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Planning Team

Department of Planning & Development
Working Group
•

Kara Brewton, Director

•

Joseph Viola, Assistant Director &
Housing Plan Project Manager

•

Jennifer Raitt, Housing Advisory Board

•

Virginia Bullock, Senior Housing Planner

•

Roger Blood, Housing Advisory Board

•

Steve Heiken, Planning Board

•

Carlos Ridruejo, Advisory Committee
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Planning Consultants

•

Barrett Planning Group LLC

•

Community Circle

•

Dodson & Flinker

•

Language Connections
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How to Access Interpretation
Cómo acceder a la
interpretacíon

Tonight’s Process
Please keep your microphone on mute unless permitted by the meeting hosts and facilitators. We appreciate
your cooperation!
You will have time during the breakout period to consider a series of questions. With so many participants
this evening, we anticipate that most responses will be entered in the chat box. People will also have
opportunities to speak, depending on the number of people in a group.
If you have questions during the presentation, please write them in the chat box. We will save the questions
and respond in writing after the meeting. Your questions and our responses will be posted on the Housing
Production Plan web page. https://www.brooklinema.gov/1299/Housing-Production-Plan

People watching at brooklineinteractive.org/live can respond to the breakout group questions by using a
Google form: https://forms.gle/uZTNyR9wt42V4NDe9. A link to the form can be found on the Brookline
Housing Production Plan web page: https://www.brooklinema.gov/1299/Housing-Production-Plan

06/09/2021
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Meeting Agenda
Presentation
•

What is a Housing Production Plan?

•

Comparison with 2016 Housing Production Plan: Where
is Brookline today?

•

Housing Needs Assessment

Next Steps
Breakout Groups
Five discussion questions (55-60 minutes)
Close @ 9:00
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BROOKLINE HOUSING
PRODUCTION PLAN
2022-2027

Housing Production Plan
Overview
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What is a Housing
Production Plan?

•

A state-recognized plan that describes a community’s
housing needs and how the community hopes to
create a more diverse housing stock, focusing
primarily on low-income housing

•

A strategy to achieve and stay above the 10 percent
statutory minimum under Chapter 40B

•

A strategy to address affordable housing needs of
people living in the community, people who work for
the town or local businesses, people with children in
the public schools, and people looking for a home or
an apartment the town

•

A plan to prevent housing discrimination in public
programs and services and provide for an equitable
distribution of housing throughout a community
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What is
Chapter 40B?

•

The Commonwealth’s regional planning law

•

In 1969, the legislature added the affordable housing
part – Sections 20-23 – to address regional housing
disparities

•

Law assumes communities have met their regional “fair
share” if at least 10% of their housing stock is included
in the Subsidized Housing Inventory (SHI), affordable
to low-income people, and subsidized by a federal or
state program
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• A state-approved HPP (like Brookline’s 2016 Plan) can help the
community have more control over the type, location, and design
of residential development

Incentives:
Housing
Production Plan

• If Brookline produces at least 131 units of low-income housing in
one calendar year, the Town is eligible to ask DHCD for “Housing
Production Plan Certification” for one year, OR 262 units leads to
two-year certification (these numbers will change later in 2022)
• During certification period, ZBA may deny or have more flexibility
to impose conditions on 40B comprehensive permit applications
• Brookline earned a two-year HPP certification in 2018
• Brookline is very close to 10% and will likely exceed 10% soon
• The question now is, what next? What is the future of affordable
housing in Brookline?
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Housing Plan Components
Housing Needs Assessment

•
•
•
•

Demographics
Housing stock
Development constraints & plans to mitigate
Local capacity

Housing Goals

•
•

Mix of housing types
Housing production goals

Implementation Strategies

•
•
•
•

Proposed zoning or policy changes
Site identification for housing
Desired characteristics of development
Regional partnerships

11

What is “affordable housing”?
Under Chapter 40B:
• Counts toward the 10 percent minimum under Chapter 40B
• Affordable to households with income at or below 80% of Area Median Income (AMI). For
Brookline, “Area” means the Boston-Cambridge-Quincy/Norfolk County HUD FMR Area.
• Housing that is safe, suitable for the size of the household living in it, and protected by a
long-term deed restriction
• Under Brookline’s Inclusionary Zoning (IZ):
• Affordability depends on project type:
o Rental affordable units, up to 80% AMI (eligible for Chapter 40B 10%)
o Homeownership affordable units, up to 120 percent AMI). Not eligible for Chapter 40B
10%, but units address a local housing need
•

What makes a
unit “count” on
the Chapter
40B Subsidized
Housing
Inventory?

