
Thank you for attending! The program will begin in a few minutes. 

PRESENTED BY

JM GOLDSON & TOWN OF BARNSTABLE

SEPTEMBER 21, 2022

When you think about housing issues in 
Barnstable, what is at the heart of the 

matter for you?

Share your thoughts in the Chat!
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• Paula Breagy—Housing Committee
• Hilda Haye —Housing Committee
• Donald Lynde  —Housing Committee
• Meaghan Mort —Housing Committee

Supported by:
• Ryan Bennett—Housing Coordinator
• Elizabeth Jenkins, AICP—Director, Planning & Development
• Kate Maldonado —Assistant Director, Planning & Development

Consultant team:
• Jenn Goldson, AICP — Founder and Director at JM Goldson
• Laura Smead, AICP— Senior Community Planner at JM Goldson
• Elana Zabar —Community Planner I and Engagement Specialist
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Polling & Open-Ended Questions

Open Q & A (if you have a question that you want answered)

Open comment periods

Zoom Chat (to share your thoughts to the panelists at any time)
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• Strategy for meeting existing and projected 
housing needs and demands and to respond to 
MGL Chapter 40B development

• Short-term housing plan (5 years)

• A policy document for communities aiming 
reach or maintain 10% affordable housing 
threshold of Chapter 40B

• Adopting a Housing Production Plan can 
provide communities that have not yet met this 
threshold one- or two-year exemptions from 
state appeals

What is Chapter 40B?
• State Statute
• Allows Zoning Boards to 

approve affordable housing 
developments under flexible 
rules if at least 20-25% of the 
units have long-term 
affordability restrictions

• Under MGL Ch 40B, 
developers can appeal local 
rejection at the state level in 
communities that have not yet 
met the 10% threshold
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Analysis
• Comprehensive housing needs assessment
• Development constraints analysis
• Implementation capacity summary

Vision, Goals, and Strategies
• Barnstable community priorities

Putting the Plan Together
• Five-Year Strategies
• Action Plan
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A list of all the “Affordable” housing units 
that the state counts towards its 10 % goal 
set C.40B

• Barnstable is currently at 7.23%

Benefits of being over 10%
• More local control to shape development that 

community wants
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Enables local Zoning Board of Appeals (ZBA) to 
approve developments under flexible rules if at 
least 20-25% of units are Affordable

Denials/imposition of certain conditions are often 
overturned by the Housing Appeals Committee

7

C.40B, §§ 20-23 The Comprehensive Permit Law 
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1. Planning Board, Town Council, and the state 

“approve” your Plan

2. Town meets production goals of 0.5 if 

below 10% - or approximately 102 SHI homes 

in a calendar year (2010 YR Housing Units)

3. Town earns state “certification” and enters 

safe harbor for 1 year

What do we mean by incremental progress? 
Certification of the HPP – a.k.a. “safe harbor”

A certified community can 
deny comprehensive permits 

The ZBA’s decision will be 
upheld by the Housing 
Appeals Committee
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To count toward the 40B goals, a unit must be 
eligible for the state’s Subsidized Housing 
Inventory (SHI)

Four requirements:

1. Restriction

2. Market Approach

3. Approval/Funding Mechanism

4. Price/Income

S H I 
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$60,900 $69,600 $78,300 $86,950

80% Area Median Income Limits (FY22)
Note: Income limits vary by household size. 

(Source: HUD User, FY22 income limits)

Area Median Household Income (100% AMI), family of 4: $108,700

$38,050 $43,500 $48,950 $54,350

50% Area Median Income Limits (FY22)
Note: Income limits vary by household size. 

(Source: HUD User, FY22 income limits)
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Form-based Code for Hyannis Main Street Area (drafted, not yet adopted)

Restructured CDBG Program Process

Accessory Dwelling Units as a right

Considering tax abatement for existing affordable accessory apartments 

Discussion on reutilization of municipal properties for affordable housing
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Pollev.com/jenng

jenng
your response

22333

Text votingWeb voting

QR Code

Go to :
PollEV.com/ 

jenng

OR
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What did you say?

When you think about housing issues 
in Barnstable, what is at the heart of 

the matter for you?
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• Understanding demographic, 
economic and housing trends

• Identifying housing needs
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7.2%
2010

7.7%
2020

+ 421
2022-2027



1. Smaller units 

2. Year-round rental/ Seasonal workforce

3. Extremely and Very Low Income Affordable 
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Seven out of ten Barnstable households are one or two-person

Source: 2020 US Census (H13) and 2020 ACS (A10024)
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Source:  2020 US Census (T11), 2020 ACS (B01001), UMass Donahue Institute.
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Source: 2020 ACS (B25041)
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Figure 1: People per Household in Hyannis (left) and Bedrooms per Household in Hyannis (right), 2020. Source: ACS (B25041). 
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Source: 2020 US Census (T1), 2020 ACS (A00001), MassDOT, and the UMass Donahue Institute
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5%
Overall housing stock are 
active short-term rentals

96%
Short-term rentals rent 

out the entire home

30%
Overall housing stock 

are  second homes

Source: Town of Barnstable local proprietary data (2022)
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• Cost Burdened - Spending over 30% 
of Annual Income on Housing Costs

• Severely Cost Burdened – 50% of 
Annual Income on Housing Costs
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Source: Massachusetts Association of Realtors Town Data, Condo Median Sales Prices intentionally begin in 
March as no condo sales occurred in January or February
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Source: DHCD Sales Price Calculator, JM Goldson calculations using FY22 Barnstable tax rate, assumes 30-
year fixed mortgage, 10% down payment, 5.22% interest rate, condo fees of $175/month
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Source: Massachusetts Department of Economic Research, DHCD Sales Price Calculator, JM Goldson calculations using 
FY22 Barnstable tax rate, assumes 30-year fixed mortgage, 10% down payment, 5.22% interest rate, condo fees of 

$175/month
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Source: 2020 ACS (A18009)
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Source: 2020 ACS (A14015), HUD, and Rentometer
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Source: US Census (T15, T55, T003)

Many Barnstable residents were born 

outside of the United States (14%) and 

for even more, English is not the primary 

language spoken at home (18%). 
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Population may not be shrinking

Younger than average, especially in Hyannis

More families

More diverse

More poverty, but similar income overall

More rentals, but not that much more
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AUGUST–9 groups, 51 people

• Housing costs are high

• Seasonal workers, young adults, and 
seniors most in need

• Wastewater and zoning constraints

• Public-private partnerships are an 
opportunity

• Streamline development process

• Underutilized properties

• Short-term rentals

• NIMBY-ism
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Other opportunities to share your ideas:
• Community survey is live now
• November 22nd — 2nd Community Forum
• January 18th — Draft plan released for 

public comments
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