshold under Chapter 408B;
e Can help identify . _rerred locations for 40B developments; and

e State incentive payments.

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

e The Town holds a public hearing as to whether to adopt an Overlay District per the
requirements of 40R;

e The Town applies to EOHLC prior to adopting the new zoning;

e EOHLC reviews the application and issues a Letter of Eligibility if the new zoning
satisfies the requirements of 40R;

45 “A Housing Strategy for Smart Growth and Economic Development: Executive Summary,” p. 4.
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e The Town adopts the new zoning through a two-thirds vote of Town Meeting subject to
any modifications required by EOHLC;

e The Town submits evidence of approval to EOHLC upon the adoption of the new zoning;
and

e EOHLC issues a letter of approval, which indicates the number of incentive units and the
amount of payment.

The state recently enacted Chapter 40S under the Massachusetts General Law that provides
additional benefits through insurance to towns that build affordable housing under 40R that
they would not be saddled with the extra school costs caused by school-aged children who
might move into this new housing. This funding was initially included as part of 40R but was
eliminated during the final stages of approval. In effect, 40S is a complimentary insurance plan
for communities concerned about the impacts of a possible t increase in school costs due to
new housing development.

D. Local Initiative Program (LIP) Guidelines

The Local Initiative Program (LIP) is a technical 40 sistanca subsidy program to facilitate Chapter
40B developments and locally produced afforc whled units. The general requirements of LIP
include insuring that projects are consistent with" uistainable or smart growth development

principles as well as local housing neec . '2.recog: :es that there is a critical need for all
types of housing but encourages family ai. | sp# _ia." 2ds housing in particular. Age-restricted
housing (over 55) is allowed bu: localii.  must demonstrate actual need and marketability.
EOHLC has the discretion tos thholc appro\ || of age-restricted housing if other such housing
units within the communii . rem “wilt or unsold or if the age-restricted units are
unresponsive to the need for i ily housmg within the context of other recent local housing
efforts.

There are two type. »f LIP pr jects, those using the comprehensive permit process, the so-
called “friendly” 40B’s, « »d M cal Action Units, units where affordability is a result of some local
action such as inclusionary zoning, Community Preservation funding, other regulatory
requirements, etc.

Specific LIP requirements include the following by category:

Income and Assets
e Must be affordable to those earning at or below 80% of area median income adjusted by
family size and annually by HUD. Applicants for affordable units must meet the program
income limits in effect at the time they apply for the unit and must continue to meet
income limits in effect when they actually purchase a unit.
e For homeownership units, the household may not have owned a home within the past
three years except for age-restricted “over 55” housing.
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For homeownership projects, assets may not be greater than $75,000 except for age-
restricted housing where the net equity from the ownership of a previous house cannot
be more than $200,000.

Income and asset limits determine eligibility for lottery participation.

Allowable Sales Prices and Rents#46

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

Sales prices of LIP units are set so a househd 4 eai ing 70% of area median income
would have to pay no more than 30% of theis ‘ncome for. husing. Housing costs include
mortgage principal and interest on a 30¢ ,ear fixed term n.ortgage at 95% of purchase
price, property taxes, condo fees4?, priva_nma’ .gage insurance (if putting less than 20%
of purchase price down), and hazard insurai._ 2.

The initial maximum sales price' . nt s calc ‘ated as affordable to a household with
the number of household membu¢ s ea a. the number of bedrooms plus one (for
example a two-bedroom«nwoulc & priced based on what a three-person household

could afford).

Allowable Financing and Costs

Allowable def ziopni at co. sinclude the “as is” value of the property based on existing
zoning a¥ he time o1 1pplication for a project eligibility letter (initial application to
EOHLC). Ca. wing cost/ (i.e., property taxes, property insurance, interest payments on
acquisitions finc hcin etc.) can be no more than 20% of the “as is” market value unless
the carrying perioc. exceeds 24 months. Reasonable carrying costs must be verified by
the submission of documentation not within the exclusive control of the applicant.
Appraisals are required except for small projects of 20 units or less at the request of the
Select Board where the applicant for the LIP comprehensive permit submits satisfactory
evidence of value.

46 EOHLC has an electronic mechanism for calculating maximum sales prices on its website at

www.mass.gov/EOHLC.

47 EOHLC will review condo fee estimates and approve a maximum condo fee as part of the calculation of
maximum sales price. The percentage interests assigned to the condo must conform to the approved
condo fees and require a lower percentage interest assigned to the affordable units as opposed to the
market rate ones. EOHLC must review the Schedule of Beneficial Interests in the Master Deed to confirm
that LIP units have been assigned percentage interests that correspond to the condo fees.
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Profits are limited to no more than 20% of total allowable development costs in
homeownership projects.

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

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

No third-party mortgages are allowed for ha® ieownershiy wnits.

Marketing and Outreach (refer to state Affirmati. \Faid {ousing Marketing Plan guidelines dated
June 25, 2008.)

Marketing and outreach, inclua 1g Tattery ac hinistration in adherence with all Fair
Housing laws.

LIP requires that the lottes#™saw an. ¢ ank households by size.

If there are proportio# .tely It /s min_«ity applicants in the community preference pool
than the proportioi. in ths . a preliminary lottery must be held to boost, if
possible, the pranortioi. * . minority applicants to this regional level.