Affordable to households with incomes at or below 80
percent of the Area Median Income (also known as “SHIEligible Unit).
Approved by MassHousing or another housing subsidy
agency as eligible for a comprehensive permit or as “Local
Action Units” (developed without a comprehensive permit).
Protected by a long-term affordable housing restriction; and

Marketed and sold or rented under a DHCD-compliant
Affirmative Fair Housing Marketing Plan (AFHMP).
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What do these terms mean?
Household Size (Number of People)
Income Limit

1

2

3

4

5

6

30%

$28,200

$32,200

$36,250

$40,250

$43,500

$46,700

50%

$47,000

$53,700

$60,400

$67,100

$72,500

$77,850

80%

$70,750

$80,850

$90,950

$101,050

$109,150

$117,250

Brookline IZ (up to 120%)

$ 84,560

$96,640

$108,720

$120,800

$ 130,464

$140,128
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Why is this plan important?
•

Brookline is very close to 10 percent and will likely exceed it
soon

•

What is the future of affordable housing in Brookline?

•

There is lots of tension in Brookline about housing:
o How it is developed, and where, and whether it “belongs” in
some places
o How big it is, and what it looks like
o Who profits from it
o Whether every neighborhood should have affordable housing
o Who gets to live in it
o Whether more housing benefits or harms the economy and
town finances
o And …
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Perspectives:
Brookline Housing
Production Plan
2016
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Recommended strategies
in 2016
Four categories, several recommendations:
•

Regulatory

•

Resource Allocation

•

Education and Advocacy

•

Policy and Planning

Significant progress!
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What has happened since 2016?
Comprehensive Permits
•

Significant achievements by Board of Appeals, Town staff

•

Thirteen Chapter 40B comprehensive permits, combined total of 948 SHI-eligible units

•

Five more pending, combined total of 408 units

•

Only one comprehensive permit has been appealed to the Housing Appeals Committee (HAC)

Zoning
•

Town Meeting approved an Accessory Dwelling Unit (ADU) bylaw (2019)

•

Inclusionary Zoning Bylaw amended twice to extend IZ requirements to more developments

•

Off-street parking requirements reduced

•

Zoning amended to facilitate micro units
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What has happened since 2016?
Resource Allocation
•

Assisted living developer contributed $6.5 million to Brookline’s
Housing Trust. Funding will go to redevelop & expand BHA’s
Colonel Floyd Apartments (80 additional new units)

•

Brookline committed $3.375 million to Hebrew Senior Life’s 108
Centre Street development (54 senior units)

•

And, $3 million to 2 Life Communities: 62 senior units, 370
Harvard Street

•

And, $1.9 million to Pine Street Inn for 31 enhanced SRO units,
Coolidge Corner

•

And, $1.3 million to BHA for 90 Longwood Ave.

•

And, building permit fee waivers for several BHA
modernization/preservation projects
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What has happened since 2016?
Town Projects
•

Brookline adopted the Community Preservation Act!

•

Planning process for 60+ senior units at Kent/Station
Street parking lot

•

$3.7 million from Free Cash for housing preservation and
development

•

Multifamily housing study underway (zoning review)

•

Reduced “local preference” to 25 percent to encourage
more racially diverse applicant pool
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What has happened since 2016?
Housing Preservation
•

Town worked with developers to extend affordability for
725 units

•

Community Development Block Grant (CDBG) funds for
housing modernization, capital repairs for non-profits and
BHA

•

Affordable homeownership unit resales: marketing, lotteries
by Town staff

•

BHA: preservation initiative for all six federally funded
apartments (RAD, federal funding)
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What have we learned so far?
A brief look at population, race,
households, and wealth

22

Critical needs
•

Housing that is suitable and affordable for families with
children: low-and moderate-income families

•

Homeownership opportunities for moderate-income
families

•

Housing search assistance for very-low-income
households, people with disabilities, householders with
Limited English Proficiency (LEP)

•

Funding for major capital improvements at state-funded
public housing developments. The tenants need help.

