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3-5 Year Strategic Plan
This document includes Narrative Responses to specific questions that
grantees of the Community Development Block Grant, HOME Investment
Partnership, Housing Opportunities for People with AIDS and Emergency Shelter Grants
Programs must respond to in order to be compliant with the Consolidated Planning
Regulations.

City of Brockton, Massachusetts
Brockton Redevelopment Authority

GENERAL
Executive Summary
Conditions and Needs
Brockton’s continuing housing and community development strategy is a logical response
to: the social service needs of a predominantly low- and moderate-income populace; high
unemployment and growing crime rates; the overall age of the housing stock; an
inadequate supply of affordable housing; and the explosive subprime lending crisis which is
generating mounting foreclosures and abandonment of properties rendering Brockton
among the most negatively impacted municipalities in the state.
Pressing needs include: improvement/replacement of older public facilities; the
enhancement of public safety capacity; housing rehabilitation assistance for its older
housing stock; the provision of broader affordable housing opportunities, including the
creation of new housing units; facilitation of housing counseling and mechanisms to prevent
foreclosures and further destabilization of marginal neighborhoods; support for needed
public/social services in aid of lower income families and individuals; enhanced crime
prevention; and job creating economic development.
Having assessed its needs thoroughly, Brockton’s Consolidated Plan and the annual Action
Plans that will be crafted to carry it out aim to address these identified local needs to the
greatest extent possible within the budgetary constraints of the community’s Community
Development Block Grant (CDBG) and HOME funding. Brockton will seek to leverage these
limited resources to the greatest extent possible by better connecting with other public and
private resources dedicated to addressing community needs and Brockton will forge
stronger cooperative working relationships with other public and private institutions, both
nonprofit and for-profit, that are engaged in a variety of community projects and services.
The plan’s objectives address the statutory program goals of the CDBG and HOME
Programs.
Objectives and Outcomes
Objectives for the FY2008-FY2012 CDBG and HOME Action Plan:
¾

Housing Objectives
1. Maintain, support and preserve the existing housing stock; prevent housing
deterioration and vacancies; prevent neighborhood deterioration due to
foreclosures.
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2. Increase the overall availability of affordable permanent housing through the
creation of new units and the return to habitable status of vacant/deteriorated
units.
3. Preserve the quality of life in existing neighborhoods while accommodating smart
growth; support a well-conceived balance between housing development,
transportation, open space and recreational facilities, and appropriate commercial
development opportunities.
Outcomes for these objectives will be measured against:
• The numbers of housing units rehabilitated or prevented from becoming
deteriorated and/or vacant;
• The number of affordable units developed through new construction or the
restoration and re-occupancy of vacant and deteriorated units;
• Determining if new neighborhoods have been created or existing neighborhoods
have been enhanced through smart growth practices.
¾

Non-Housing Community Development Objectives
1. Assist in the reduction of crime.
2. Enhance the quality of life through the provision of better public facilities, through
neighborhood stabilization efforts, and through infrastructure improvements
aimed at supporting economic development.
3. Help to reduce poverty and improve the quality of life for low- and moderateincome people by expanding economic opportunities and through support for vital
social/public service providers and facilities that help create and/or retain jobs.

Outcomes for these objectives will be measured against:
• Increase/decrease in crime statistics or instances aided;
• Quantifiable improvements or additions to public facilities and infrastructure;
• Determination of the numbers of low- and moderate-income persons and families
aided by public service providers who are supported in part by CDBG funds;
• Evaluation of changes in quality of life status as result of the provision of
services; evaluation of actions that have served to expand economic opportunity
including verification of numbers of jobs created/retained.
Evaluation of Past Performance
On an annual Action Plan basis, the City of Brockton has historically allocated a significant
portion of its CDBG entitlement and HOME grant to rehabilitate the homes of low- and
moderate-income homeowners and to assist low- and moderate-income persons become
homebuyers. However, in recent years, due to a number of factors including high costs of
real estate and the enormous expense of de-leading certain properties, Brockton has largely
not been able to reach its housing goals. The FY2008-FY2012 Consolidated Plan aims to
better achieve these goals through closer cooperative actions with other housing providers
and a more focused leveraging of CDBG and HOME dollars. Brockton has consistently
provided financial resources for the development of new units to benefit low- and moderateincome renters and for supportive services and facilities to benefit special population
segments. During this five year period it will continue to do so as circumstances permit and
will also seek to return vacant/foreclosed units to habitable condition for the benefit of lowand moderate-income buyers and renters.
Brockton’s previous Consolidated Plan strategy has played a significant supporting role in
the expansion of economic opportunity and the provision of needed services to low-income
persons in particular. CDBG assistance at the maximum level 15% of Brockton’s annual
entitlement has been extended to a diverse network of public service providers in support of
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programs, many involving job skills development; this will continue under this new five year
Consolidated Plan. The Brockton Redevelopment Authority has been an active member of
the Mayor’s Economic Advisors and has supported efforts to create economic opportunity
through public facility improvements that result in the creation and retention of jobs.
Additionally, through cooperative efforts with agencies such as the Brockton Housing
Authority, programs have been established to empower low-income public housing tenants
through self-sufficiency training. Under this new Consolidated Plan, these efforts will expand
to support the provision of counseling services aimed at preventing foreclosures through
training in household management and budgeting.

Strategic Plan
Mission
In accordance with federal law and in compliance with applicable federal regulations, the
City of Brockton’s mission under this FY2008-FY2012 Consolidated Plan is to utilize its CDBG
and HOME resources in the most efficient and cost-effective manner, leveraging other
available public and private resources so as to have the greatest impact in addressing
prioritized housing and community development needs, including public services. The
Consolidated Plan is intended to primarily and predominantly benefit Brockton’s low- and
moderate-income persons, minority groups and special needs or underserved populations,
and will yield quantifiable results in addressing needs and alleviating problems identified.

General Questions
Brockton is located in the southeastern section of Massachusetts, approximately 20 miles
south of Boston, and 30 miles northeast of Providence, Rhode Island. Brockton’s more than
94,000 residents live in a 21.6 square mile area, bordered by the towns of Easton,
Stoughton, Avon, Holbrook, Abington, Whitman, East Bridgewater, and West Bridgewater.
Brockton is roughly divided into four major sections, those east and west of the rail line and
the Montello section to the north and the Campello section to the south. Within these of
course are a number of distinct neighborhoods. The neighborhoods clustered around the
downtown contain the oldest and densest residential development; they clearly evidence
lack of maintenance and disinvestment and higher rates of poverty and incidences of crime.
These neighborhoods are referred to as: Pleasant/Prospect (sometimes called
Walnut/Turner), the Edgar Playground area and Perkins Park.
Brockton was a regional shoe manufacturing center from the 1800’s through the mid-1950’s
when shoe manufacturing was largely dislocated from America and relocated to other
countries with substantially lower labor costs. Consequently, Brockton has suffered great
disinvestment over the last half century resulting in a loss of jobs and economic potency
and a collateral rise in lower income residents.
The accompanying map labeled “% of Low to Moderate Household Income” illustrates that
based upon 2000 Census data, the population of the entire city of Brockton is now
predominantly (55.5%) low- and moderate-income. Over 12% of Brockton’s housing stock
has been certified by the Commonwealth of Massachusetts as affordable. Areas of minority
concentration/distribution throughout Brockton are indicated on the map labeled “Minority
Distribution”. Nevertheless, the majority of CDBG and HOME investments in housing
preservation/production funds – more than 70% of CDBG funds and 100% of HOME funds
annually – will be targeted to the more distressed inner-city neighborhoods. Though lowand moderate-income beneficiaries of public services aided by approximately $220,000
(15%) in CDBG funds annually will reside throughout Brockton, the vast majority of clients
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will be drawn from the downtown core neighborhoods with the highest concentrations of
low-income people.
Obstacles to meeting underserved needs are clearly attributable to insufficient resources
with which to address growing needs. As federal and state assistance to urban areas,
notably CDBG and HOME, continue to be reduced, housing and public service needs
continue to grow exponentially. As in other cities throughout the country, Brockton is now
experiencing myriad new housing and social problems stemming from the subprime
mortgage/foreclosure crisis. Brockton in 2006-2007 was ranked as having the second
highest foreclosure rate (a multiple of 5.2 of the statewide median). In the period January
2006 to June 2007, 1,298 foreclosure notices were issued in Brockton. Like other such
impacted communities throughout the Commonwealth of Massachusetts and around the
country, Brockton is working feverishly with a multitude of providers and programs at all
levels of government and in the private sector to craft strategies and responses to this
national housing crisis as it continues to unfold.
See maps at the end of this document.

Managing the Process (91.200 (b))
Lead Agency
The City of Brockton’s designated lead agency with respect to the Community Development
Block Grant program (CDBG) and the Home Investment Partnership Program (HOME) is the
Brockton Redevelopment Authority (BRA). It is the BRA’s responsibility to, under direction of
the Mayor, prepare and submit the City of Brockton’s FY2008-FY2012 Consolidated Plan.
The BRA has been the lead agency and the administrating agency for Brockton’s CDBG
program for the past 33 years and has performed those same functions with respect to the
HOME program for the past 16 years. The BRA has been assigned responsibility for the
preparation and submission of previous Consolidated Community Development Plans and it
has always played a central and critical role in the planning, implementation and
coordination of Brockton’s multi-faceted and interrelated community and economic
development efforts. As the BRA partners with other public agencies such as the Brockton
Housing Authority and with community based and/or private organizations in order to carry
out projects and programs covered by the Consolidated Plan, the BRA nonetheless remains
the agency ultimately responsible for administering those programs.
The Process
In addition to the publicly advertised Citizen Participation process, the BRA has sought out
and encouraged input and involvement of public agencies, the business community,
community-based organizations and other groups in the determination of community
development and neighborhood needs and in recommending community development
objectives, priorities and resource allocations. The significant aspects of the process
employed to develop the Consolidated Plan and consequently this Action Plan included: an
in-depth review of data, annual reports, newsletters, special reports and plans having
regional and local significance; seeking public input at advertised public hearings and
inviting written comments; participation in forums on housing and social service issues;
collegial participation in collaborative groups focused on housing and social issues; outreach
to public instrumentalities involved in housing, public works and public services, planning
and community/economic development; and one–on-on outreach via personal and
telephone interviews to a wide range of public and private community based organizations
similarly involved in activities and reflecting CDBG and HOME goals. The following entities
were the focus of the information and input-gathering effort:
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United way of the South Shore

Brockton Mayor’s Office
NAACP-Brockton Area Branch
Brockton Police Department
Old Colony Planning Council (regional MPO)
South Shore Housing Development Corporation
Latin American Health Institute
Brockton Boys and Girls Club
Self Help, Inc. (de-leading and self-sufficiency programs)
Brockton Area Transit Authority – BAT
Neighborhood Housing Services
Cape Verdean Association
Health Care of SEMA, Inc.
Dorn-Davies Senior Center
Brockton Interfaith Community
Catholic Charities
South Shore Haitians United for Progress
Father Bill’s and Mainspring House (homeless services)
Brockton Area Multi-Service Agency (help-line and referral service for housing and
related needs)
Brockton Housing Authority (public housing & CHDO)
Mayor’s Economic Development Advisory Group
Brockton 21st Century (nonprofit CDC with economic development focus)
Metro South Chamber of Commerce
Brockton Fire Department
Brockton Boys and Girls Club
Plymouth County Housing Alliance (Continuum of Care)
Old Colony YMCA
David Jon Louison Family Center (shelter for abused women and children)
Brockton Water Commission
Brockton Housing Partnership
Career Works (job training and employment assistance center)
Latin American Health institute.