A maximumd i 70 »f the wnits may be local preference units for those who have a
connectic{ .to the coi munity as defined under state guidelines (Section C: Local
Preference s tion of th ' Affirmative Fair Housing Marketing Plan Guidelines (dated June
25, 2008).

The Marketing Plai. must affirmatively provide outreach to area minority communities to
notify them about availability of the unit(s).

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

Marketing should begin about six (6) months before occupancy.

Lottery must be held unless there are no more qualified applicants than units available.

Regulatory Requirements

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

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

e For over 55 projects, only one household member must be 55 or older.

e Household size relationship to unit size is based on “households” = number of
bedrooms plus one - i.e., a four-person household in a three-bedroom unit (important
also for calculating purchase prices of the affordable units for which LIP has a formula
as noted above).

e Must have deed restrictions in effect in perpetuity unless the applicant or municipality
can justify a shorter term to EOHLC.

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

1 bedroom - 700 square feet/1 bath

2 bedrooms - 900 square feet/1 bath

3 bedrooms - 1,200 square feet/ 1 ¥2 bal s
4 bedrooms - 1,400 square feet/2 b s

e Appraisals may take into account the prc¢ abil y of obtaining a variance, special permit
or other zoning relief but must exclude any_ alue relating to the possible issuance of a
comprehensive permit.

The process that is required fos ing LIi €or 40B developments - “friendly” comprehensive
permit projects - is largelyf develc er dri »n. It is based on the understanding that the
developer and Town are wG_hing taf @eaanta project that meets community needs. Minimum

requirements include:

1. Written s« oort of the" wunicipality’s chief elected official, the Select Board in the case of
towns, and . »local ho' sing partnership, trust, or other designated local housing entity.
The chief execu e of icer is in fact required to submit the application to EOHLC.

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

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

4. Project sponsors must prepare and execute an Affirmative Fair Housing Marketing Plan
that must be approved by EOHLC.

5. Developer’s profits are restricted per Chapter 40B requirements.

The process that is required for using LIP for 40B developments - “friendly” comprehensive
permit projects - is as follows:
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1. Application process

Developer meets with Town
Developer and Town agree to proposal
Town chief elected officer submits application to EOHLC with developer’s input

2. EOHLC review involves the consideration of:

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

Number and type of units,

Pricing of units to be affordable to households earning no more than 70% of area
median income,

Affirmative marketing plan,

Financing, and

Site visit.

3. EOHLC issues site eligibility letter that enat s th developer to bring the proposal to the

ZBA for processing the comprehensive permit.

4. Zoning Board of Appeals holds hearint

Developer and Town sigx@mnrulatoi f.igreement to guarantee production of affordable
units that includes ths price ¢ units' ad deed restriction in the case of homeownership
and limits on rent W sreased Wwwantdl project. The deed restriction limits the profit
upon resale and_requirc * (hat the units be sold to another buyer meeting affordability
criteria.

Developeil arms a limi. d dividend corporation that limits profits.

The develop. hand Tow 'sign a regulatory agreement.

5. Marketing

An Affirmative Fair Housing Marketing Plan must provide outreach to area minority
communities to notify them about availability of the unit(s).

Local preference is limited to a maximum of 70% of the affordable units.

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

Lottery must be held.

6. EOHLC approval must include

Marketing plan, lottery application, and lottery explanatory materials
Regulatory agreement (EOHLC is a signatory)
Deed rider (Use standard LIP document)

146

Eastham Housing Production Plan



e Purchase arrangements for each buyer including signed mortgage commitment, signed
purchase and sale agreement and contact information of purchaser’s closing attorney.

As mentioned above, in addition to being used for “friendly” 40B projects, LIP can be used for
counting those affordable units as part of a Town’s Subsidized Housing Inventory that are
created as a result of some local action. Following occupancy of the units, a Local Action Units
application must be submitted to EOHLC for the units to be counted as affordable. This
application is on EOHLC’s web site.

The contact person at EOHLC is Rieko Hayashi of the LIP staff (phone: 617-573-1309; fax:
617-573-1330; email: rieko.hayashi@state.ma.us.

E. MassWorks Infrastructure Program

The MassWorks Infrastructure Program provides a one-s¢ 2 shop for municipalities and other
eligible public entities seeking public infrastructure fut ding  »support economic development
and job creation. The Program represents an adm{ .istrative co. »lidation of six former grant
programs:

e Public Works Economic Development (PWED)
e Community Development Action | fa.. *SDAG)
e Growth Districts Initiative (GDI) Gre 't Pre jre.

e Massachusetts Opportuni® = wlocatic and Expansion Program (MORE)
e Small Town Rural Assif .ance | ogram_STRAP)
e Transit Oriented Dev. apmsaf 7 " 2%Plogram

The MassWorks Inf: structu » Pro.»am provides a one-stop shop for municipalities and other
eligible public ent ies seeking, ‘ublic infrastructure funding to support:

e Economic develc xmeaf (and job creation and retention

e Housing development at density of at least 4 units to the acre (both market and
affordable units)

e Transportation improvements to enhancing safety in small, rural communities

The MassWorks Infrastructure Program is administered by the Executive Office of Housing and
Economic Development, in cooperation with the Department of Transportation and Executive
Office for Administration & Finance.