23

Critical needs
• Removal of regulatory barriers to
multifamily development
• Policy and leadership: suitability of more
housing development and density
throughout Brookline’s neighborhoods
• Policy and leadership: framework for
balancing fiscal impact with other
legitimate planning and community
development concerns
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Race & ethnicity
Brookline is gaining households and population in ways that
were evident in past census reports. From 2010-2020:
•
•

•

Census 2020 Snapshot
Total Population

63,191

The White population dropped 6.2% while the Asian
population increased 32%.

White

42,233

Asian

12,124

The Black population also increased, but it represents a
slightly smaller percentage of the total population today
(3.4%) than 10 years ago (3.3%).

African American or Black

The Hispanic or Latino population also increased
significantly. Today, it represents 6.8% of the total
population compared with 5% 10 years ago.

American Indian and Alaska Native

2,069
108

Native Hawaiian, Other Pacific Islander

15

Other Race

1,296

Two or More Races

5,346
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Households and families
The number of families in Brookline has grown faster than the total number of households.
•

The 2016 HPP reported 48% families and 52%, nonfamilies.

•

The most recent estimates from the Census Bureau show that families make up 53% of all
households, with non-families at 47%.

•

The total number of households (including families and nonfamilies) rose by 5.7%. Families
account for almost all this growth.

•

Married couples continue to account most families (83%) in Brookline. About 46% have
children under 18 (no change).

•

People under 18 make up about 19% of the total population.
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The older adult (60+) population in Brookline has increased
14% since 2010.

Income gaps:
older adults

Women 65+ continue to make up almost 2/3 of all senior
householders living alone. They continue to have the lowest
median household income of all household types in
Brookline.
The median household income of single women 65+ living
alone is 16 percent of the median family income of married
couples with children under 18.
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Income gaps: family and household
wealth
•

Over half of all married couples with children under
18 have annual incomes over $200,000.

•

The median family income of all married couples
with children is 4 times that of single women with
children.

•

Single women with children comprise 14% of all
families in Brookline. Over 40 percent have annual
incomes below $35,000.
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Race and household wealth
Households

Percent Median Income Aggregate Income

Percent

Median Household Income

24,436

100%

$117,326

$4,194,774,700

100%

White Households

18,428

75.4%

$126,506

$3,353,701,600

79.9%

783

3.2%

$73,173

$96,491,200

2.3%

66

0.3%

$32,386

$2,738,600

0.1%

4,072

16.7%

$94,595

$580,543,600

13.8%

Households of Other Races

303

1.2%

$71,630,000

1.7%

Households of 2+ Races

784

3.2%

$89,669,700

2.1%

17,473

71.5%

$3,167,217,500

75.5%

Black or African American Households
American Indian; Alaska Native Households
Asian Households

White Not Hispanic/Latino Households

$124,923
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Housing inventory, types, and cost
• Just over half of all households rent their home (same in 2016)
• The rental vacancy is 4.4% and for-sale housing, 1.8%.
• Most renters (69%) and homeowners (61%) are one- or two-person
households.
• Brookline’s housing inventory includes many types of structures, but
two types of buildings dominate the mix: detached single-family (18.4%)
and units in large buildings of 50+ units (20.3%). All other unit types fall
somewhere in between.
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Housing
affordability
In 2020, the median sale
price of a single-family home
was $2,135,000. For
condominiums, the median
sale price was $922,000.
For contrast, in 2016:
$1,587,500 and $660,000.

