
AGENDA & DISCUSSION OUTLINE  – 2ND ADVISORY GROUP MEETING  – 10.05.2021  
HOUSING NEEDS & GOALS DISCUSSION, & PRELIMINARY MAPPING EXERCISE
TOWN OF HULL   – HOUSING PRODUCTION PLAN 2021-2026

2ND ADVISORY GROUP WORKING SESSION
OCTOBER 5, 2021 

HOUSING NEEDS & 
GOALS DISCUSSION, & 
PRELIMINARY MAPPING EXERCISE   

TOWN OF HULL
HOUSING PRODUCTION PLAN 
2021-2026

1



AGENDA & DISCUSSION OUTLINE  – 2ND ADVISORY GROUP MEETING  – 10.05.2021  
HOUSING NEEDS & GOALS DISCUSSION, & PRELIMINARY MAPPING EXERCISE
TOWN OF HULL   – HOUSING PRODUCTION PLAN 2021-2026

AG E N DA  &  D I S C U S S I O N  O U T L I N E  
AGENDA

❑ OVERVIEW – RECAP 
❑ PURPOSE

❑ CURRENT SHI STATUS

❑ DEMOGRAPHICS – RECAP 

❑ 2ND NEEDS & GOALS DISCUSSION

❑ PRELIMINARY MAPPING EXERCISE
❑ STATE HPP REQUIREMENT 

❑ SITE/SUB-AREA SPECIFICITY

❑ TANGIBLE CREATION OF UNITS  

NEIGHBORHOODS, OPEN SPACES, & 

MULTIFAMILY & COMMERCIAL AREAS

HULL HPP 2021-2026 ADVISORY GROUP  
 CHRIS DIIORIO 

 STEVEN GREENBERG

 BARTLEY KELLY

 MATT MCGONAGLE

 IRWIN NESOFF

 DONNA PURSEL

 CARL RATZEFF

 HARRY HIBBARD

MORE INFO
 CHRIS DIIORIO, TOWN OF HULL, DIRECTOR 

OF COMMUNITY DEVELOPMENT & PLANNING 

AT CDIIORIO@TOWN.HULL.MA.US

 CARLOS JAVIER MONTAÑEZ, MAPC PRINCIPAL 

PLANNER AT CMONTANEZ@MAPC.ORG
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OVERVIEW – RECAP 
❑ HOUSING PRODUCTION PLAN 

(HPP) PURPOSE

❑ SUBSIDIZED HOUSING INVENTORY                

(SHI) STATUS

4



AGENDA & DISCUSSION OUTLINE  – 2ND ADVISORY GROUP MEETING  – 10.05.2021  
HOUSING NEEDS & GOALS DISCUSSION, & PRELIMINARY MAPPING EXERCISE
TOWN OF HULL   – HOUSING PRODUCTION PLAN 2021-2026

OV E RV I E W  – R E C A P  

❑ PURPOSE
❑ GATHER INPUT – CREATE PROACTIVE PLAN

❑ WHERE TO ACCOMMODATE HOUSING ON OWN TERMS

❑ NEEDS OF OWN RESIDENTS

❑ MEET STATE REQUIREMENTS – ADDRESS REGIONAL NEEDS

❑ HOUSING OPTIONS FOR ALL 

❑ NOT LIMITED TO VACANT LAND   – ENCOURAGE 

VOLUNTARY REDEVELOPMENT – THROUGH ZONING 

INCENTIVES

❑ CURRENT SUBSIDIZED HOUSING INVENTORY                       

(SHI) STATUS
❑ 1.67% - 83 SHI UNITS   

❑ 4,964 CENSUS 2010 YEAR ROUND HOUSING UNITS  

❑ MINIMUM 10% STATE REQUIREMENT 

❑ MINIMUM MAY NOT FULLY ADDRESS NEED & DEMAND

❑ NEED TO PRODUCE 25 TO 50 ANNUAL UNITS                           

FOR LOCAL “SAFE HARBOR” CONTROL 

SIMPLIFIED / AGGREGATED ZONING

❑ COMMERCIAL / BUSINESS / NBOD

❑ MULTIFAMILY / TOWNHOUSE

❑ OPEN SPACE / CONSERVATION

NO COLORING = SINGLE FAMILY 
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DEMOGRAPHICS – RECAP 

6



AGENDA & DISCUSSION OUTLINE  – 2ND ADVISORY GROUP MEETING  – 10.05.2021  
HOUSING NEEDS & GOALS DISCUSSION, & PRELIMINARY MAPPING EXERCISE
TOWN OF HULL   – HOUSING PRODUCTION PLAN 2021-2026