1. SUMMARY OF HOUSING RESOURCES

Those programs that may be most appropriate to development activity in Eastham are
described below.
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A. Technical Assistance

I. Community Planning Grant Program

Community Planning grants may be used for a variety of activities related to land use including
development. Activities may include the development of a Master Plan, Housing Production
Plan, zoning review and updates, Urban Renewal Plans, Downtown Plans, Parking Management
Plans, Feasibility Studies, or other Strategic Plans. Grants will likely be in the $25,000 to
$75,000 range.

2. Peer-to-Peer Technical Assistance

This state program utilizes the expertise and experience of local officials from one community
to provide assistance to officials in another comparable community to share skills and
knowledge on short-term problem solving or technical assistance projects related to
community development and capacity building. Funding isf srovided through the Community
Development Block Grant Program and is limited to grap® of no more than $1,000, providing
up to 30 hours of technical assistance. (Contact is Kari.vicLat. ' at EOHLC.)

Applications are accepted on a continuous £ usis, bat funding is limited. To apply, a
municipality must provide EOHLC with a brief w_:tes description of the problem or issue, the
technical assistance needed and documentation of'. wote of the Select Board or letter from the

Town Administrator supporting the rec e 2%r a pe 5, Communities may propose a local
official from another community to serve as # : . or ask EOHLC for a referral. If EOHLC
approves the request and oncs peer recruited, EOHLC will enter into a contract for
services with the municipalit' " Whej the wi k is completed to the municipality’s satisfaction,
the Town must prepare a fi. )l repd 7 eeit it to EOHLC, and request reimbursement for the
peer.

3. MHP Intei.. ve Commu._ty Support Team

The Massachusetts v husing Pz (nership Fund is a quasi-public agency that offers a wide range
of technical and financ. '\ re burces to support affordable housing. The Intensive Community
Support Team provides “sustained, in-depth assistance to support the development of
affordable housing. Focusing on housing production, the Team helps local advocates move a
project from the conceptual phase through construction, bringing expertise and shared lessons
from other parts of the state. The team can also provide guidance on project finance. Those
communities, which are interested in this initiative, should contact the MHP Fund directly for
more information. (Contact MHP’s Community Housing Initiatives Team at 617-330-9944 ext.
227.)

4. MHP Chapter 40B Technical Assistance Program

Working with EOHLC, MHP launched this program in 1999 to provide technical assistance to
those communities needing assistance in reviewing comprehensive permit applications. The
Program offers up to $10,000 in third-party technical assistance to enable communities to hire
consultants to help them review Chapter 40B applications. Those communities that are
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interested in this initiative should contact the MHP Fund directly for more information.

MHP recently announced new guidelines to help cities and towns review housing development
proposals under Chapter 40B including:

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

e State will put standards in place for determining when permit conditions make a 40B
development “uneconomic”.

e There will be set guidelines on determining related-party transactions, i.e., when a
developer may also have a role as contractor or realtor.

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

(Contact MHP’s Community Housing Initiatives Tean® at 617-33C 2944 ext. 227.)

5. Community Planning Grant Program

The Community Planning Grant Program_provides . ading for technical assistance that can be
used for a variety of community plc s, activit. 5 related to land use including the
development of a Master Plan or Housing \Prod’ c. »Plan, Zoning review and updates, Urban

Renewal Plans, Downtown Plan, Feinhility & < lies, etc. Grants are likely to be in the $25,000 to
$75,000 range. Applicationd were | 2 proc¢ ssed through the new Community One Stop for
Growth Program which is a*. agle 20 “msian‘portal involving a collaborative review process for
a number of state grant prog " ins making targeted investments in housing and economic
development.

(The online applicat. a portal ¢ n be accessed at https://eohed.intelligrants.com.)

B. Housing Developinent

While comprehensive permits typically do not involve external public subsidies but use internal
subsidies by which the market units in fact subsidize the affordable ones, communities are
finding that they also require public subsidies to cover the costs of affordable or mixed-income
residential development and need to access a range of programs through the state and federal
government and other financial institutions to accomplish their objectives and meet affordable
housing goals. Because the costs of development are typically significantly higher than the
rents or purchase prices that low- and moderate-income tenants can afford, multiple layers of
subsidies are often required to fill the gaps. Sometimes even Chapter 40B developments are
finding it useful to apply for external subsidies to increase the numbers of affordable units, to
target units to lower income or special needs populations, or to fill gaps that market rates
cannot fully cover.
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The state requires applicants to submit a One Stop Application for most of its housing subsidy
programs in an effort to standardize the application process across agencies and programs. A
Notice of Funding Availability (NOFA) is issued by the state usually twice annually for its rental
programs and homeownership initiatives. Using the One Stop Application, applicants can apply
to several programs simultaneously to support the funding needs of a particular project.

1. HOME Program

HUD created the HOME Program in 1990 to provide grants to states, larger cities and consortia
of smaller cities and towns (Eastham participates in the Barnstable County HOME Consortium)
to do the following:

e Produce rental housing;

e Provide rehabilitation loans and grants, including led i paint removal and accessibility
modifications, for rental and owner-occupied prop! cies;

o Offer tenant-based rental assistance (two-year< ibsi¢. s); and/or

e Assist first-time homeowners.