Median Sale Price
Single-Family

10-Yr Change

Condo Single-Family

Condo

BROOKLINE

$2,135,000

$922,000

89.6%

97.0%

Cambridge

$1,625,000

$801,000

115.1%

93.0%

Weston

$1,597,000

$613,000

46.3%

-22.4%

Wellesley

$1,537,000

$825,000

70.8%

47.3%

Lexington

$1,300,000

$828,535

87.5%

88.1%

Newton

$1,300,000

$800,750

76.9%

93.9%

Belmont

$1,250,000

$699,000

80.5%

85.2%

Winchester

$1,250,000

$750,000

74.8%

90.7%

Needham

$1,170,000

$858,000

85.0%

113.4%

Arlington

$862,500

$651,500

72.8%

73.7%

Watertown

$700,000

$570,600

57.3%

78.3%
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Housing cost
burden
•

•

According to HUD’s
Comprehensive Housing
Affordability Strategy (CHAS)
database, Brookline has 6,980
low-income households (about
28%).
The incidence of housing cost
burden is very high among
households with low incomes.

Income Group

Percent with
Percent
Housing Cost Severely Cost
Burden
Burdened

Extremely Low Income
(<30% AMI)

65.7%

57.9%

Very Low Income
(31-50% AMI)

83.8%

59.0%

Low Income
(51%-80% AMI)

74.6%

30.1%

Moderate Income
(81-100% AMI)

62.5%

14.6%
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Rental housing challenges
•

Brookline rents are very high!

•

The median 2-BR rent in Brookline is $2,395 – all units.
Rents for new units are much higher.

•

The mismatch between income and housing costs in
Brookline is most problematic for low-income households.
Brookline residents applying to affordable housing lotteries
typically pay a very high proportion of income on rent and
utilities.

•

Low- income small families with children are the households
most vulnerable to homelessness in Brookline. They, along
with low-income older adults and people with disabilities,
have the highest needs.
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Rental housing challenges
•

There are simply not enough affordable units for lowincome families available in Brookline.

•

The volume of affordable units at any “affordable” level
is low, as only 20-25% of the units need to be affordable
under Chapter 40B.

•

Very low odds of winning an affordable housing lottery.
Applications from income-eligible applicants can be 100
times the number of available units. This discourages
deserving applicants with inadequate/poor-quality
housing to keep trying.
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Supply out of sync with need
455 Harvard
Total applicants

552

45 Marion

The Calvin

496

505

Local preference

103

18.7%

67

13.5%

90 17.8%

Non-local preference

449

81.3%

429

86.5%

415 82.2%

Lease signings

9

13

11

Local preference

3

33.3%

9

69.2%

5 45.5%

Non-local preference

2

22.2%

4

30.8%

6 54.5%

Non-lottery

4

44.4%

-

•

Two issues:
o Number of applications
for affordable units is
really high!
o Local preference
accounts for
disproportionate number
of lease signings

-
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Housing
services

•

The housing search process is daunting at best.

•

Significant need for resources for low-income housing search
applicants to identify housing opportunities and apply for
them, particularly when communications are unclear or
confusing.

“My kid’s school counseling told
me to apply”

o What are the rules?

“My housing advocate gave me
the application Ad in the
Banner”

o Disconnect between leasing agents, monitoring agents

“Metrolist”

o Lack of information about tenant rights, esp. for people with
disabilities

“Brookline Community Center”

o How many lists?
o Rent recertification errors
o Language barriers

o Too many eligible applicants competing for the same
inadequate supply
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Finding affordable housing:
major challenges
•

Homebuying opportunities not published in the Housing
Authority newsletter

•

Website and emails are only in English

•

Need information about financing options

•

Support for people not comfortable with technology and/or
without internet access

•

There is no “point person” to help navigate the system

•

Need for volunteer translators and interpreters

•

There is nowhere for public housing children to go for
daycare. Childcare services in Brookline are private; they do
not accept vouchers.
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•

Public
housing
needs

The public housing waitlist (state and federal units) has 7,724
households in line waiting to be placed at a BHA property.
•

For elders, the average wait time is around 3 years or
more. Brookline seniors will wait about 18-36 months. All
others will wait between 8-10 years.

•

The average waitlist for families is 6 years or more. 549
families on the waitlist are victims of domestic violence.

•

Disability status on waiting lists: 1,864 households.