D E M O G R A P H I C S  – R E C A P  

 POPULATION Decreasing 10,293 in 2010 to 10,072 in 2020

Projected Decreases to 9,523 in 2030

 HOUSEHOLDS AGING 36% – 60 or older in 2010 to 60% – 60 or older in 2030 

SHRINKING 2.44 Avg. Size in 2000 to 1.96 in 2030 

 HOUSING COSTS Lower Rent vis-à-vis comparison communities $1,308 

RISING SALES PRICES 43% increase 2010-2019 – single-family – $270K to $385K

23% increase 2010-2019 – condos  – $248K to $304K 

 COST-BURDENED 37% OF ALL HULL HOUSEHOLDS 

Point of Reference $70,050 annual income limit – 1-person household 

$90,950 annual income limit – 3-person household 

below QUALIFIES for low-income affordable housing at 80% AMI   

 PERMITTING PRODUCTION VERY LOW BUILDING PRODUCTION – vis-à-vis comparison communities, & since 1990 in general  

 HULL SHI 1.67% versus State 10% minimum requirement  
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D E M O G R A P H I C S  – R E C A P  

POPULATION & HOUSEHOLDS – DECREASING  
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D E M O G R A P H I C S  – R E C A P  
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RACE & ETHNICITY- LESS DIVERSE   SCHOOL ENROLLMENT – DECREASING  
 

 

RACE & ETHNICITY- LESS DIVERSE   SCHOOL ENROLLMENT – DECREASING  
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D E M O G R A P H I C S  – R E C A P  
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INCOME & EDUCATIONAL ATTAINMENT – 3RD HIGHEST INCOME COMPARISON 

COMMUNITIES – 16% HOUSEHOLDS AT/BELOW POVERTY LEVEL – 3RD HIGHEST EDUCATIONAL ATTAINMENT 

VIS-À-VIS COMPARISON COMMUNITIES  

 

INCOME & EDUCATIONAL ATTAINMENT – 3RD HIGHEST INCOME COMPARISON 

COMMUNITIES – 16% HOUSEHOLDS AT/BELOW POVERTY LEVEL – 3RD HIGHEST EDUCATIONAL ATTAINMENT 

VIS-À-VIS COMPARISON COMMUNITIES  
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D E M O G R A P H I C S  – R E C A P  
HOUSING UNITS & TENURE – 3RD HIGHEST PROPORTION OF SINGLE-FAMILY HOMES VIS-À-VIS 

COMPARISON COMMUNITIES – 69% HOUSING STOCK BUILT BEFORE 1960 – 9% BUILT BETWEEN 1990-

2009 – 70% OWNERS V. 30% RENTERS  
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D E M O G R A P H I C S  – R E C A P  
POPULATION & HOUSEHOLDS – AGING & SMALLER   
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D E M O G R A P H I C S  – R E C A P  
HOUSING COSTS – LOWER RENT VIS-À-VIS COMPARISON – RISING SALES PRICES –  37% 

HOUSEHOLDS ARE COST-BURDENED – HIGH & NOTEWORTHY COST-BURDENED HARDSHIP ACROSS A 

VARIETY OF HOUSEHOLD TYPES       
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PERMITTING PRODUCTION – VERY LOW BUILDING PRODUCTION VIS-À-VIS COMPARISON 

COMMUNITIES & SINCE 1990  

 

D E M O G R A P H I C S  – R E C A P  
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SECOND
HOUSING NEEDS & GOALS 
DISCUSSION
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N – INCOME-BASED NEEDS – MANY HOUSEHOLDS

❑ what are the key housing issues facing Hull?
37% COST-BURDENED HOUSEHOLDS – AGING & SHRINKING HOUSEHOLDS – RISING 

SALES PRICES – VERY LOW BUILDING PRODUCTION – 16% HOUSEHOLDS AT POVERTY 

LEVEL – MEDIAN HOUSEHOLD INCOME OF $85,573 EQUALS MIDDLE CLASS  ALONG 

WITH 51% OF METRO AREA

❑ what developments have been successful?                                     
(including affordable housing) or programs

❑ where are the opportunity areas or sites?  

❑ what are the barriers & constraints to residential 

development? 