The HOME Program funding is targeted to homi huys's or homeowners earning no more than
80% of median income and to rental units where « 'east 90% of the units must be affordable
and occupied by households earning no' ac.athan 60. »f median income, the balance to those
earning within 80% of median. Moreovel for * <. wsental projects with five or more units, at
least 20% of the units must ba®=erved. “ 1 households earning less than 50% of median
income. In addition to inca’ e gui elines;, the HOME Program specifies the need for deed
restrictions, resale requiren. ats, ar “miim sales prices or rentals.

The HOME Rental 7 sgrarn. s ta. e=ted to the acquisition and rehabilitation of multi-family
distressed proped as or new ¢ astruction of multi-family rental housing from five to fifty units.
Once again, the ma. mum sub |dy per project is $750,000 and the maximum subsidy per unit
in localities that receive MOM “or CDBG funds directly from HUD is $50,000 (these communities
should also include a con..nitment of local funds in the project). Subsidies are in the form of
deferred loans at 0% interest for 30 years. State HOME funding cannot be combined with
another state subsidy program with several exceptions including the Low Income Housing Tax
Credits, HIF and the ONE Mortgage Program.

2. Community Development Block Grant Program (CDBG)

In addition to funding for the Peer-to-Peer Program mentioned in the above section, there are
other housing resources supported by federal CDBG funds that are distributed by formula to
Massachusetts.

The Massachusetts Small Cities Program that has a set-aside of Community Development Block
Grant (CDBG) funds to support a range of eligible activities including housing development.
However, at least 70% of the money must provide benefits to households earning within 80% of
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median income. This money is for those nonentitlement localities that do not receive CDBG
funds directly from HUD. Funds are awarded on a competitive basis through Notices of Funding
Availability with specific due dates or through applications reviewed on a rolling basis
throughout the year, depending on the specific program. This funding supports a variety of
specific programs.

There are other programs funded through the Community Development Block Grant Small Cities
Program for both homeownership and rental projects. A number of the special initiatives are
directed to communities with high “statistical community-wide needs”, however, the
Community Development Fund Il is targeted to communities with lower needs scores that have
not received CDBG funds in recent years. EOHLC also has a Reserve Fund for CDBG-eligible
projects that did not receive funding from other CDBG funded programs or for innovative
projects.

3. Housing Stabilization Fund (HSF)

The state’s Housing Stabilization Fund (HSF) was ef ablished irn 2993 through a Housing Bond
bill to support housing rehabilitation throus’. a variety of 1ousing activities including
homeownership (most of this funding has been '« 'aca: d for the MHP Soft Second Program, now
the ONE Mortgage Program) and rental project de ~lopment. The state subsequently issued

additional bond bills to provide more ft 2¢. . The 1S Rehabilitation Initiative is targeted to
households with incomes within 80% of r 2diar ... e, with resale or subsequent tenancy for
households within 100% of medis@@mcome. ¢ ne funds can be used for grants or loans through

state and local agencies, ho«.ing a, horitic \ and community development corporations with
the ability to subcontract 1. yother 5. rhe funds have been used to match local HOME
program funding, to fund de. " ition, and to support the acquisition and rehabilitation of
affordable housings« "in ac tion' 2 a program directed to the rehabilitation of abandoned,
distressed or fd :closed pre¢ erties, the HSF provides funds to municipalities for local
revitalization progr. s direct’ | to the creation or preservation of rental projects. As with
HOME, the maximum ¢ »ous . available per project is $750,000 and the maximum per unit is
$65,000 for communities: cthat do not receive HOME or CDBG funds directly from HUD, and
$50,000 for those that do. Communities can apply for HSF funding biannually through the One
Stop Application.

4. Low Income Housing Tax Credit Program

The Low Income Housing Tax Credit Program was created in 1986 by the Federal Government
to offer tax credits to investors in housing development projects that include some low-income
units. The tax credit program is often the centerpiece program in any affordable rental project
because it brings in valuable equity funds. Tax credits are either for 4% or 9% of the
development or rehab costs for each affordable unit for a ten-year period. The 4% credits have
a present value of 30% of the development costs, except for the costs of land, and the 9% credit
have a present value equal to 70% of the costs of developing the affordable units, with the
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exception of land. Both the 4% and 9% credits can be sold to investors for close to their present
values.

The Federal Government limits the 9% credits and consequently there is some competition for
them, nevertheless, most tax credit projects in Massachusetts are financed through the 9%
credit. Private investors, such as banks or corporations, purchase the tax credits for about 80
cents on the dollar, and their money serves as equity in a project, reducing the amount of the
debt service and consequently the rents. The program mandates that at least 20% of the units
must be made affordable to households earning within 50% of median income or 40% of the
units must be affordable to households earning up to 60% of median income. Those projects
that receive the 9% tax credits must produce much higher percentages of affordable units.

The Massachusetts Legislature has enacted a comparable s ite tax credit program, modeled
after the federal tax credit program. The One Stop Apr’ ation is also used to apply for this
source of funding.