In addition to the steps outlined above, in March of 2007 the BRA sponsored and conducted
a Fair Housing Forum for the Brockton community. Approximately 60 individuals were
invited, including mortgage lenders and bankers, real estate agents and brokers, property
owners and managers, social service providers, municipal employees, community members,
and others. Nine people attended. The forum was jointly facilitated by Aviva Rothman-Shore
of the Fair Housing Center of Greater Boston and Andrea Shapiro, consultant to the BRA.
The Forum provided an overview of federal and state Fair Housing Laws, including who is
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protected and from what acts/actions, what types of properties are covered and which are
exemption, and what are the remedies if it is determined that someone was discriminated
against. Also highlighted were the ways in which Fair Housing Laws related to the Lead Paint
Law and people with disabilities. Ideas were generated for ways to increase awareness and
support for the laws. The group expressed disappointment that there was no representation
from real estate professionals, lenders or private property owners at the forum, and
discussed ways to reach these groups to incorporate their feedback and ideas in the process
as the BRA indicated it that after it completed its new Consolidated Plan for FY2008-FY2012
it would again be undertaking an Analysis of Impediments to Fair Housing.
Consultation
In the long course of the public hearings, forums, regular inter-agency collaborative
meetings, and interviews with public entities and social service providers over the past year,
BRA representatives have continuously sought input as to the most pressing needs facing
Brockton and particularly its low- and moderate-income and minority populations. The BRA
relied heavily on these consultations in developing this five year Consolidated Plan. The BRA
will of course encourage and maintain open lines of communications with all of these
organizations and agencies throughout the life of the Consolidated Plan and in the
preparation and implementation of annual Action Plans.
Throughout the consultation process certain themes emerged repeatedly. Clearly there
remains substantial and continuing need for more and better supplies of affordable housing
- both rental and ownership. While progress has been made in increasing the supply of
emergency shelter, supportive/transitional and ultimately permanent units for homeless
individuals and families as well for special needs populations, the need remains as the
population, particularly of lower-income persons, continues to grow. Public and private
partners have been hard at work crafting a ten year plan to end homelessness, that plan is
expected to be publicly released soon. Concurrently, the need for supportive social services
provided by a fairly elaborate network of nonprofit agencies remains high. Continuing
targeted efforts to revitalize neighborhoods and to modernize aging infrastructure remains a
high priority. And of course, economic development continues to be of significant
importance to Brockton, not only in terms of job creation and reduction of unemployment,
but also as a means to broaden the tax base and lower the tax burden on working persons
and families.
A major and overarching new theme emerging though, was that the subprime mortgage
foreclosure process and the parallel sudden economic downtown were producing particularly
severe negative impacts on Brockton and in fact threatening to reveres much of the
progress made in the areas of housing, living environment, and social/employment status
over the past decade or so. With respect to the fallout from the foreclosure crisis and
deteriorating general economy, the constant refrain heard in Brockton, the second most
negatively impacted municipality in Massachusetts, is that the community is in danger of
sliding backwards and that monumental coordinated efforts between all levels of
government and the private sector will be needed to stem the tide. The consensus among
these consulted stakeholders is that while many of effects of the twin pincers of growing
foreclosures and a generally economic downturn are obvious, some are less so while still
others lie beneath the surface. All in all, the effects of the crisis in Brockton are greatly
magnified and present serious threats to the stability of city neighborhoods.
Clearly, many people in Brockton have already lost, are now losing their homes, or are in
grave danger of losing them owing to rising adjustable rate mortgages coupled with job loss
or the threat of job loss; this is evidenced by the fact that Brockton has the second highest
rate of foreclosure in all of Massachusetts. Foreclosed properties of course mean displaced
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families. Foreclosed properties not quickly re-sold - and most are now not quickly re-sold invite vandalism and in short sequence become blighting influences. Arson is also an
obvious serious concern.
But foreclosures do not only impact property owners, they also cause displacement of lowand moderate-income tenants – both individuals and families; local shelter operators are
reporting substantially rising numbers of homeless families. Social service agencies report a
rise in domestic violence cases due to family income pressure in the down-turning economy.
Less obvious impacts of these twin crises include both owners and tenants seeking home
heating and other utility payment assistance and a rise in fire caused by improper use of
space heaters.
Less obvious consequences include foreclosed properties being stripped of copper pipes and
wiring and even of heating apparatus and bath/kitchen fixtures; thereby further reducing
the value of the city’s distressed housing stock. Also, vacant properties invite squatters and
vagrants and the health and accidental fire dangers that come with them. Lastly, there is
great concern that as lower income persons and families become displaced, Brockton will be
subjected to the phenomena of single family homes illegally housing more than one family
and of multi-family properties being transformed into illegal rooming houses.
There is great collaborative effort now underway among local government, communitybased organizations, and private concerns to assemble and integrate all available federal,
state, local and private resources so as to have the greatest possible impact in staving stave
off the most threatening consequences of rising foreclosures and declining economic
circumstances. There is broad agreement that those resources are insufficient to address
the growing scale of the problem. Nevertheless, there is great determination to do the
utmost to alleviate these conditions in Brockton so as to preserve and protect the
substantial community development progress that has been achieved in recent years.

Citizen Participation (91.200 (b))
Summary
The City of Brockton’s Citizen Participation Plan (CPP) has been updated as of March 2008.
The Citizen Participation Plan is designed to encourage residents - particularly those of low
and/or moderate-income, social service agencies, the business community, local and
regional institutions, community and faith based organizations, as well as departments and
instrumentalities of the City to participate in the creation of, and amendments to the
Consolidated Plan, as well as in the creation of, and the preparation of performance reports
(Consolidate Annual Performance and Evaluation Report – CAPER) and of its One (1) Year
Action Plan. The CPP provides: that information regarding access to information about
program activities and funding and the opportunity to submit comments on be made
available in multiple languages reflective of the demographics of the city; that program
activities will be structured so as to adhere to anti-displacement policies intended to
minimize displacement and to provide assistance to any persons who may be displaced; for
publishing the plan by means of summaries in newspaper(s) of general circulation, by
making copies of plan available for inspection in various accessible public locations, and by
posting the documents on the City’s website, www.brockton.ma.us; that at least two public
hearings, to address needs, planned activities, program performance and public comments
at times and places accessible to the public and with provisions for the participation of
disabled and non-English speaking persons; that published and sufficient advance notice of
hearings will be given to citizens, including residents of public and assisted housing; that
citizens will be provided reasonable and timely access to meetings; that citizens will be
provided at least 30 days to review and comments on the consolidated plan and that the
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City will consider the views of citizens, public agencies and other interested parties in
preparing the final consolidated submission; that in the case of any substantial
amendment(s) – defined as the deletion or addition of an activity, source of income or
objective in the annual Action Plan - amendment shall be publicly noticed and shall provide
for a 30 day review and comment period before the amendment is implemented; that for all
performance reports (CAPER) citizens will be provided reasonable notice and an
opportunity to comment by means of an advertised 15 day comment period and provision
that the City will consider any comments or views of citizens received in writing, as well as
orally at public hearings; that the Consolidated Plan, any substantial amendments, all Action
Plans and CAPERs shall be available to the public both in public buildings including BRA
offices and on the City of Brockton website and that upon request, technical assistance may
include special interpretation and communication assistance will be provided to persons with
disabilities; that the City of Brockton, through the BRA, will provide reasonable and timely
access to records for citizens, public agencies and other interested parties with respect to
the Consolidated Plan, and all subsidiary documents and expenditures under the programs
covered by the Plan throughout its five year term and/or the preceding five years; that
technical assistance will be provided by BRA staff to all citizens, public agencies and other
interested parties to provide in developing proposals for funding assistance under the
Consolidated Plan and that the BRA’s own understandable “Application for Federal
Community Development Block Grant Funds” will be made available at its initial annual
public hearing for a reasonable time thereafter at the BRA’s offices; that with respect to the
Consolidated Plan, amendments and Caper(s) the BRA will respond in a substantive manner
within ten (10) business days to all complaints received in writing; and that in the case of
the deletion or addition of an activity, source of income or objective which will constitute a
substantial change in use of funds programmed under any Action Plan created under the
Consolidated Plan, citizens, agencies, and interested parties will be given reasonable notice
of the proposed change and ample opportunity to comment on the proposed amendment.
Comments
Prior to the development of its Consolidated Plan, the City advertised on January 3, 2008
and on January 10, 2008 in the Brockton Enterprise that a public hearing would be held to
obtain the views of interested citizens, organizations, and parties as to the City’s housing
and community development needs. Notices were also posted in all Brockton Public Library
branches, in City Hall and the BRA offices. Notices were translated into Cape Verdean,
Spanish and Haitian and provided to nonprofit Agencies, churches, and schools for the
general information of non-English speaking persons. The advertised public hearing was
convened on Wednesday, January 16, 2008 at 7:00 p.m. in the GAR Room, City Hall, 45
School Street, Brockton. A second public hearing was duly advertised in the Brockton
Enterprise on March 6, 2008 and March 9, 2008.
Notices were again posted and provided to the aforementioned agencies and organizations.
At this hearing held on March 19, 2008, the proposed FY2008 CDBG and HOME Action Plan
were outlined and past performance was reviewed; no negative comments were received
with respect to either the proposed Action Plan or past program performance.
As of May 14, 2008, no comments were received.
Efforts to broaden public participation
The BRA employs a Spanish translator for its public hearings and meetings. For other nonEnglish speaking persons, the BRA would locate appropriate interpreter Assistance from
nonprofit agencies or nearby college foreign language departments on an as needed basis.
The BRA will seek assistance from various state and nonprofit agencies to provide
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communication assistance to hearing, speech or visually challenged persons as needed on a
case by case basis. Future public hearing notices will be posted on the City of Brockton
website and citizens and interested parties will be invited to submit comments not only
orally at formal public hearings, but also by means of written comments and emails during
the comment period. The website will also offer a means to obtain translation and
communication assistance as necessary for non-English speaking people and people with
disabilities. The BRA will seek help from the state Departments of Mental Health and Mental
Retardation as well as the Massachusetts Rehabilitation Commission and private nonprofit
agencies in cases involving people with mental and developmental persons.
Comments not accepted
In the development of the Consolidated Plan there were no comments received that were
not accepted. There were no comments received during the identified and publicly noticed
30-day review period which ended May 14, 2008 that were not accepted.