•

There are 2,131 applicants on the Section 8 waitlist: 8-10
years.

•

Residents of public housing and Housing Choice program
need training, employment, and workforce readiness for selfsufficiency.
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Interviews
Interviews with 100+ Brookline residents, advocates, the stakeholders who need
decent, suitable, and affordable housing
•

People of Color report not feeling welcome in Brookline (police treatment,
health services, lack of opportunities, discrimination at the schools)

•

BHA tenants conveyed these concerns:
o Poor/substandard housing and delayed maintenance.
o Many do not feel integrated into the community. More than one resident
described the isolation of BHA tenants as economic segregation. They
report feeling stigmatized.

•

Many people raised concerns about college student renters and their impact
on Brookline’s housing market
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Interviews
•

“Zoning is how we exclude people. It needs to be how we include people.

•

Should the Town eliminate single-family districts?

•

Need a clearer process for developers: define what the Town wants and then negotiate
with them more effectively.

•

Interviewees said Town Meeting members and other Town officials do not understand
AMI thresholds, eligibility, housing needs, and barriers.

•

Should “local preference” be expanded to neighborhoods abutting Brookline?

•

Brookline has many neighborhood groups, interest groups, advocacy organizations …
sometimes aligned, sometimes working at cross-purposes.
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NEXT STEPS
BROOKLINE HOUSING PRODUCTION PLAN 2022-2027
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Initial
Outreach

Planning
Process

October-November
2021

•
•
•

Data collection
Community Engagement Plan
Initial community interviews

November 2021January 2022

•
•
•
•

Focus groups and other interviews
The “deeper dive” phase)
Initial analysis of housing needs
HAB Update

•
•
•

Needs Survey
3 Community Forums
Community events to engage
residents
Location-based prototypes
Periodic HAB updates

January-June 2022

•
•
June-September 2022

Final Steps

•
•
•

Final Draft of HPP
Presentation to Planning Board and
Select Board
Votes of approval

•

Plan submission to DHCD

Planning
Timeframe
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Community Survey
•

Modeled after 2016 Survey, with few changes

•

Open until February 18, 2022

•

Will be on Brookline Housing Production Plan web page
shortly:
https://www.brooklinema.gov/1299/Housing-Production-Plan

•

Available in English, Spanish, Russian, Cantonese, and
Mandarin
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Upcoming Meetings
Community Forum #2: February 22, 2022
•

Report back from tonight

•

Focus on urban design, visualization

•

Housing Production Plan goals

•

Indicators of progress

•

Hear new ideas
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Breakout Groups

BROOKLINE HOUSING PLAN
2022-2027
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Process
•
•

Everyone will be assigned randomly except participants who requested a group with a
language interpreter.
If you want to join a group with an interpreter and you did not have a chance to tell us ahead
of time, please contact Catherine through the chat box. She will move you to a group as soon
as everyone else has been assigned.
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Process
•

Five discussion questions

•

Try to discuss all the questions, but the quality of
the discussion matters more than getting through
all five

•

Everyone gets a chance to speak for anyone speaks
twice

•

Listen to what your colleagues have to say. Be
curious about their ideas. Engage.

•

Build agreement if you can
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Breakout Group Questions
1.
2.
3.
4.
5.

Do some groups of people in Brookline have a more difficult time than others finding housing that
meets their needs, including but not limited to housing affordability?
Try to create a picture or an image of Brookline at its very best in terms of accommodating a
range of housing needs and hopes. What would the town be like? What would it look like? Please
describe.
What criteria should be considered in the Housing Plan for locating more affordable housing? Are
some types of locations better than others? If so, why?
What would you say are the three most important housing issues the Plan should be sure to
address?
If you could do one thing to improve housing in Brookline, what would it be?

People watching on brooklineinteractive.org/live can respond to the breakout group questions by
using a Google form: https://forms.gle/uZTNyR9wt42V4NDe9. A link to the form can be found on the
Brookline Housing Production Plan web page: https://www.brooklinema.gov/1299/HousingProduction-Plan
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Closing
BROOKLINE HOUSING PRODUCTION PLAN 2022-2027
49