5. Affordable Housing Trust Fund

The Affordable Housing Trust Fund (AHTF) was »sta!t .shed by an act of the State Legislature
and is codified under Chapter 121-D of the Mass. ‘usetts General Laws. The AHTF operates
out of EOHLC and is administered by ' ta.%'ausing™ ith guidance provided by an Advisory
Committee of housing advocates. I e r ax e of the fund is to support the
creation/preservation of housina@mt is at. ¢ Jable to people with incomes that do not exceed
110% of the area median .« icome The | YTF can be used to support the acquisition,
development and/or preser. tion ¢f “ahle housing units. AHTF assistance can include:

e Deferred pay .entic_»s, Ic Wno-interest amortizing loans.

e Down payl ent and clo. ng cost assistance for first-time homebuyers.

e Credit enhar. »ments a; | mortgage insurance guarantees.

e Matching funds' »r mf nicipalities that sponsor affordable housing projects.

e Matching funds foiremployer-based housing and capital grants for public housing.

Funds can be used to build or renovate new affordable housing, preserve the affordability of
subsidized expiring use housing, and renovate public housing. While the fund has the flexibility
of serving households with incomes up to 110%, preferences for funding will be directed to
projects involving the production of new affordable units for families earning below 80% of
median income. The program also includes a set-aside for projects that serve homeless
households or those earning below 30% of median income. Once again, the One Stop
Application is used to apply for funding, typically through the availability of two funding rounds
per year.

6. Housing Innovations Fund (HIF)
The state also administers the Housing Innovations Fund (HIF) that was created by a 1987 bond
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bill and expanded under two subsequent bond bills to provide a 5% deferred loan to non-profit
organizations for no more than $500,000 per project or up to 30% of the costs associated with
developing alternative forms of housing including limited equity coops, mutual housing, single-
room occupancy housing, special needs housing, transitional housing, domestic violence
shelters and congregate housing. At least 25% of the units must be reserved for households
earning less than 80% of median income and another 25% for those earning within 50% of area
median income. HIF can also be used with other state subsidy programs including HOME, HSF
and Low Income Housing Tax Credits. The Community Economic Development Assistance
Corporation (CEDAC) administers this program. Applicants are required to complete the One-
Stop Application.

7. Federal Home Loan Bank Board’s Affordable Housing Program (AHP)

Another potential source of funding for both homeownershi: and rental projects is the Federal
Home Loan Bank Board’s Affordable Housing Program (A - that provides subsidies to projects
targeted to households earning between 50% and 80% .r me_‘an income, with up to $300,000
available per project. This funding is directed tef illing exist. a financial gaps in low- and
moderate-income affordable housing projects4 There,are typica.y two competitive funding
rounds per year for this program.

8. MHP Permanent Rental Financing r<_yam

The state also provides several finai ting< oo sams for rental projects through the
Massachusetts Housing Partners'®nSund. ' 7 ie Permanent Rental Financing Program provides
long-term, fixed-rate permaf.ent fi ancing for rental projects of five or more units from
$100,000 loans to amount. of $24 “we. VAt least 20% of the units must be affordable to
households earning less_than' " ,% of median income or at least 40% of the units must be
affordable to house' Jids e ming »ss than 60% of median income or at least 50% of the units
must be affordd e to hous holds earning less than 80% of median income. MHP also
administers the Per »anent Pl ' Program targeted to multi-family housing or SRO properties
with five or more units™ her< at least 20% of the units are affordable to households earning less
than 50% of median inco..ie. The program combines MHP’s permanent financing with a 0%
deferred loan of up to $40,000 per affordable unit up to a maximum of $500,000 per project.
No other subsidy funds are allowed in this program. The Bridge Financing Program offers
bridge loans of up to eight years ranging from $250,000 to $5 million to projects involving Low
Income Housing Tax Credits. Applicants should contact MHP directly to obtain additional
information on the program and how to apply.

9. OneSource Program

The Massachusetts Housing Investment Corporation (MHIC) is a private, non-profit corporation
that since 1991 has provided financing for affordable housing developments and equity for
projects that involve the federal Low Income Housing Tax Credit Program. MHIC raises money
from area banks to fund its loan pool and invest in the tax credits. In order to qualify for
MHIC’s OneSource financing, the project must include a significant number of affordable units,
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such that 20% to 25% of the units are affordable to households earning within 80% of median
income. Interest rates are typically one point over prime and there is a 1% commitment fee.
MHIC loans range from $250,000 to several million, with a minimum project size of six units.
Financing can be used for both rental and homeownership projects, for rehab and new
construction, also covering acquisition costs with quick turn-around times for applications of
less than a month (an appraisal is required). The MHIC and MHP work closely together to
coordinate MHIC’s construction financing with MHP’s permanent take-out through the
OneSource Program, making their forms compatible and utilizing the same attorneys to
expedite and reduce costs associated with producing affordable housing.

10. Section 8 Rental Assistance

An important low-income housing resource is the Section 8 Program that provides rental
assistance to help low- and moderate-income households p¢, their rent either through mobile
vouchers that recipients use in the private market (Ses’ 'n 8 Housing Choice vouchers) or
project-based assistance that are attached to specific « .its. * »addition to the federal Section 8
Housing Choice Program, the state also provides 4 .ntal subsic s through the Massachusetts
Rental Voucher Program as well as three smaller rograms directea (o those with special needs.
These rental subsidy programs are administc »d 4 ; the state or through local housing
authorities and regional non-profit housing organi._tions. Rent subsidies take two basic forms
- either granted directly to tenants or ¢ .. itted to - ecific projects through special Project-
based rental assistance. Most programs' 2quir . mseholds to pay a minimum percentage of
their adjusted income (typically 267 for ho ©.ng (rent and utilities) with the government paying
the difference between the haf sehol¢ 5 cont. hution and the actual rent.