Institutional Structure (91.215 (i))
The Brockton Redevelopment Authority (BRA) will carry out the Consolidated Plan on behalf
of the City of Brocton. In organizational terms, the BRA is accountable to the Mayor, as
Chief Executive Officer of the City of Brockton. The BRA is governed by a five member
Board serving staggered five year terms. Four of the Board Members are appointees of the
Mayor of the City of Brockton while the fifth is an appointee of the Governor of the
Commonwealth of Massachusetts. The Board sets Policy for the BRA. Day-to-day
responsibility for administration of the BRA, and through it the CDBG and HOME programs
and certain other grant funded activities, rests with the Executive Director. The Executive
Director is assisted in this effort by a staff of two: an Administrative Assistant; and a Fiscal
Manager; housing rehabilitation specialist services are contracted on an as-needed basis.
Management and staff of the BRA work with private housing rehabilitation and other
contractors, with other municipal instrumentalities, with the Commonwealth’s Department
of Housing and Community Development, and with a number of nonprofit organizations in
the areas of affordable housing, homelessness, social services, anti-poverty actions and
economic development.
The Executive Director is responsible for: overall management and program compliance,
ensuring compliance with National Objectives, regulatory compliance for grant
administration, staff supervision, budget management, procurement of professional and
construction services, contract monitoring, approval of payments, technical assistance to
and monitoring of sub-recipients, program marketing and reporting to the grantor agency
and the Mayor. The Administrative Assistant supports the Executive Director in terms of
overall program administration and regulatory compliance. This position also assists with
staff supervision, budget and fiscal oversight, contract administration, marketing and other
customary management tasks. The Fiscal Manager is responsible for maintaining the
financial accounting system, reviewing applicant intake and income verification, processing
drawdowns, coordinating vendor/ contractor payments, interfacing with City and
independent accountants to assure compliance with fiscal oversight requirements, and other
customary financial management matters, including the monitoring of sub-recipients. The
Fiscal Manager provides support to the Executive Director and Administrative Assistant in
general administration and implementation of the Consolidated Plan and subsequent Action
Plans. Independently contracted housing rehabilitation specialists have primarily technical
responsibilities including; conducting initial home inspections to identify eligible work
necessitated by code violations; preparing work write-ups and cost estimates; inspecting
contractors’ work for quality; and making initial approval of progress payments. Where
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change orders are appropriate, the rehabilitation specialist must certify that the work is
necessary and eligible and that the cost is reasonable and appropriate.
The institutional structure intentionally separates functions so that no one staff member has
sole control of a single transaction from start to finish. Although the Executive Director
ultimately controls and authorizes all activities, others are responsible for development of
initial information and processing. The remainder of the staff works under a system of
checks and balances that requires different staff members to approve actions in different
functional areas, such as applicant eligibility, contractor oversight and fiscal controls.
The BRA has solid working ties and relationships with an extended network of housing and
social service providers operating in Brockton and within the region in which the city is
located, among the regional focused of these are the Old Colony Planning Council and the
Plymouth County Housing Alliance. The BRA works in exceptionally close cooperation with
the Brockton Housing Authority (BHA) in the development of new scattered site low-income
rental housing. The BRA works closely with the City of Brockton through the Office of the
City Planner and the Office of the Mayor in terms of infrastructure improvements. Lastly, the
BRA is an active and engaged member and participant of the Mayor’s Economic Advisors
which acts as a focal point and clearinghouse for municipal entities, nonprofit organizations
and private industry interests pursuing a common economic development agenda.
Strengths and gaps
The BRA’s strengths in terms of its delivery system for the Consolidated Plan and
Subsequent Action Plans rest in its track record and institutional memory as the entity
responsible for administrating Brockton’s CDBG program for the past 34 years and
performing those same functions with respect to the HOME program for the past 17 years.
The BRA has had the responsibility for preparing, submitting and implementing all previous
Consolidated Community Development Plans and Action Plans as well as for managing the
consultation and Citizen Participation processes, preparing annual CAPER(s) and interacting
with HUD representatives.
The BRA has always played a central and critical role in the planning, implementation and
coordination of Brockton’s multi-faceted and interrelated community and economic
development efforts. As the BRA partners with other public agencies such as the Brockton
Housing Authority and with community based and/or private organizations in order to carry
out projects and programs covered by the Consolidated Plan, the BRA nonetheless remains
the agency ultimately responsible for administering those programs. Gaps in the program
delivery system are largely and perhaps solely attributable to fiscal constraints. As program
administrative requirements continue to grow and as annual entitlement amounts continue
to shrink, it becomes increasingly difficult to engage adequate staff capacity to implement
all elements of the Consolidated Plan and Action Plans. Consequently, the BRA must often
seek out independent contractors or engage in interagency agreements in order to carry out
certain program responsibilities and activities.
Public Housing delivery system
The Brockton Housing Authority (BHA) was chartered in 1942 as an independent municipal
authority, pursuant to Chapter 121A of the Massachusetts General Laws. The BHA is
governed by a five member Board of whom four are appointed by the Mayor, and one is
appointed by the Governor of the Commonwealth of Massachusetts; board members serve
staggered five year terms. The BHA has sole authority, independent of the City of Brockton,
for all hiring, contracting and procurement; in these areas the actions of the BHA are
governed solely by applicable federal and state regulations. Nevertheless, the BHA functions
cooperatively with the City of Brockton and the BRA in crafting strategies and implementing
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action items aimed at addressing Brockton’s identified housing and community development
needs; these include such actions as joint planning followed by BRA conducted site
preparation and development of new lower income housing with CDBG and HOME funds
which are subsequently managed by the BHA. These and other BHA developments occur
with full review input from the City of Brockton.
The BHA currently manages 2,028 units of public rental housing, including 1,255 federally
subsidized units, 745 state subsidized units, and 28 units with local and/or other subsidies.
There are no public housing authority (BHA) units expected to be lost from this inventory.
The Brockton Housing Authority manages 2,040+ rental subsidies: 123 state MRVP
vouchers awarded the BHA; 931 federal Section 8 vouchers awarded the BHA; and
approximately 385 Section 8 vouchers which it manages on behalf of other PHAs (public
housing authorities) within Brockton and approximately 600 federal rental subsidies for
units located in jurisdictions outside Brockton.
The BHA reorganized its Facilities Department in 2002 to boost efficiency and effectiveness
of operations. Within the reorganized department are three distinct sections whose names
clearly describe their operational functions: Vacancy Preparation, Preventive Maintenance,
and Work Orders.
In 1992, The BHA commissioned a Section 504 needs assessment which classified each of
its developments as in either fair or good condition. A 1997 review found an update of the
needs assessment to be unnecessary. Since 1992, the BHA has systematically pursued a
comprehensive modernization program to meet the requirement of 5% of its elderly units
being accessible to the disabled.
The BHA operates a Family Self-Sufficiency Program (FSS) aimed at improving the lives of
public housing residents through peer to peer interaction in such key areas as: educational
and vocational counseling; employment and training; personal development; and money
management.
The BHA continues to employ best practices in the development and management of public
housing and to forge innovative programs to support tenant needs. Gaps in the delivery
system for public housing are unquestionably attributable to the fact that demands far
exceed available federal, state and local resources.

Monitoring (91.230)
The BRA is responsible to the Mayor as Chief Executive Officer of the City for timely
implementation of the Consolidated Plan and annual Action Plans. The BRA will perform
within the HUD threshold for timely expenditure of funds, which is a gauge of the
effectiveness of its administration of the CDBG and HOME Programs. Implementation of all
of the federally funded programs will of course comply with all federal laws and regulations
and with relevant state laws and local ordinances; particular projects and activities will be
coordinated as appropriate with City departments, the BHA and other local agencies. The
BRA is responsible for monitoring of sub-recipients including compliance with the terms of
the grant agreement and is responsible for monitoring labor standards in applicable
construction projects. With respect to the One Year Action Plan, the Brockton
Redevelopment Authority, utilizing staff familiar with HUD regulations, will undertake
specific monitoring steps for the various types of activities as described below:
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Public Services [nonprofits]:
• conduct periodic on site monitoring; review on site records and other pertinent
information;
• require the nonprofit agencies to submit regular reports indicating the number of
low- and moderate-income persons and the ethnicity of serviced by the funded
program/activities; such reports will be required to include particular detail as to
how funded programs/activities are benefiting underserved very low-income
persons.
Homeowner Grants/Homebuyer Assistance/CHDO:
• undertake careful review of income eligibility for grants/assistance by means of
credible income verification;
• undertake outreach to minority members of the community so as to facilitate their
access to these financing tools;
• include recapture provisions in all rehabilitation agreements with homeowners
calling for repayment if the property is sold within varying time periods keyed to the
scope of rehabilitation activity; recapture provisions are secured by liens;
• ensure long term code compliance in rental units by requiring the BHA to conduct
annual inspections of rental units constructed with HOME funds.
Infrastructure/Public Facilities:
• the Authority will follow established HUD procedures and regulations pertaining to
Davis-Bacon wages;
• HUD forms 11 and weekly payroll forms will be required on such projects;
• contract bid documents will stipulate participation by Minority Business Enterprises
(MBE) and Women Business Enterprises (WBE) to the greatest extent possible.

Priority Needs Analysis and Strategies (91.215 (a))
Analysis
The City of Brockton will prioritize the following community needs for FY2008-FY2012:

Priority Need Category
Owner Occupied Housing
Rental Housing
Public Facilities
Planning/Administration
Economic Development
Public Services
Other

CDBG $
$279,873
$0
$420,000
$293,800
$200,000
$220,354
$55,000

HOME $
$140,784
$542,000
$0
$75,860
$0
$0
$0

$1,469,027 $758,644

TOTAL CDBG+HOME
$
$420,657
$542,000
$420,000
$369,660
$200,000
$220,354
$55,000
$2,227,671

* Budget numbers above are for FY2008. It is likely that some of these Priority Need
Categories will change in priority over the five year period as specific needs and projects
are addressed and completed.