POINT OF REFERENCE $70,050 ANNUAL INCOME LIMIT – 1-PERSON HOUSEHOLD 

$90,950 ANNUAL INCOME LIMIT – 3-PERSON HOUSEHOLD 

BELOW QUALIFIES FOR LOW-INCOME AFFORDABLE HOUSING AT 80% AMI   

INCOME & EDUCATIONAL ATTAINMENT – 3RD HIGHEST INCOME COMPARISON 

COMMUNITIES – 16% HOUSEHOLDS AT/BELOW POVERTY LEVEL – 3RD HIGHEST EDUCATIONAL ATTAINMENT 

VIS-À-VIS COMPARISON COMMUNITIES  

 

MIDDLE
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N  – REGULATORY CONSTRAINTS?  LEVERAGE LIMITED LAND VERTICALLY?
PREDOMINANTLY 
SINGLE FAMILY 
ZONING 

MORE FLEXIBILITY TO 
ACCOMMODATE 
OPTIONS? 

LIMITED AREAS FOR 
MULTIFAMILY & 
TOWNHOUSE  
ZONING 

FLEXIBILITY TO 
ENCOURAGE 
COMPACT INFILL 
REDEVELOPMENT?

COMMERCIAL / 
BUSINESS ZONING 

FLEXIBILITY TO 
ALLOW COMPACT 
MIXED-USE 
VERTICAL INFILL
REDEVELOPMENT?

EXCERPT FROM MASS. DHCD SHI - 1.21.2021 
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N – REGULATORY CONSTRAINTS?  EXCERPT HULL ZONING MAP LEGEND
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N – REGULATORY CONSTRAINTS?  LEVERAGE LIMITED LAND VERTICALLY?
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N – REGULATORY CONSTRAINTS?  LEVERAGE LIMITED LAND VERTICALLY?

20



AGENDA & DISCUSSION OUTLINE  – 2ND ADVISORY GROUP MEETING  – 10.05.2021  
HOUSING NEEDS & GOALS DISCUSSION, & PRELIMINARY MAPPING EXERCISE
TOWN OF HULL   – HOUSING PRODUCTION PLAN 2021-2026

2 N D N E E D S  &  G OA L S  D I S C U S S I O N – GOALS?  FLEXIBILITY?  SOLUTIONS?  HOUSING ON LOCAL TERMS?

❑ what goals should the Town of Hull strive for?

❑ what strategies to achieve them?

❑ how to be creative & flexible in… 
❑ ALLOWING MORE VERTICAL INFILL UNITS?

❑ IDENTIFYING KEY LIMITED SITES/AREAS   

FOR VERTICAL INFILL REDEVELOPMENT?

❑ SUBDIVISION OF EXISTING BUILDINGS                               

INTO SMALLER DWELLING UNITS?

❑ LEGALIZING EXISTING UNITS                                       

FOR SHI ELIGIBILITY?
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N  – POTENTIAL STRATEGIES - EXAMPLES
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STRATEGY POLICY EXAMPLES

HOUSING STABILITY PROTECTIONS Tenant Protection Ordinances – Tenant Right to Counsel – Just Cause Eviction – Expiring 

Affordability Right of First Refusal – Tenant Right of First Refusal (ROFR) – Fair Tenant 

Screening – Tenant Legal Aid Fund

COMMUNITY OWNERSHIP OF LAND Land Bank – Land Disposition Process – Vacant Site Acquisition Program – Community Land 

Trust

RENTAL AFFORDABILITY STRATEGIES Rent Control – Direct Household Assistance – Rental Assistance for At-Risk Pregnant Women

OWNER AFFORDABILITY STRATEGIES Direct Household Assistance – Owner-occupant rehab program – Utility and Weatherization 

Assistance – Shared Equity Ownership Program

SMALL LANDLORD AFFORDABILITY INCENTIVES Small Landlord Rental Rehabilitation Assistance – Good Landlord Program – Property Tax 

Credit/Exemption for landlords

AFFORDABLE HOUSING PRODUCTION STRATEGIES Inclusionary Zoning (IZ) – Affordable Housing Expedited Permitting

REVENUE SOURCES FOR AFFORDABLE HOUSING Real Estate Transfer Fee (RETF) – Anti-Speculation Tax – Vacancy Tax

MULTIFAMILY PRODUCTION STRATEGIES Zoning for Multifamily Housing – Zoning for Accessory Dwelling Units (ADUs) – Density Bonus 