I1. District Improvement F.. * icing Program (DIF)

The District Improy .nent manc a Program (DIF) is administered by the state’s Office of
Business Develog ent to ena 'e municipalities to finance public works and infrastructure by
pledging future inc. *mental t; (es resulting from growth within a designated area to service
financing obligations.
or redeveloping target are.s of a community, including the promotion of mixed-uses and smart
growth. Municipalities submit a standard application and follow a prescribed application
process directed by the Office of Business Development in coordination with the Economic

Assistance Coordinating Council.

his ogram, in combination with others, can be helpful in developing

12. Urban Center Housing Tax Increment Financing Zone (UCH-TIF)

The Urban Center Housing Tax Increment Financing Zone Program (UCH-TIF) is a relatively new
state initiative designed to give cities and towns the ability to promote residential and
commercial development in commercial centers through tax increment financing that provides
a real estate tax exemption on all or part of the increased value (the “increment”) of the
improved real estate. The development must be primarily residential and this program can be
combined with grants and loans from other local, state and federal development programs. An
important purpose of the program is to increase the amount of affordable housing for

154

Eastham Housing Production Plan



households earning at or below 80% of area median income and requires that 25% of new
housing to be built in the zone be affordable, although the Department of Housing and
Community Development may approve a lesser percentage where necessary to insure financial
feasibility. In order to take advantage of the program, a municipality needs to adopt a detailed
UCH-TIF Plan and submit it to EOHLC for approval.

13. Community Based Housing Program

The Community Based Housing Program provides loans to nonprofit agencies for the
development or redevelopment of integrated housing for people with disabilities in institutions
or nursing facilities or at risk of institutionalization. The Program provides permanent, deferred
payment loans for a term of 30 years, and CBH funds may cover up to 50% of a CHA unit’s Total
Development Costs up to a maximum of $750,000 per project.

14. Compact Neighborhoods Program

EOHLC recently announced “Compact Neighborhoods! that »rovides additional incentives to
municipalities that adopt zoning districts for worké g families < all incomes as well as smart
growth development. Similar to 40R, the progras requires new zoi.ng that must:

e Allow a minimum number of “future zoned" 1its” in the Compact Neighborhood, which
is generally 1% of the year-rouna ic.ag in the sommunity;

e Allow one or more densities as-o. righ* .i.. 92 zone of at least eight (8) units per acre
on developable land for. ‘“*i—-fam_ < nousing and at least four (4) units per acre for
single-family use;

e Provide not less thai 1.0% g “abeaffordable within projects of more than 12 units;
and

e Not impose 1y res_ctioi. »to age or other occupancy limitations within the Compact
Neighbori{ od zone al. ‘ough projects within the zone may be targeted to the elderly,
persons with. ‘isabilitie/ etc.

Financial assistance throuyn the Priority Development Fund is available to communities that are
adopting Compact Neighborhoods zoning, giving priority to the creation of mixed-use
development beyond the bounds of a single project. The state also promotes projects that
meet the definition of smart growth under 40R, encourage housing that is priced to meet the
needs of households across a broad range of incomes and needs.

The process for implementing a Compact Neighborhoods Zone includes:
e Identify an “as-of-right” base or overlay district (the Compact Neighborhood);

e Request and receive a Letter of Eligibility from EOHLC; and
e Adopt the Compact Neighborhood Zoning.
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15. EOHLC Project-Based Homeownership Program
EOHLC recently announced a first round of funding for its Project-Based Homeownership
Program with two (2) funding categories:

e Areas of Opportunity

Funds are being awarded for new construction of family housing projects for first-time
homebuyers in neighborhoods or communities that provide access to opportunities that
include but are not limited to jobs, transportation, education, and public amenities. The
minimum project size is ten (10 units) for up to $500,000 in funding for a single project
and no more than $75,000 per affordable unit. The maximum total development cost
for affordable units is $300,000 and the maximum developer overhead and fee is 15% of
total development costs. Localities must provide matching funds at least equal to the
amount of the EOHLC subsidy request.

e Gateway Cities

A limited amount of funding will be made Jailable to \ ‘teway Cities or other smaller
communities with well-defined Neighbo# .0od Radevelopmcnt Plans for the acquisition
and rehabilitation or new construction ov »ing!t -family or duplex units or triple deckers
(rehab only). The development of single s »s is preferred but scattered-site projects
are permissible. The minimum pi <. size is si w6 units) for up to $500,000 in funding
for a single project and no more t.an $< ;0 2%,per affordable unit. The maximum total
development cost for a7 ndable ats is $250,000 and the maximum developer
overhead and fee is 14 % of ti al dev, 'opment costs. Localities must provide matching
funds at least equal™ hyone-" """'wa.aniount of the EOHLC subsidy request.

Sponsors/developert musc thave hard letters of interest from construction lenders and
mortgage loan ¢{ 1inators, f¢ ow prescribed design/scope guidelines, submit sound market
data at the time™ £ pre-ap lication, and have zoning approvals in place. Interested
sponsors/developers 1. nust 4 ubmit a pre-application for funding and following its review,
EOHLC review will invite ce.tain sponsor/developers to submit full applications.