In considering funding priorities for this period the City is attempting to address emerging
critical needs, especially stabilization of foreclosed ownership properties and neighborhoods
experiencing significant numbers of foreclosures; deteriorating rental housing stock and the
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on-going need for more low-income rental housing; accessibility modifications to public
facilities to enable people with mobility impairments to enjoy public assets and services;
improving the vitality of the city’s downtown and increasing the appeal of local businesses
for the benefit of residents and business owners and to expand local employment
opportunities; supporting and providing a broad range of public services needs for lower
income residents; and supporting other special needs, including housing and supportive
services, of Brockton residents.
In assigning priority to projects and need categories the City considers a variety of factors
including: community input, the community’s emerging and critical needs, like the
devastating foreclosure trend, significant public facility capital needs, and the service needs
of residents; the number of low-income people served; and the number and relative
percentage of people in need.
On-Going Strategy and FY2008 Projects
The City of Brockton intends to support efforts to reduce crime; enhance the quality of
community life through the provision of better public facilities, neighborhood stabilization
efforts, and infrastructure improvements aimed at supporting economic development; and
reduce poverty and improve the quality of life for people living at or below the poverty level
by expanding economic opportunities and supporting vital social/public service providers
and facilities that help create and/or retain jobs. The City will also act to stabilize, improve
and increase access to owner-occupied housing for low- and moderate-income residents,
including addressing the community’s significant needs related to the foreclosure crisis and
to stabilize, improve and increase the supply of affordable rental units for low- and
moderate-income community members as well as residents with special housing and service
needs.
While this Consolidated Plan anticipates that priorities may shift as current projects are
completed and new projects are added in future years, in FY2008 the City will accomplish
these objectives through the following projects:
1. Rescue of Foreclosed Homes – Owner Occupied Housing
In an effort to prevent the growing number of foreclosures in Brockton from decreasing the
supply of affordable housing and from destabilizing neighborhoods through the presence of
deteriorating vacant homes, the BRA will work closely with the Brockton Housing
Partnership (a collaboration of financial local institutions, public agencies and communitybased non-profits) and other parties to rescue some of these properties and return them to
productive use and occupancy by low- and moderate-income families. CDBG funds will be
used to acquire and rehabilitate foreclosed single family homes which will be re-sold to lowand moderate-income families under existing First Time Home Buyer programs. The BRA
will also provide HOME funds for Down Payment Assistance for properly qualified and
trained low- and moderate-income First Time Home Buyers. The BRA will coordinate its
efforts with other agencies and programs such as Self Help, Inc. and Massachusetts' Get the
Lead Out program. At least a portion of the rehabilitation funds advanced will be in the form
of deferred payment loans with annual declining balances and recapture provisions secured
by lien. The homes sold will carry conventional mortgages, likely soft-second mortgages
from the Massachusetts Housing Partnership and the aforementioned down payment
assistance (ultimately forgiven) and rehab loans. Acquisition funds advanced will be repaid
to the BRA when conventional mortgages/Soft Second mortgages are placed. The BRA will
use the repayment proceeds to acquire additional properties and start the process again.
Because the foreclosure crisis continues to hit all sections of the city, and because
foreclosures are complex and have varying circumstances, the BRA cannot target a specific
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area, but rather must approach this effort on a case by case basis as properties move
through the process and become available. Any excess CDBG or HOME funds not required in
Rescue of Foreclosed Homes initiative will be made available to income eligible single
family home owners for rehabilitation or first time homebuyer assistance.
2. Façade Improvements - Economic Development
Working through the nonprofit community based Brockton 21st Century Corp. the BRA will
utilize funds to provide patient low interest loans for façade improvements in the downtown
central business district and if funding allows, in other neighborhood business districts. It is
anticipated that individual loans will be capped at $35,000 per business property but that
most will not exceed $20,000. All code violations will be corrected in assisted businesses.
Program income (loan repayments) will be utilized for future loans under this program.
Brockton 21st Century will monitor the loans to determine that at least one full-time
equivalent job has been created or retained for each $35,000 of CDBG funds advanced.
Brockton 21st Century may use a portion of these funds for reasonable program delivery
costs. With these CDBG funds, to the greatest extent possible, the BRA and Brockton 21st
Century Corp. CDBG funds will strive to leverage private investment in the form of equity or
credit in these businesses.
As the downtown center is surrounded by neighborhoods comprised of more than 51% lowand moderate-income residents and contains significant blight. The project is intended to
increase economic opportunity through the creation/retention of jobs and by supporting the
provision of goods and services for low- and moderate-income residents.
3. Planning – One Year Action Plan – Planning/Administration
CDBG funds will be used to prepare Brockton's FY2009 Action Plan for CDBG and HOME
funding together with related public/private funds and resources in order to carry out the
objectives of the Consolidated Plan. The Brockton Redevelopment Authority will be assisted
by a consultant in the preparation of the new FY2009 Action Plan; the consultant will be
selected following a public procurement process.
The BRA has a small staff of three persons and will require outside assistance to prepare the
FY2009 Action Plan for CDBG and HOME funds.
4. War Memorial Building Accessibility – Public Facilities
The City of Brockton and the BRA have in recent years been working to remove architectural
barriers in the War Memorial Building so that all of Brockton’s citizens, including the
disabled, can participate in a variety of public civic and cultural events held there, thus this
project is regarded as a high priority. $420,000 in FY2008 CDBG funds will continue the
accessibility retrofit project of the War Memorial Building/Civic Center at 156 West Elm
Street. Added to $1,175,000 in prior year grant funds allocated, the funding will result in an
accessible building with: a four-stop elevator; improved building access; existing bathrooms
updated to meet ADA standards; and new handicapped bathroom facilities constructed. The
project may also include other accessibility improvements such as modifications to
appurtenant sidewalks and access points. The War Memorial Building functions as the City
of Brockton's civic center and hosts a variety of public events. The project will make the War
Memorial Building fully accessible to disabled persons and permit them to participate in
these events. The City of Brockton will continue to seek funding from private donors and the
Massachusetts Cultural Council to improve the War Memorial Building.
5. Mobile Anti-Crime Unit – Public Services
The Brockton Police Department has taken a multi-pronged approach to crime prevention
which includes such elements as public school outreach and neighborhood Watch Programs
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which aim to increase citizen involvement and public safety awareness. Further, in the
realm of crime prevention, the Brockton Police Department has established the Mobile AntiCrime Unit which operates in a delineated target area which is predominately low- and
moderate-income in nature. The specially equipped and trained unit focuses on preventing
crime by creating a high visibility profile and rapid response in areas frequented by known
criminals. CDBG funds will provide partial funding to continue a four person foot patrol, the
Mobile Anti-Crime Unit, dedicated to crime reduction in a targeted high crime, low- and
moderate-income area of the City, specifically, census tracts: 5104, 5108, 5109, and 5114 an area of some 50,000 residents. Funds will be utilized for the salaries of foot patrol
officers in this dedicated unit. The project will benefit an estimated 50,000 low- and
moderate-income persons by improving neighborhood safety in areas prone to higher crime
levels.
6. Cosgrove Swimming Pool – Public Services
CDBG funds will be used to provide salaries and to satisfy related expenses in connection
with the provision of structure recreational and instructional programs at the Old Colony
YMCA Cosgrove pool. The Cosgrove Pool is a significant public recreational resource which is
centrally located among low- and moderate-income areas of Brockton. During the summer
months, underprivileged children and youths from surrounding low- and moderate-income
neighborhoods are transported to the Cosgrove Pool where they receive swimming and
water safety instruction from qualified counselors and instructors. Seasonally, some 16,150
children/youths benefit from the use of the facility and from its well structured programs.
7. David Jon Louison Family Center – Public Services
CDBG funds will be used to support salaries for social/case worker assistance to transitional
tenants of the David Jon Louison Family Center. The center provides transitional shelter and
support services to exclusively lower income homeless individuals and families in Brockton.
Specifically, funds will provide a portion of the salary of a Life Skills Counselor. The center
may assist as many as 150 homeless persons over the course of the coming year.
8. Father Bill’s and Mainspring Work Express Program – Public Services
CDBG funding will help support the expanding Work Express program created by Father Bills
& Mainspring and previously funded in part by a McKinney grant. Work Express seeks to
mainstream homeless persons to productive employment and independence by means of
the provision of transitional housing, intensive case management, substance abuse
counseling, and basic skills development. CDBG dollars will help fund the personnel cost of a
training coordinator and supervisor. The program enrolls 20 trainees at a time and deals
with 60 cases in the course of a year. Trainees often work at public benefit assignments
involving street sweeping, graffiti removal and vacant lot clearance. The Work Express
program is a six-twelve month training program for homeless men and women in Brockton.
Individual training is given to participants as they are placed in 20 hour per week work slots
with local businesses, the Plymouth County District Attorney's Office and the Brockton
Department of Public Works.
9. The Associacao Cabo Verdiana de Brockton – Public Services
The Associacao Cabo Verdiana de Brockton, Inc. provides essential services which link
members of their non-English speaking community with the larger general Brockton
community. Among the services offered: outreach and referral for educational, medical and
legal resources available to low- and moderate-income persons. The Association also
provides translation services and conducts English as a Second Language classes for its
overwhelmingly low- and moderate-income clientele. CDBG funds will be used to partially
support its staffing needs for services to an estimated 2,850 persons in the coming year.
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10. Health Care of Southeastern Massachusetts – Public Services
CDBG funds will in part fill the salary needs of a life skills counselor for Woman's Place, a
women’s emergency shelter at a secure and confidential Brockton location. At this shelter,
Health Care of Southeastern Massachusetts offers life skills defined as: abuse counseling,
nutritional counseling, household advocacy, substance abuse counseling, and life skills
education. Last year, the center received 2,019 hotline calls, and sheltered 62 low- and
moderate-income women and children. Over the past year Womansplace was forced to refer
363 women to other shelters or related services because it lacked bed space. The center’s
mission is to first provide shelter from abusive relationships; and secondly to prepare clients
for transition into more permanent secure living arrangements through self-sufficiency
training. It is believed the center will serve 125 or more abused women. In the first
program year, these abused women will have access to an emergency shelter and
supportive services, including transitional assistance to obtain self-sufficiency in living and
working arrangements and of course a suitable living environment.
11. Dorn Davies Senior Center – Public Services
BAMSI operates the Dorn Davies Senior Center in the Campello High Rise elderly residence.
Satellite programs are run from the Dorn Davies Center at three other well placed locations,
as are outreach programs for the Brockton elder community at large. Programs focus on
senior citizens health and nutritional needs as well as recreation and socialization among
other things. CDBG funds will provide roughly 3% of the center’s operating budget for the
next year. The Dorn Davies Senior Center’s clientele are exclusively low- and moderateincome persons. With effective outreach programs, the center expects to assist an
estimated 3,300 seniors in the coming year, providing them with access to health and social
services as well as nutrition.
12. Camp Massasoit – Public Services
CDBG funds will provide operating support for the Old Colony YMCA’s Camp Massasoit.
Camp Massasoit is a summer day camp of six weeks duration, which is operated at
Massasoit Community College for the benefit of low- and moderate-income children aged
nine (9) to 12 years who come from throughout Brockton. Organized programs are not only
recreational in nature, but are also focused on: values orientation, health and fitness, selfesteem and confidence building, appreciation for ethnic and cultural diversity, and problem
solving skills development. Camp Massasoit will provide summer day programs for
approximately 300 youths this year.
Children from low- and moderate-income families will benefit from organized activities and
supervised day camp programs and will consequently have less exposure to the lure of
drugs, gang activity, vandalism and negative behavior.
13. Contingencies – Other
The Brockton Redevelopment Authority will hold these CDBG funds in reserve to provide the
means to assist unforeseen needs during the course of the program year, or to be used in
the event any ongoing or new activity requires additional funding to be successfully
completed.
14. General Office Administration – Planning/Administration
The Brockton Redevelopment Authority utilizes these CDBG funds for coordination oversight,
implementation and compliance as it carries out the eligible CDBG activities identified in the
One Year Action Plan.
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15. CHDO – New Construction – Rental Housing
The Brockton Redevelopment Authority is allocating $442,000 in HOME funds to assist in the
construction of five (5) new low-income rental housing units. These will be developed in
conjunction with the Brockton Housing Authority on the site of the soon to be demolished
surplus Edgar School building. The Brockton Housing Authority will be combining the HOME
funds with other funding under its control to undertake this project. These Energy Star
compliant units will be owned and operated by the Brockton Housing Authority – the local
CHDO. The Brockton Housing Authority will maintain these units in its public housing
inventory. Tenants of these units will be eligible low-income families.
This project continues the cooperative partnership of the BRA with the BHA acting as CHDO
that in recent years has resulted in the creation of 28 scattered site low-income rental units
in Brockton.
16. Homeowner Property Rehabilitation Assistance – Owner Occupied Housing
HOME funds will be utilized to provide property rehabilitation assistance to income eligible
home owners to correct state and local code violations. This may include the elimination of
lead based paint hazards; larger lead-based paint removal needs will be referred to SelfHelp Inc. which will assist those properties through such programs as "Get the Lead Out".
Low- and moderate-income (as defined by HUD guidelines) owner occupants of single family
homes city-wide may be eligible for deferred loans/grants for this purpose of correcting
code violations. Recapture provisions will be required in all rehabilitation agreements with
homeowners calling for repayment if the property is sold within varying time periods keyed
to the scope of rehabilitation activity. Recapture provisions will be secured by filed property
liens. Rehabilitation loans will be capped at $20,000 per unit. $40,784 including delivery
costs has been budgeted for this program. It is expected that two (2) or three (3) homes
will be rehabilitated under this program during the program year.
Because there is a need for housing rehabilitation assistance throughout the city, the BRA is
not targeting a specific concentrated area. Rehabilitation assistance may be combined with
funding allocated to Rescue of Foreclosed Homes as necessary.
17. First Time Homebuyer Assistance – Owner Occupied Housing
The Brockton Redevelopment Authority will utilize HOME funds to provide down payment
assistance, and reasonable closing costs for eligible low- and moderate-income homebuyers
citywide. All home buyers assisted under this program will have completed homebuyer
training courses. Recapture provisions will be required in all assistance agreements with
homeowners calling for repayment on an annual declining balance basis if the property is
sold within ten years. Recapture provisions will be secured by filed property liens. Generally
down payment and closing cost assistance will be limited to $15,000 per single family
home, however in the case of foreclosed properties acquired, rehabilitated and resold to
qualified First Time Buyers utilizing CDBG funds, the assistance under this program may be
as much as $20,000 per single family home. Four (4) or five (5) First Time Buyers plus two
(2) buyers of rescued foreclosed homes are expected to be assisted in the program year.
Because there is a need for First Time Homebuyer Assistance throughout the city and
because the foreclosure crisis impacts all sections of the city the BRA is not targeting a
specific concentrated area. First Time Homebuyer Assistance may be combined with funding
allocated to Rescue of Foreclosed Homes as necessary.
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18. Work Express Supportive Housing Development – Rental Housing
The Brockton Redevelopment Authority is allocating $100,000 in HOME funding towards the
creation of 32 new units of supportive housing for 15 homeless veterans, including women,
and at least 16 chronically homeless persons. This SRO project will play a fundamental role
in achieving the objectives of the Work Express program which provides housing,
counseling, skills development and trainee jobs to homeless persons who hope to become
independent and self-reliant and ultimately become mainstreamed into the conventional job
market.
This project will consist of modular construction of 32 SRO units on a vacant parcel adjacent
to the Mainspring Emergency Shelter on Spring Street in Brockton. The total $2.68 million
project enjoys broad support including that of the City of Brockton which opted to sell the
parcel to Father Bill's & Mainspring following a public disposition process.
19. Administration – Planning/Administration
The Brockton Redevelopment Authority utilizes these HOME funds for coordination
oversight, implementation and compliance as it carries out the eligible HOME activities
identified in the One Year Action Plan.
Obstacles
The biggest obstacle the City of Brockton faces in meeting the community’s needs is its
limited funding. While the City will leverage other state, federal, local, and private funds to
address the community’s full range of needs, the community’s needs greatly exceed the
amount of funding available from all sources. This year and for the foreseeable future, the
pressing local needs associated with the foreclosure crisis and the effect of foreclosures on
Brockton neighborhoods and residents will require the investment of significant public
resources including HOME and CDBG funds. With limited available funding, the effect will be
the delay or curtailment of other projects that would typically be funded with HOME and
CDBG funds.