– Reduce or Eliminate Parking Requirements – Property Tax Exemption/Abatement for new 

development

2 N D N E E D S  &  G OA L S  D I S C U S S I O N  – POTENTIAL STRATEGIES - EXAMPLES
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2 N D N E E D S  &  G OA L S  D I S C U S S I O N – EXAMPLES – HOUSING GOALS – OTHER COMMUNITIES 

GOAL 1 – INFORM RESIDENTS AND THE PUBLIC ON FINDINGS FROM THE HPP AND THE 
TOWN’S HOUSING NEEDS  
Seek opportunities to inform residents and bring awareness to the purpose of the Town’s Housing 
Production Plan, and to the importance of proactively addressing the demand and need for providing a 
variety of housing options for residents in different life stages as well as for unforeseen life circumstances 
such as a change in one’s mobility, health or income.  
 

GOAL 2 – DIVERSIFY HOUSING OPTIONS TO ALLOW RESIDENTS TO AGE IN PLACE, 
INCLUDING ALLOWING ACCESSORY DWELLING UNITS (ADU’S) AND LEVERAGING THE 
HEART PROGRAM BY NORTH SHORE ELDER SERVICES 
This includes the ability to downsize within the Town, and allow affordable housing choices for residents’ 
adult children and elderly parents. Such housing options can also benefit employees and young families, 
and can be accomplished by allowing a variety of densities, housing typologies, appropriate lot size 
reductions, flexibility with accessory dwelling units, and a deliberate strategy to achieving housing 
through shorter-range, mid-scale sewage package treatment plants that can support new residential 
townhouses and condominium options. The Town could consider encouraging and proactively identifying 
sites and areas of Town that are suitable for a variety of housing types other than large lot single family 
homes.   
 

GOAL 3 – ENCOURAGE AFFORDABLE HOUSING DEVELOPMENT TO ACHIEVE THE 
CHAPTER 40B MINIMUM 10% REQUIREMENT; INCLUDING ALLOWING A VARIETY OF 
HOUSING TYPES IN ALL RESIDENTIAL ZONING DISTRICTS.  
The Town should proactively encourage affordable housing development in order to meet the needs of its 
own residents, and to have greater control regarding development sites and design.  As a part of this, 
the Town could consider amending its residential land use zoning regulations in order to allow a variety 
of housing types and densities. 
 

GOAL 4 – EXPLORE CREATION OF A HOUSING PARTNERSHIP AND AFFORDABLE 
HOUSING TRUST FUND MODELLED ON THAT OF THE IPSWICH HOUSING PARTNERSHIP 
(IHP) 
Housing partnership organizations are policy making bodies with members approved by a Town’s 
Manager/Administrator and/or Select Board. The Housing Partnerships typically initiate programs, 
review applications, and make recommendations to the Planning Board. They also typically manage 
Affordable Housing Trust Funds, and (through the fiscal authority invested in them) review applications for 
loans, provide subsidies for long-term housing restrictions, and can make grants to developers or 
homeowners. 

 

GOAL 5 – REZONE SITES & AREAS WITHOUT CH.40R POTENTIAL THROUGH TOWN 
ZONING-BY-LAW AMENDMENTS TO ALLOW HOUSING OPTIONS FOR ALL  
Amend existing Town zoning to allow for more compact, residential neighborhoods with smaller lots that 
incrementally will shorten the distances between properties and in turn make the area as a whole more 
walkable. 

 

GOAL 6 – LEVERAGE COMMUNITY PRESERVATION ACT (CPA) FUNDS TO PROTECT AND 
PRESERVE EXISTING UNPROTECTED PROPERTIES AT RISK OF BEING LOST 
The CPA is funded through a local option surcharge on property tax bills and a state match or those 
surcharges. It is used to acquire, create, preserve, and support community housing. It can fill the gap 
between the cost of development and what qualifying occupants can afford to pay.  

GOAL 1 – INFORM RESIDENTS AND THE PUBLIC ON FINDINGS FROM THE HPP AND THE 
TOWN’S HOUSING NEEDS  
Seek opportunities to inform residents and bring awareness to the purpose of the Town’s Housing 
Production Plan, and to the importance of proactively addressing the demand and need for providing a 
variety of housing options for residents in different life stages as well as for unforeseen life circumstances 
such as a change in one’s mobility, health or income.  
 