16. Workforce Housing Fund

The state is investing in a Workforce Housing Fund to provide rental housing for those
households earning 61% to 120% AMI. It was envisioned that the Fund, when coupled with
strategic capital investments by the state, will promote additional private investment in tandem
with critical support for middle-income residents. Other components of the Fund include:

e Provides up to $100,000 per workforce housing unit to create 1,000 new units
statewide.

e Leverages resources in development opportunities on state-owned land.

e Ensures that in addition to the workforce housing tier at least 20% of the units will be
affordable to those earning at or below 80% AMI.
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e Requires deed restrictions for units targeted to those earning between 61% and 120%
AMI for generally 30 years or longer.

e Offers support for newly-created units as well as the refinancing of existing
developments that incorporate new workforce housing units.

17. Community Scale Housing Initiative (CSHI)

The state has developed a small-scale production program to address non-metro community
need for smaller-scale housing that responds to local housing needs and density
requirements. These projects, because of their small size, are not a good fit for the Low
Income Housing Tax Credit program. Generally, projects that can leverage some debt by
having a few higher income units and a gap filler like the Community Preservation Act funding
(CPA) are in the best position to utilize such a program. This initiative includes the following
eligibility criteria:

e Community must have a population not to exce{ 4 20¢ 200.

e Program sponsors can be both non-profit 2#*.d for-proti antities with a demonstrated
ability to undertake the project.

e The proposed project must include at lec u five ‘ental units but no more than 20 rental
units.

e Project must involve new constru ‘ic mx adapt. » reuse.

e A minimum of 20% of the units' austs .< ““ardable but it is anticipated that most
proposed projects will ha: minim_ ¢ of 50% affordable units.

e The host community pf st pr¢ ide a i ancial commitment in support of the project.

e The CSHI subsidy ni » not '»€200,000 per unit unless the developer intends to
seek EOHLC proiect-ba. * . rental assistance in which case the subsidy may not exceed
$150,000 pef unit.

e The total< velopment' »st per unit may not exceed $350,000.

e Projects will" ceive no/ iore funding than is necessary to make the project feasible.

e Projects must L fina Cially feasible without state or federal Low Income Housing Tax
Credits. Projects aic expected to close and proceed to construction within 12 months
of the date of the award letter.

18. Starter Home Program

State legislation was enacted to implement a Starter Home Program as part of the Governor’s
Economic Development Bill. This was accomplished by modifying the existing Smart Growth
Zoning and Housing Production law of Chapter 40R to include $25 million in new funding over
five years for cities and towns that create new starter home zoning districts. The new districts
must be a minimum of three acres, restrict primary dwelling size to 1,850 square feet of
heated living area, require that 50% of the primary dwelling units contain three bedrooms,
allow a minimum of four units per acre by right, and provide 20% affordability up to 100% AMI.
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19. Housing Choice Initiative

The state has stated its commitment to producing 135,000 new housing units statewide
by 2025 or by about 17,000 units per year, an ambitious task. To help accomplish this,
it has created the Housing Choice Initiative that has three basic components that
includes Capital Grant Funding. Communities that qualify for designation under this
Initiative can receive exclusive admission to new Housing Choice Capital Grants as well
as priority access to existing grant and capital funding programs such as MassWorks,
Complete Streets, MassDOT projects, and LAND and PARC grants.

To obtain this designation, the community must submit an application that documents
the increase in the total year-round housing stock from the 2010 census and the
cumulative net increase in year-round units of at least 5% or 500+ units in the last five
years or 3% and 300+ units when best practices have been & plied to promote housing
(e.g., zoning for multi-family housing, Chapter 40R.&£ OUs, cluster zoning, etc.).
Designation lasts for two years.

20. Rental Assistance Demonstration (RAD)

The Rental Assistance Demonstration is a federc thoud ng program that is administered
by HUD to provide a set of tools to_address « 2 unmet capital needs of deeply
affordable, federally assisted rental hou 1. _maropertic hin order to maintain both the
viability of the properties and their Ic g-tes v “ardability. It also simplifies the
administrative oversight of the »@hearties the federal government. Specifically, RAD
authorizes the conversion off 4 prop rty's i deral funding from one form to another,
where the initial form prese. s strui Sianediments to private capital investment and
the new form (project-based s< * .on 8) is not only familiar to lenders and investors but,
since its enactmeni in 1. %, ho leveraged billions in private investment for the
development and{ :habilitatioi of deeply affordable rental housing.

21. Section 202 Sug »artif - Housing for the Elderly Program

HUD provides capital advarices to finance the construction, rehabilitation or acquisition
with or without rehabilitation of structures that will serve as supportive housing for
older and very low-income persons, also providing rent subsidies for the projects to
help make them affordable.

22. Section 18 Housing Assistance

Section 18 of the U.S. Housing Act of 1937 (as amended in 1998) removes the 1 for 1
public housing replacement requirement and provides broad authority to Public Housing
Agencies (PHAs) to demolish or dispose of public housing. Section 18 is commonly
referred to as "demo/dispo” program and helps reposition public housing to a more
sustainable financial platform and access private capital.
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23. American Rescue Plan Act (ARPA) of 2021

The American Rescue Plan Act of 2021, also called the COVID-19 Stimulus Package or
American Rescue Plan, is a US$1.9 trillion economic stimulus bill passed by the 117th
United States Congress to speed up the country's recovery from the economic and
health effects of the COVID-19 pandemic. Funds have been used to preserve and
develop housing, particularly for public housing authorities and other entities that serve
very low income households, particularly those who are homeless or at risk of
homelessness.