Lead-based Paint (91.215 (g))
According to the 2006 American Community Survey, 32,713 housing units in Brockton were
built prior to 1980, and of these 21,728 were built before 1950. Lead was widely used in
interior and exterior paint prior to 1978 when its use in paint was banned by the
Environmental Protection Agency. No reliable calculation exists as to the number of
Brockton housing units containing lead paint, although it can be assumed that a number of
older properties, particularly those located in lower income areas, have lead paint present.
Others properties have been de-leaded through various state and federal programs to
encourage de-leading. To the extent permitted with limited financial and manpower
resources, the City of Brockton undertakes systematic code enforcement inspections and
when lead paint is detected, directs property owners toward programs created to assist in
de-leading. These include the lead remediation program administered by Self Help Inc., as
well as the Brockton Redevelopment Authority’s CDBG- and HOME-funded property
rehabilitation program and MassHousing’s “Get the Lead Out” program.
Lead emissions from leaded gasoline and other industrial sources have also contributed to
the amount of lead in homes and surrounding soil. Lead in young children has been linked
to neurological disorders and learning disabilities. Exposure to the hazardous effects of lead
most commonly happens through flaking, peeling or chipping interior or exterior paint, lead
dust from interior or exterior sources, leached tap water from lead solder used in plumbing,
or from other sources such as some dishware and industrial exposure.
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The Commonwealth of Massachusetts Department of Public Health operates a Childhood
Lead Poisoning Prevention Program and publishes an annual “Childhood Lead Poisoning
Screening and Incidence Statistics by Community”. The data for Brockton from July 1, 2001
through June 30, 2006 indicates that 88% of the children between nine (9) and 48 months
old had been screened for elevated lead levels. The incidence of elevated levels of lead in
the blood of these children was 3.1 cases per 1,000. This is higher than the statewide
average of 1.0 case per thousand and higher than the 1.9 cases per thousand average for
high risk communities like Brockton.
The BRA has carried out housing rehabilitation activities for many years, routinely testing
for lead paint in any unit to be rehabilitated with children under the age of eight (8) in
residence. To the extent that housing rehabilitation is undertaken in the coming years, this
practice will continue under. Efforts to decrease the overall impact of lead paint in
Brockton’s older housing stock is severely hampered by the limited availability of funds and
the stringent requirements of Title X, HUD’s “Lead Based Paint Hazard Reduction Act”. Due
to the high cost of de-leading activities, few units can now be rehabilitated. Instead, the
BRA refers properties in need of de-leading to Self Help, Inc., a community based nonprofit
organization that accesses federal and state resources including Massachusetts “Get the
Lead Out” funds to remove lead paint hazards from older properties. Due to limited funding
availability, it is estimated that few, if any, lead paint remediation and/or housing
rehabilitation loans/grants will be made in FY2008-FY2012 using CDBG/HOME funds.

HOUSING
Housing Needs (91.205)
The City of Brockton, acting by and through the Brockton Redevelopment Authority (BRA),
will utilize its CDBG and HOME funds to address the following housing needs, to the extent
that available funding allows:
1. maintain, support and preserve the existing housing stock, prevent housing
deterioration and vacancies, prevent displacement due to foreclosures;
2. increase the overall availability of affordable permanent housing through the
creation of new units and the return to habitable status of vacant/deteriorated
units; and
3. preserve the quality of life in existing neighborhoods while accommodating and
promoting smart growth, supporting a well-conceived balance between housing
development, transportation, open space and recreational facilities, as well as
appropriate commercial development opportunities.
Additionally, the BRA provides operating and programmatic support to several communitybased organizations that aid homeless people and people at-risk for homelessness, provide
transitional assistance, or provide supportive services. These agencies provide services to
low- and very low-income households and individuals and help them to find housing or
maintain housing.
See Housing Needs Table (formerly Table 2A) at the end of this document. While
there is great need among all of the lower income groups and racial/ethnic groups, the 2000
CHAS numbers do not demonstrate the existence of disproportionate need.