GOAL 2 – DIVERSIFY HOUSING OPTIONS TO ALLOW RESIDENTS TO AGE IN PLACE, 
INCLUDING ALLOWING ACCESSORY DWELLING UNITS (ADU’S) AND LEVERAGING THE 
HEART PROGRAM BY NORTH SHORE ELDER SERVICES 
This includes the ability to downsize within the Town, and allow affordable housing choices for residents’ 
adult children and elderly parents. Such housing options can also benefit employees and young families, 
and can be accomplished by allowing a variety of densities, housing typologies, appropriate lot size 
reductions, flexibility with accessory dwelling units, and a deliberate strategy to achieving housing 
through shorter-range, mid-scale sewage package treatment plants that can support new residential 
townhouses and condominium options. The Town could consider encouraging and proactively identifying 
sites and areas of Town that are suitable for a variety of housing types other than large lot single family 
homes.   
 

GOAL 3 – ENCOURAGE AFFORDABLE HOUSING DEVELOPMENT TO ACHIEVE THE 
CHAPTER 40B MINIMUM 10% REQUIREMENT; INCLUDING ALLOWING A VARIETY OF 
HOUSING TYPES IN ALL RESIDENTIAL ZONING DISTRICTS.  
The Town should proactively encourage affordable housing development in order to meet the needs of its 
own residents, and to have greater control regarding development sites and design.  As a part of this, 
the Town could consider amending its residential land use zoning regulations in order to allow a variety 
of housing types and densities. 
 

GOAL 4 – EXPLORE CREATION OF A HOUSING PARTNERSHIP AND AFFORDABLE 
HOUSING TRUST FUND MODELLED ON THAT OF THE IPSWICH HOUSING PARTNERSHIP 
(IHP) 
Housing partnership organizations are policy making bodies with members approved by a Town’s 
Manager/Administrator and/or Select Board. The Housing Partnerships typically initiate programs, 
review applications, and make recommendations to the Planning Board. They also typically manage 
Affordable Housing Trust Funds, and (through the fiscal authority invested in them) review applications for 
loans, provide subsidies for long-term housing restrictions, and can make grants to developers or 
homeowners. 

 

GOAL 5 – REZONE SITES & AREAS WITHOUT CH.40R POTENTIAL THROUGH TOWN 
ZONING-BY-LAW AMENDMENTS TO ALLOW HOUSING OPTIONS FOR ALL  
Amend existing Town zoning to allow for more compact, residential neighborhoods with smaller lots that 
incrementally will shorten the distances between properties and in turn make the area as a whole more 
walkable. 

 

GOAL 6 – LEVERAGE COMMUNITY PRESERVATION ACT (CPA) FUNDS TO PROTECT AND 
PRESERVE EXISTING UNPROTECTED PROPERTIES AT RISK OF BEING LOST 
The CPA is funded through a local option surcharge on property tax bills and a state match or those 
surcharges. It is used to acquire, create, preserve, and support community housing. It can fill the gap 
between the cost of development and what qualifying occupants can afford to pay.  
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PRELIMINARY
MAPPING EXERCISE
❑ STATE HPP REQUIREMENT 

❑ SITE/SUB-AREA SPECIFICITY

❑ TANGIBLE CREATION OF UNITS 
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  

❑ STATE HPP 

REQUIREMENT 

❑ SITE/SUB-AREA 

SPECIFICITY

❑ TANGIBLE 

CREATION OF 

UNITS  

NEIGHBORHOODS, OPEN SPACES, & 

MULTIFAMILY & COMMERCIAL AREAS

POTENTIAL OPPORTUNITY FOCUS AREA
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  

❑ STATE HPP REQUIREMENT 

❑ SITE/SUB-AREA SPECIFICITY

❑ TANGIBLE CREATION OF UNITS  
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  
TOWN-OWNED LAND 
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  
TOWN-OWNED LAND 
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  
TOWN-OWNED LAND 
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  
TOWN-OWNED LAND 
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E – OVERVIEW OF NEIGHBORHOODS – TOWN OF HULL, MA

NEIGHBORHOODS, OPEN SPACES, & 

MULTIFAMILY & COMMERCIAL AREAS
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P R E L I M I N A RY  M A P P I N G  E X E R C I S E  – POTENTIAL FOCUS AREA – SOUTHERN PART OF HULL

NANTASKET
BEACH

CRESCENT BEACH / 
GUNROCK /
ATLANTIC
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POINT
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WEST
CORNER

ROCKAWAY
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