C. Homebuyer Financing and Counseling

I. ONE Mortgage Program

The Massachusetts Housing Partnership Fund, in coordination with the state’s Department of
Housing and Community Development, has recently introdus :d the ONE Mortgage Program, a
new simplified version of the successful Soft Second Loas “’rogram, which from 1991 to 2013
helped over 17,000 families purchase their first hond .. L. » the Soft Second Program, ONE
features low, fixed-rate financing and state-backs . reserve ti. = relieves homebuyers of the
cost of purchasing private mortgage insurance.

2. Homebuyer Counseling
There are several programs, including tk ) 2 "%.Secona. »an Program and MassHousing’s Home
Improvement Loan Program, as well asi Char & 2B homeownership projects that require

purchasers to attend homebuyex ckshop ¢sponsored by organizations that are approved by
the state, Citizens Housing 2 .d Plal iing A :ociation (CHAPA) and/or HUD as a condition of
occupancy. These sessior yorovid “Tmt.tirne homebuyers with a wide range of important
information on homeownershi, “ .nance and requirements. The organizations that offer these
workshops in closs® ¢ pro. mity " 2 Eastham are the Housing Assistance Corporation and
Community Deve! oment Parti \rship.

3. Self-Help Hous.. =,

Self-Help programs involic sweat-equity by the homebuyer and volunteer labor of others to
reduce construction costs. Some communities have donated building lots to Habitat for
Humanity to construct affordable single housing units. Under the Habitat for Humanity
program, homebuyers contribute between 300 and 500 hours of sweat equity while working
with volunteers from the community to construct the home. The homeowner finances the home
with a 20-year loan at 0% interest. As funds are paid back to Habitat for Humanity, they are
used to fund future projects.

4. State Down Payment Assistance

While state financing has largely focused on multi-family rental development, particularly for
families, the state now offers an expanded program to assist first-time homebuyers with their
down payments under the following conditions:
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e Increased assistance of up to 5% of the purchase price or $15,000, whichever is less.

e More property types are eligible for assistance including single-family homes,
condominiums and 2-, 3-, and 4-family properties.

e Higher income limits of up to 135% of the area median income (AMI) in Boston and the
Commonwealth’s 26 Gateway Cities and up to 100% AMI in other communities,
including Eastham.

e The assistance is in the form of a 15-year, fixed rate loan at 2%. (Example: $15,000
down payment assistance loan = 180 payments of $96.53; 2.011% APR)

e Repayment of the down payment assistance is due upon the sale or refinance of the
property prior to the end of the 15-year term and otherwise forgiven.

D. State Home Improvement Financing

I. MassHousing Home Improvement Loan Program (HL<

The MHFA Home Improvement Loan Program (HILP) is t£ :eted to one- to four-unit, owner-
occupied properties, including condominiums, with a ri_.nimu. »loan amount of $10,000 up to a
maximum of $50,000. Loan terms range from fi€ = to 20 yea. »based on the amount of the
loan and the borrower’s income and debt. Magf ‘1ousina, services tne loans. Income limits are
$92,000 for households of one or two person. ang’ 5,104,000 for families of three or more
persons. To apply for a loan, applicants must conta »a participating lender.

2. Get the Lead Out Program

MassHousing’s Get the Lead Ou# wram b~ been offering financing for lead paint removal on
excellent terms. Based ox' unceri in fut te legislative appropriations, some changes in
program requirements wer. xmad< . ~wre that eligible homeowners with lead poisoned

children would have furding av. able for a longer period. All income eligible families who are
under court order’ (0 de. »d ¢ nwho have a child under case management with the
Commonwealth’s’ ead Paint | evention Program, will continue to receive 0% deferred loans.
Owners wanting to « Mead the/ 'homes for preventive purposes must qualify for an amortizing
loan with a 3% interest" \te< ‘earning within 80% of area median income, 5% interest if earning
over 80% AMI and up to the program maximum. Applicants must contact a local rehabilitation
agency to apply for the loan.

3. Septic Repair Program

Through a partnership with the Massachusetts Department of Environmental Protection and
Revenue, MassHousing offers loans to repair or replace failed or inadequate septic systems for
qualifying applicants. The interest rates vary according to the borrower’s income with 0% loans
available to one and two-person households earning up to $23,000 and three or more person
households earning up to $26,000 annually. There are 3% loans available for those one or two
person households earning up to $46,000 and three or more persons earning up to $52,000.
Additionally, one to four-family dwellings and condominiums are eligible for loan amounts of
up to $25,000 and can be repaid in as little as three years or over a longer period of up to 20
years. To apply for a loan, applicants must contact a participating lender.
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4. Home Modification Program
This state-funded program provides financial and technical assistance to those who require

modifications to their homes to make them handicapped accessible. The Southern Middlesex
Opportunity Council (SMOC), with an office located in Buzzards Bay, administers this program

for the Cape.
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