FY2008-FY2012 Strategic Plan

19

City of Brockton, Massachusetts

Priority Housing Needs (91.215 (b))
Needs
In addition to the needs of homeless families and individuals and special [non-homeless]
populations, the City of Brockton, acting through the BRA, has determined there are a
number of other local housing needs which should be given priority treatment. Please see
Housing Needs Table (formerly Table 2A) at the end of this document. These
determinations are based upon the BRA’s review of available local demographic data,
projections of regional planning agencies, discussions with knowledgeable parties and
organizations engaged in the housing field, and HUD’s CHAS data. Relative needs of subgroups are rated in terms of low, moderate or high priority with respect to unmet needs,
achievable goals for the duration of the comprehensive plan, and anticipated funding and
capacity available from a variety of sources.
Activities
The City of Brockton, acting by and through the BRA, will utilize a significant portion of its
CDBG funds together with its HOME funds to address these needs through homeownership
stabilization and housing rehabilitation finance mechanisms, and where appropriate to
support other special initiatives aimed at the creation of new affordable rental and
homeownership housing units. Housing stabilization and rehabilitation activities are
prioritized to address the vast and growing foreclosure issue in Brockton. A more
comprehensive analysis of the foreclosure issue is in the Housing Market Analysis section,
following this section. Similarly, there continues to be a shortage of affordable rental and
homeownership units, so the creation of new units and stabilization of existing units remain
priorities as well. There is an on-going need for affordable homeownership units, so
programs to create additional homeownership units and to increase access to existing
homeownership units are also prioritized.
HOUSING NEEDS BY INCOME, HOUSING TYPE AND FAMILY TYPE/SIZE
Renters
Elderly: Low Priority is accorded the estimated 736 unit unmet need in the very low-income
sub-strata of elderly renter households; zero (0) units is proposed as a goal to be achieved
if all possible assistance were available from all sources. Likewise, Low Priority is accorded
the 272 units of unmet need for low-income elderly renter households with the goal set at
zero (0). Finally, Low Priority is assigned the estimated 118 units of unmet need for
moderate-income elderly renter households and the goal set at zero (0).
Small households: Medium Priority is accorded the estimated 1,232 unit unmet need in
the very low-income sub-strata of small related renter households; two (2) units are
proposed as a goal to be achieved if all possible assistance were available from all sources.
Likewise, Medium Priority is accorded the 745 units of unmet need for low-income small
renter households with the goal set at two (2). Medium Priority is assigned the estimated
309 units of unmet need for moderate-income small renter households and the goal set at
two (2).
Large households: Medium Priority is accorded the estimated 436 unit unmet need in the
very low-income sub-strata of large related renter households; three (3) units are proposed
as a goal to be met if all possible assistance were available from all known sources.
Likewise, Medium Priority is accorded the 308 units of unmet need for low-income large
renter households with the goal set at three (3). Finally, High Priority is assigned the
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estimated 256 units of unmet need for moderate-income large renter households and the
goal set at three (3).
All other: Medium Priority is given the estimated 979 unit unmet need in the very lowincome sub-strata of all other renter households; one (1) unit is proposed as a goal to be
met if all possible assistance were available from all known sources. Medium Priority is
accorded the 389 units of unmet need for low-income all other renter households with the
goal set at one (1) unit. Medium Priority is also assigned the estimated 181 units of unmet
need for moderate-income all other renter households and the goal is set at one (1) unit.
Owners
Elderly: Low Priority is accorded the estimated 564 unit unmet need in the very low-income
sub-strata of elderly owner households; zero (0) units is proposed as a goal to be achieved
if all possible assistance were available from all sources. Likewise, Low Priority is accorded
the 362 units of unmet need for low-income elderly owner households with the goal set at
zero (0). Finally, Low Priority is assigned the estimated 236 units of unmet need for
moderate-income elderly owner households and the goal set at zero (0). The City of
Brockton will attempt to address elderly homeowner issues with housing rehabilitation funds
where limited funds can provide a positive impact.
Small households: Low Priority is accorded the estimated 219 unit unmet need in the very
low-income sub-strata of small related owner households; zero (0) units are proposed as a
goal to be achieved if all possible assistance were available from all sources. High Priority is
accorded the 415 units of unmet need for low-income small owner households with the goal
set at three (3). High Priority is assigned the estimated 702 units of unmet need for
moderate-income small owner households and the goal set at six (6).
Large households: Low Priority is accorded the estimated 93 unit unmet need in the very
low-income sub-strata of large related owner households; zero (0) units are proposed as a
goal to be met if all possible assistance were available from all known sources. Likewise,
High Priority is accorded the 211 units of unmet need for low-income large owner
households with the goal set at three (3). Finally, High Priority is assigned the estimated
444 units of unmet need for moderate-income large owner households and the goal set at
six (6).
All other: Low Priority is given the estimated 162 unit unmet need in the very low-income
sub-strata of all other owner households; zero (0) units is proposed as a goal to be met if
all possible assistance were available from all known sources. High Priority is accorded the
102 units of unmet need for low-income all other owner households with the goal set at
three (3) units. High Priority is also assigned the estimated 285 units of unmet need for
moderate-income all other owner households and the goal is set at six (6) units.
SPECIAL POPULATIONS
The unmet housing need and goals for other special populations is addressed in the NonHomeless Special Needs section of this Strategic Plan.
Also see Housing Needs Table for detailed populations numbers and housing goals.
PRIORITY BASIS
In considering funding priorities for this period the City is attempting to address emerging
critical needs, especially stabilization of foreclosed ownership properties and neighborhoods
experiencing significant numbers of foreclosures; deteriorating rental housing stock and the
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on-going need for more low-income rental housing; accessibility modifications to public
facilities to enable people with mobility impairments to enjoy public assets and services;
improving the vitality of the city’s downtown and increasing the appeal of local businesses
for the benefit of residents and business owners and to expand local employment
opportunities; supporting and providing a broad range of public services needs for lower
income residents; and supporting other special needs, including housing and supportive
services, of Brockton residents.
In assigning priority to projects and need categories the City considers a variety of factors
including: community input, the community’s emerging and critical needs, like the
devastating foreclosure trend, significant public facility capital needs, and the service needs
of residents; the number of low-income people served; and the number and relative
percentage of people in need.
BARRIERS
Barriers to affordable housing in Brockton result from the market forces that affect the
larger Eastern Massachusetts region and large sections of Southern New England. Although
the real estate market is currently in a downturn, rents and sale prices are still out of reach
for many low- and moderate-income households due to rapid escalation in recent past
years.
Real estate professionals attribute the recent escalation of housing costs in Brockton in large
part to the even greater rise in housing costs in the Boston urban core and suburban ring
during the same time period. Additionally, the greater accessibility between Boston and
Brockton that was created with the opening of the Middleborough Commuter Rail line in
1997 has contributed to housing cost increases over the past decade. Though the
appreciation of the real estate market is welcome news to many Brockton homeowners, it
can present challenges to prospective buyers and renters whose income has not grown by a
similar rate.
The shortage of opportunities to create new affordable housing in Brockton is not
attributable to public policies such as zoning; in fact, the City has taken steps to create
zoning that is favorable to affordable housing development. The City also continues to
examine zoning and land-use policies and procedures, while exploring the reuse of several
large, old factory buildings in the downtown area. The City believes at least some of these
underutilized properties are suitable for mixed-income housing given their proximity to
commuter rail, bus and other essential services located in the downtown. Limited public
funding and private investment interest are remaining barriers to increasing the supply of
affordable housing; however, the City is taking steps to create attractive development and
redevelopment opportunities.
Unfortunately, given the context of regional housing costs and development costs, there
continues to be insufficient funding for affordable rental and homeownership development,
rental assistance, rehabilitation assistance, foreclosure prevention funding and services, and
first-time home-buyer financing assistance programs to meet the demands of low- and
moderate-income residents and would-be residents of Brockton. A more detailed analysis of
the supply and demand factors impacting the Brockton affordable housing market is
presented in the following Housing Market Analysis section.
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Housing Market Analysis (91.210)
Brockton’s housing market has followed the general market trends for the Commonwealth
of Massachusetts and the northeast in general. According to Banker & Tradesman (a
publication of The Warren Group), while home prices increased from 2003 to 2005, they
declined from 2005 to 2007. Similarly, the number of home sales increased from 2003 to
2004 and declined each year from 2004 to 2007, with one notable exception – the number
of condo sales grew each year from 2003 to 2006 and declined from 2006 to 2007. This
could offer a partial explanation for the increase in owner-occupied units and the decrease
in renter-occupied units, some of which is due to conversion of multi-family properties to
condos, and the balance is due to new development of condos and other housing in
Brockton.
Brockton is already experiencing and is expected to face an extraordinary number of
foreclosures in the next 12-18 months. This will have a negative impact on the
homeownership market, and also on the rental market since more than half of the
community’s properties contain more than one unit.
SUPPLY OF HOUSING
According to the 2000 U.S. Census, Brockton had 34,837 housing units with 33,675
occupied and 1,162 vacant. Of the occupied units, 18,375 were owner-occupied and 15,300
were renter-occupied.
The American Community Survey (ACS) updates and further details these numbers
annually. According to the Survey, in 2006 Brockton had 36,112 housing units with 34,160
occupied and 1,952 vacant. Of the occupied units, 19,499 were owner-occupied and 14,661
were renter-occupied.
The chart below shows the trends in population, households and occupancy rates since
1990.
1990 Census

2000 Census

2006 ACS

Population

92,788

94,304

94,634

Households

32,850

33,675

34,160

Housing Units

35,376

34,837

36,112

Occupied

32,850

33,675

34,160

owner-occupied

17,516

18,375

19,499

renter-occupied

15,334

15,300

14,661

Vacant

2,526

1,162

1,952

Vacancy rate

7.14%

3.34%

5.41%

According to the U.S. Census, the total number of housing units in Brockton decreased by
539 units between 1990 and 2000. Anecdotally, this was attributed to a number of factors
including accidental fire and arson, condemnation and demolition, and public strategies to
revitalize overcrowded neighborhoods having a predominance of substandard housing. Since
2000, the number of housing units in Brockton has increased, with 1,275 units from 2000 to
2006. In recent years the number of units being added to inventory has slowed, with an
average of 125 additional units each year from 2003 to 2006.
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Subsidized housing
As of February 2008, Brockton was certified by the Commonwealth of Massachusetts as
having 4,464 eligible affordable housing units, equivalent to 12.8% of the total housing
stock in the city. This represents an increase of 206 affordable units since 2002.
Expiring subsidized housing units (Expiring Use Units)
Brockton has roughly 817 subsidized units that could be lost through 2012 if the private
owners of these properties decide to prepay or otherwise voluntarily terminate the federal
mortgages that financed the original development of these properties. The Brockton
Redevelopment Authority is not presently aware of any owners that are planning to take
such actions.
Policy changes that will affect supply
In 2004, the Commonwealth of Massachusetts adopted a statewide zoning regulation
commonly referred to as the Smart Growth Zoning statute (Chapter 40R). This regulation
creates financial and other incentives for communities to encourage housing production,
including per unit payments and priority for capital funds (presumably to fund schools and
other capital needs) to communities that have passed 40R districts. Additionally, under a
companion statute (40S), communities receive insurance from the state to cover the cost of
educating children living in new housing in a Smart Growth District if the education cost
exceeds approximately 50% of the new property taxes generated by the new housing units.
Brockton has already received State approval to develop a Smart Growth District.
DEMAND FOR HOUSING
Population and racial/ethnic characteristics of residents
In 1990 Brockton’s population totaled 92,788; by 2000 it had grown to 94,304. The
comparison chart below highlights that the population growth from 1990-2000 was due to a
large increase in the number of minority residents during a significant decline in the number
of White residents.
Population and demographic changes since 2000
While the next complete Census is not until 2010, the U.S. Department of Census issues
updates (primarily projections) annually. Since 2000, Brockton has experienced a slight
increase in population, from 94,304 to 94,634 in 2006. Again, large increases in minority
residents have offset (and surpassed) the ongoing loss of White residents.
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Population growth comparison

1990

(percentage)

Total
population

1990
(numbers)

2000

(percentage)

92,788

2000
(numbers)

2006

(percentage)

94,304

2006
(numbers)

94,634

percentag
e of total
population
By race:
White
Black
American
Indian,
Eskimo, or
Aleut
Asian/Pacific
Islanders
Other races
Two or
more races

80.24%
12.96%

74,449
12,028

61.49%
17.83%

57,989
16,811

49.79%
32.68%

47,123
30,925

0.29%

269

0.36%

338

0.25%

236

1.71%
4.80%

1,589
4,453
not
tabulated

2.23%
10.32%

2,100
9,728

2.86%
10.34%

2,705
9,785

7.78%

7,338

4.08%

3,860

5,860

8.01%

7,552

9.98%

9,446

By
ethnicity:

n/a
percentag
e of total
population

Hispanic

6.32%

Minority residents live in all of Brockton’s 21 census tracts, yet the 2000 Census showed
that racial concentrations are apparent in certain Census Tracts. Census tracts 5108 and
5116 are home to the largest numbers of Black residents, and tracts 5104, 5108 and 5110
have the highest percentages of Blacks relative to the total number of residents. Census
Tracts 5105 and 5117 house the largest Asian populations in both numbers and
concentrations. The largest numbers of Hispanic residents live in Census Tracts 5108, 5109
and 5116, with the largest concentration in tract 5116. In general, the concentration of
minority households is highest in Brockton’s center, where population is generally
concentrated. This distribution loosely correlates with low-income households as well (i.e.,
the higher minority concentration areas also have the most low-income households). Finally,
due to the age and type of housing in these Census Tracts, the more acute housing needs
and housing problems are likely to fall disproportionately on minority groups.
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Number of occupied housing units and percentage of total by race
Number of
Percentage of
occupied units
occupied units
(2000 Census)
Total Occupied Housing Units (owner and
renter occupied)
By race:

33,675

White

23,155

68.76%

Black or African American

5,310

15.77%

American Indian and Alaska Native

121

0.36%

Asian

494

1.47%

Native Hawaiian and Other Pacific Islander

9

0.03%

Other race (one)

2,576

7.65%

Two or more races

2,010

5.97%

2,139

6.35%

By ethnicity:
Hispanic or Latino
Source: U.S. Census Bureau, Census 2000
Special populations 1
Elderly: Brockton has 8,955 residents aged 65 or older, and 30% of all Brockton
households have at least one member aged 60 or older. Of these, 3,114 individuals (34%)
have some type of disability, including sensory, physical, mental, self-care and other types
of limitations.
Disabled: Brockton is home to 15,502 people ages five (5) and over (18% of the
community’s total population) who have some type of disability, including sensory, physical,
mental, self-care, and other types of limitations. Of the 15,502 people with disabilities in
Brockton, 9.3% have one type of disability and 8.6% have two or more types of disabilities.
Of these, 3,780 people with disabilities (24.4% of the community’s disabled population) had
income below the poverty level in 2006.

1

Statistics and numbers in this section from U.S. Census Bureau, American Community Survey 2006,
except where noted otherwise.
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People with HIV or AIDS 2 : As of October 1, 2007, Brockton has 369 residents living with
HIV or AIDS. This represents .39% of Brockton’s total population; however, it is important
to note that many of these individuals, especially those with AIDS, are also counted in the
disabled population numbers (above) due to self-care and other limitations.
HIV/AIDS - living
cases as of October 1,
2007
Total Population (ACS
2006)
HIV
AIDS
Total Population with
HIV/AIDS
Percentage of
population with
HIV/AIDS

TOTAL

Male

Female

White

Black

Hispanic

94,634
152
217

81
139

71
78

51
62

71
117

24
34

369

220

149

113

188

58

0.39%

Veterans: Brockton has 6,881 veterans. Of these, 2,635 (38%) are age 65 or older. Over
28% of Brockton’s veterans identify themselves as having one or more disabilities,
compared with 18% of Brockton’s nonveteran population over the age of 18.
Homeownership and owner-occupied homes
Values: According to the 2006 American Community Survey, of Brockton’s 19,499 owneroccupied homes, 7,455 (38.23%) were valued between $200,000 and $299,000; 9,442
(48.42%) were valued between $300,000 and $499,000; and the median house value was
$309,600. This demonstrates a considerable increase in value since the 2000 Census, and
shows a similar trend to sale prices for all single-family and condos in Brockton during this
time-period.
Taxes also have a significant effect on home values and total housing cost:
Homeowners who lived in their homes (owner occupants) paid median property taxes of just
over $2,600 according to the 2006 American Community Survey. This is a considerable
increase since 2000, when the median was closer to $2,000. According to Brockton’s Board
of Assessors, for municipal FY2008 the average single-family home tax bill was $2,534.
Homeownership Affordability Index: The Homeownership Affordability Index is “the
household income available for housing expense compared to the income required to qualify
for a mortgage. If a median income household has exactly enough income to qualify for a
loan on the median priced home, the index will be 1.00. If the index is above 1.00, the
homebuyer has more than enough income to qualify; below that, the housing is
unaffordable.” 3 In Brockton, the Affordability Index for 2005 was .77 (at the peak of the
market) and for 2007 was .86 (demonstrating the current market’s decline). As is consistent
with the region, Brockton’s home prices are relatively expensive.

2

Massachusetts Department of Public Health HIV/AIDS Surveillance Program, October 1, 2007.
The Greater Boston Housing Report Card 2006-2007: An Assessment of Progress on Housing in the
Greater Boston Area; Bonnie Heudorfer and Barry Bluestone, et al; October 2007.
3
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Sales: Since 2000, the sale prices of homes in Brockton increased until 2005, and then
decreased in 2006 and 2007. The chart below shows sale price data for all residential
property types from 1990 to 2007. 4

SALE PRICE
300,000
250,000

Price

200,000
150,000
100,000
50,000

19
90
19
91
19
92
19
93
19
94
19
95
19
96
19
97
19
98
19
99
20
00
20
01
20
02
20
03
20
04
20
05
20
06
20
07

0

Year
single-family

4

condo

The Warren Group (Banker & Tradesman), online data services.
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The number of property sales has mostly increased since 2000, and started to decline in
2005, with the exception of condo sales, which have continued to grow slowly. The chart
below shows the number of sales for all residential property types from 1990 to 2007. 5

NUMBER OF SALES
2,500

Number

2,000

1,500
1,000

500

19
90
19
91
19
92
19
93
19
94
19
95
19
96
19
97
19
98
19
99
20
00
20
01
20
02
20
03
20
04
20
05
20
06
20
07

0

Year
single-family

condo

all sales

Foreclosures 6
Brockton is among the highest ranking communities in Massachusetts for number of
foreclosures (and anticipated foreclosures) per total housing units. Brockton also has
extraordinarily high numbers of subprime (high cost, high APR) and “Alt-A” (high cost, low
documentation, often with unusual features) first mortgages that were issued in recent
years – over 10.41% of Brockton’s total housing units are secured by subprime loans and
an additional 2.64% are secured with Alt-A loans. These subprime and Alt-A mortgages are
considered to be especially likely to be defaulted on and the properties are highly likely to
be foreclosed on in the next few years as the borrowers’ interest rates increase from the low
introductory rates to higher rates and borrowers are unable to refinance due to falling home
values, limited property equity and poor personal credit.
As of December 2007, Brockton had approximately 3,760 subprime and 954 Alt-A
mortgages. Of these, 3,561 subprime and 792 Alt-A loans were on owner-occupied
properties. Further, 2,683 subprime and 396 Alt-A mortgages were adjustable rate loans –
it is believed that the adjustable rate loans are most likely to become problematic when
their interest rates increase or reset.

5

The Warren Group (Banker & Tradesman), online data services.
Calculations using Federal Reserve Board estimates based on data from First American
LoanPerformance, December 2007.

6
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As of December 2007, approximately 1,863 of the owner-occupied subprime loans
(52.31%) were 30+ days late, and of these, 811 properties (22.78%) were in foreclosure or
already foreclosed on. Similarly, approximately 212 of the owner-occupied Alt-A loans
(26.73%) were 30+ days late, and of these 83 properties (10.51%) were in foreclosure or
already foreclosed on.
Between December 15, 2005 and June 30, 2007, Brockton experienced 787 foreclosure
notices, 325 foreclosure auctions and 252 foreclosure sales 7 . While comprehensive numbers
are not yet available, reports show these numbers increasing, and the trend is expected to
continue through at least the first half of 2009. Statewide and national research points to a
higher incidence of foreclosures among borrowers with subprime loans and a greater
incidence of subprime loans to racial and ethnic minorities.
Owner-occupied vs. renter-occupied units
Brockton has a higher percentage of owner-occupied housing than renter-occupied housing.
This percentage grew between 1990 and 2000, and has grown even more rapidly between
2000 and 2006. 2007 numbers are not yet available.
The number of vacant units decreased significantly between 1990 and 2000, and then
increased between 2000 and 2006. While many of these vacant units are possibly suitable
for rehabilitation, others are more suitable for demolition, and others are not vacant due to
uninhabitable or substandard conditions. The majority of these units, although vacant,
remain in private ownership. This analysis does not account for properties that have been
vacated due to recent foreclosures. The data needed to analyze this trend will become
available over the next several years.

1990
(percentage)
Total
housing
units
Owneroccupied

1990
(numbers)

2000
(percentage)

35,376

2000
(numbers)

2006
(percentage)

34,837

2006
(numbers)

36,112

49.51%

17,516

52.75%

18,375

54.00%

19,499

43.35%

15,334

43.92%

15,300

40.60%

14,661

Renteroccupied
Vacant
7.14%
2,526
3.34%
1,162
5.41%
1,952
Source: U.S. Census Bureau, Census 1990, Census 2000, 2006 American Community
Survey
Renter-occupied units
Brockton’s rents are relatively expensive, as is consistent with the region. Rents have
continued to outpace earnings, and more than 57% of Brockton’s renters pay over 30% of
their household income toward rent. Over 45 % of renters pay more than 35% of their
household income toward rent.

7

Massachusetts Housing Partnership calculations using The Warren Group data, July 2007.
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Renter-occupied units

Number of
renter-occupied
units
14,661

Percentage
of renteroccupied
units

GROSS RENT
Less than $200

309

2.11%

$200 to $299

1,353

9.23%

$300 to $499

1,086

7.41%

$500 to $749

2,473

16.87%

$750 to $999

3,402

23.20%

$1,000 to $1,499

4,496

30.67%

$1,500 or more

841

5.74%

No cash rent

701

4.78%

Median (dollars)

903

6.16%

GROSS RENT AS A
PERCENTAGE OF
HOUSEHOLD INCOME
Less than 15.0 percent

778

5.31%

15.0 to 19.9 percent

1,746

11.91%

20.0 to 24.9 percent

1,475

10.06%

25.0 to 29.9 percent

1,498

10.22%

30.0 to 34.9 percent

1,626

11.09%

35.0 percent or more

6,781

46.25%

Not computed

757

5.16%

Source: 2006 American Community Survey
Other factors affecting demand
Of significant note is the effect of the relatively new commuter rail service between
Brockton and Boston, making the community a desirable location for both living and
working. Residents can travel between Brockton and Boston in 35 minutes by commuter
rail. Since commuter rail service became available in Brockton, the community has
experienced an increase in the production of rental and ownership housing units near the
train station, and an increase in rents and home prices in the area as well.
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Housing types
In 2006, Brockton’s housing stock consisted of:
UNITS IN STRUCTURE 8
1-unit, detached

Number of
units
17,624

Percentage
of all units
48.80%

1-unit, attached

362

1.00%

2 units

3,818

10.57%

3 or 4 units

6,554

18.15%

5 to 9 units

2,133

5.91%

10 to 19 units

2,535

7.02%

20 or more units

3,039

8.42%

Mobile home

47

0.13%

Boat, RV, van, etc.

0

0.00%

Housing conditions
Brockton’s housing stock is older, with half of the community’s housing built before 1950.
YEAR STRUCTURE BUILT 9

Number of units

Built 2000 to 2004

358

Percentage
of all units
0.99%

Built 1990 to 1999

838

2.32%

Built 1980 to 1989

2,203

6.10%

Built 1970 to 1979

6,147

17.02%

Built 1960 to 1969

4,838

13.40%

Built 1950 to 1959

3,511

9.72%

Built 1940 to 1949

1,360

3.77%

Built 1939 or earlier

16,857

46.68%

Consequently, in many cases these older properties were not built to comply with current
building and occupancy standards, including lead paint compliance in properties built
through 1978 that have not been treated through professional lead paint removal and/or
remediation. More than 90% of Brockton’s housing stock was built before 1978, when lead
paint was banned for use in housing. Many older housing units, even though they meet the
standards for human habitation, are in need of varying degrees of rehabilitation and/or
repair. The 2006 American Community Survey estimated that there were 359 housing units
(1% of all homes) in Brockton lacking complete plumbing and/or kitchen facilities.
Brockton’s older properties are also likely to be in city’s geographic center, where the
highest numbers of minority and low-income households reside.
Housing needs and housing barriers
Brockton’s greatest housing needs are for high-quality, affordable housing opportunities,
including both rental and homeownership opportunities. In light of the high foreclosure rate
in Brockton will need to focus on stabilizing the housing market by preventing foreclosures
8
9

U.S. Census Bureau, American Community Survey 2006
U.S. Census Bureau, American Community Survey 2006
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where possible, ensuring that foreclosed properties are properly maintained, and returning
these properties to productive use as quickly as possible.
The greatest barriers to increased availability of high-quality, affordable housing continues
to be extremely limited public funding and more limited private sector interest in developing
affordable housing in Brockton. Brockton has done a lot to create incentives to increase the
supply of housing, including the adoption of zoning that will facilitate new development.
PUBLIC AND ASSISTED HOUSING
Rental housing
The Brockton Housing Authority (BHA) currently manages 2,028 units of public housing,
which includes 1,255 Federal subsidized units, 745 State subsidized units and 28 other
units.
Project
number

Development
name

Number of
units

FEDERAL
24-1
24-2
24-3
24-4
24-6
24-7
24-8

Hillside Village
Belair Heights
Manning Tower
Crescent Court
Campello High Rise
Caffrey Towers
Sullivan Towers

100
100
96
121
398
318
122
Total
Federal

Family
Elderly/disabled
Elderly/disabled
Family
Elderly/disabled
Elderly/disabled
Elderly/disabled

Roosevelt Heights
Washburn Heights
Rainbow Terrace
Kennedy Drive
Belair Towers
Crosby Gardens
Ann Ward House
Walnut Turner
Golden Circle
State scattered sites

102
50
64
120
269
74
23
18
19
6
Total State

Family
Family
Elderly/disabled
Elderly/disabled
Elderly/disabled
Elderly/disabled
Elderly/disabled
Family
Family
Family
745

Scattered sites

28

Family

STATE
200-1
200-2
667-1
667-2
667-3
667-4
667-5
705-1
705-2
705-3

Type

1,255

OTHER

Total units

2,028

Vacant
units*
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Vacancy
rate

1.18%

There are no public housing authority (BHA) units expected to be lost from this inventory,
and no units that are presently vacant due to substandard conditions.
Scattered site rental
The BHA, in conjunction with Brockton Redevelopment Authority and others, has used
HOME funds and funding though the Secure Home program to build several single-family
homes and townhouses, which are providing new rental housing for low-income families.
The BHA manages these clustered and scattered site units.
Rental vouchers
The Brockton Housing Authority also has 1,054 federal and state rental vouchers, and
manages more than 2,040 vouchers in total, which include some vouchers that are
presently being used in jurisdictions outside of Brockton.
VOUCHERS
Section 8 (Federal)
MRVP (State)
Total

Have
931
123
1,054

Manage
1,917+
123
2,040+

Management and modernization
The BHA reorganized its Facilities Department in 2002 to boost efficiency and effectiveness
of operations. Within the reorganized department are three distinct sections whose names
clearly describe their operational functions: Vacancy Preparation, Preventive Maintenance,
and Work Orders. As a result, the time required to make a unit ready for new tenants has
been cut in half.
In 1992, The BHA commissioned a Section 504 needs assessment which classified each of
its developments as in either fair or good condition. A 1997 review found an update of the
needs assessment to be unnecessary. Since 1992, the BHA has systematically pursued a
comprehensive modernization program to meet the requirement of 5% of its elderly units
being accessible to the disabled.
Due to the age of the BHA’s housing inventory, there is presently strong demand for capital
improvements to these properties. Financial resources for improvements must be sought
from federal (HUD Capital Improvement Grants) and competitive state modernization
programs as they become available. The BHA has in recent years initiated major
rehabilitation and modernization projects at Roosevelt Heights, Sullivan Towers, Caffrey
Towers, Crescent Court, and Washburn Heights. In spite of limited and dwindling resources
at the federal and state levels, the BHA continues to make great progress in obtaining
modernization funds and in successfully undertaking major modernization projects.
Family Self-Sufficiency Program
Since 1996, the BHA has operated a Family Self-Sufficiency Program (FSS) aimed at
improving the lives of public housing residents through peer to peer interaction in such key
areas as: educational and vocational counseling; employment and training; personal
development; and money management. Between January 2003 and December 2007, 147
people have enrolled in the program and 22 of these participants bought homes. Currently
56 people are enrolled in the program.
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As part of a joint project with YouthBuild, the BHA has completed building four single-family
homes which were sold to first-time homebuyers that were participants in the BHA’s Family
Self Sufficiency program.
Other assisted rental housing
The following assisted, mixed-income private developments financed by HUD, MassHousing
and others, are located in Brockton 10 :

Type
HUD - family

Total Units
320

Current
Units
Assisted*
320

Private - family

61

60

0

45

45

45

Brockton Commons
Chatham West I
Chatham West II
Davis Commons

HUD - family
MHFA - family
and elderly
MHFA - family
MHFA - family
MHFA - family

139
300
270
200

139
200
270
200

139
200
0
0

Douglas House

Private - elderly

158

157

0

Hamilton Wade House

Private - family

84

83

0

Pine Estates II

Private - family

113

113

113

Pine Gardens**
Pine Grove

120
168

120
168

0
0

Trinity Village

Private - family
MHFA - family
MHFA - family
and elderly

164

164

0

Walkover Commons

Low Income
Housing Tax
Credits - family
and elderly

80

51

0

2,222

2,090

817

Battles Farm Village
Bixby II
Brockton Centre
Apartments

TOTAL

Units At-Risk
Through
2012
320

* including Project-Based
Section 8 and other subsidized
units
** expired, but remains
affordable
Private owners control more than 2,090 units of subsidized housing in Brockton. Through
2012, 817 of these subsidized units could be lost, although the BRA is not aware of any
10

CHAPA, MassHousing, CEDAC Expiring Use Database; February 2008.
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plans for any of the private owners of these housing developments to prepay or otherwise
voluntarily terminate their federal mortgages which would result in the loss of affordable
housing units.
Other subsidized housing
Rental housing: South Shore Housing Development Corporation also manages the
Brockton Family Life Center, a 13-unit subsidized housing development for families with
involvement by the Massachusetts Department of Social Services. Rents are currently
subsidized through tenant-based Section 8 and MRVP vouchers.
Rental vouchers: South Shore Housing Development Corporation, a regional nonprofit
housing organization, administers 405 Section 8 vouchers and 16 Massachusetts Rental
Voucher Program (MRVP) certificates in Brockton. These vouchers subsidize the rents of
low-income households who are renting in the private market.
Homeownership assistance
Since 1975 the Brockton Redevelopment Authority has assisted 1,432 low- and moderateincome homeowners with financing assistance for property rehabilitation, and has provided
375 low- and moderate-income households with first-time homebuyer financing assistance.

Specific Housing Objectives (91.215 (b))
Priority housing projects, specific objectives and funding sources
The City of Brockton intends to stabilize, improve and increase access to owner-occupied
housing for low- and moderate-income residents, including addressing the community’s
significant needs related to the foreclosure crisis. The City also plans to stabilize, improve
and increase the supply of affordable rental units for low- and moderate-income community
members as well as residents with special housing and service needs. While it is anticipated
that priorities may shift in future years covered by this Consolidated Plan, in FY2008 the
City will accomplish these objectives through the following projects with objectives and
funding as indicated:
1. Rescue of Foreclosed Homes
Priority: Owner Occupied Housing
Objective: Decent Housing [DH-1.1]
Funding: $279,873 CDBG, plus up to $140,784 HOME if not utilized for rehabilitation or
first-time homebuyer initiatives
In an effort to prevent the growing number of foreclosures in Brockton from decreasing the
supply of affordable housing and from destabilizing neighborhoods through the presence of
deteriorating vacant homes, the BRA will work closely with the Brockton Housing
Partnership (a collaboration of financial local institutions, public agencies and communitybased non-profits) and other parties to rescue some of these properties and return them to
productive use and occupancy by low- and moderate-income families. CDBG funds will be
used to acquire and rehabilitate foreclosed single family homes which will be re-sold to lowand moderate-income families under existing First Time Home Buyer programs. The BRA
will also provide HOME funds for Down Payment Assistance for properly qualified and
trained low- and moderate-income First Time Home Buyers. The BRA will coordinate its
efforts with other agencies and programs such as Self Help, Inc. and Massachusetts' Get the
Lead Out program. At least a portion of the rehabilitation funds advanced will be in the form
of deferred payment loans with annual declining balances and recapture provisions secured
by lien. The homes sold will carry conventional mortgages, likely soft-second mortgages
from the Massachusetts Housing Partnership and the aforementioned down payment
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assistance (ultimately forgiven) and rehab loans. Acquisition funds advanced will be repaid
to the BRA when conventional mortgages/Soft Second mortgages are placed. The BRA will
use the repayment proceeds to acquire additional properties and start the process again.
Because the foreclosure crisis continues to hit all sections of the city, and because
foreclosures are complex and have varying circumstances, the BRA cannot target a specific
area, but rather must approach this effort on a case by case basis as properties move
through the process and become available. Any excess CDBG or HOME funds not required in
Rescue of Foreclosed Homes initiative will be made available to income eligible single
family home owners for rehabilitation or first time homebuyer assistance.
15. CHDO – New Construction
Priority: Rental Housing
Objective: Decent Housing [DH-1.2]
Funding: $442,000 HOME, to be determined – other funding)
The Brockton Redevelopment Authority is allocating $442,000 in HOME funds to assist in the
construction of five (5) new low-income rental housing units. These will be developed in
conjunction with the Brockton Housing Authority on the site of the soon to be demolished
surplus Edgar School building. The Brockton Housing Authority will be combining the HOME
funds with other funding under its control to undertake this project. These Energy Star
compliant units will be owned and operated by the Brockton Housing Authority – the local
CHDO. The Brockton Housing Authority will maintain these units in its public housing
inventory. Tenants of these units will be eligible low-income families.
This project continues the cooperative partnership of the BRA with the BHA acting as CHDO
that in recent years has resulted in the creation of 28 scattered site low-income rental units
in Brockton.
16. Homeowner Property Rehabilitation Assistance
Priority: Owner Occupied Housing
Objective: Decent Housing [DH-3.1]
Funding: $40,784 HOME
HOME funds will be utilized to provide property rehabilitation assistance to income eligible
home owners to correct state and local code violations. This may include the elimination of
lead based paint hazards; larger lead-based paint removal needs will be referred to SelfHelp Inc. which will assist those properties through such programs as "Get the Lead Out".
Low- and moderate-income (as defined by HUD guidelines) owner occupants of single family
homes city-wide may be eligible for deferred loans/grants for this purpose of correcting
code violations. Recapture provisions will be required in all rehabilitation agreements with
homeowners calling for repayment if the property is sold within varying time periods keyed
to the scope of rehabilitation activity. Recapture provisions will be secured by filed property
liens. Rehabilitation loans will be capped at $20,000 per unit. $40,784 including delivery
costs has been budgeted for this program. It is expected that two (2) or three (3) homes
will be rehabilitated under this program during the program year.
Because there is a need for housing rehabilitation assistance throughout the city, the BRA is
not targeting a specific concentrated area. Rehabilitation assistance may be combined with
funding allocated to Rescue of Foreclosed Homes as necessary.
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17. First Time Homebuyer Assistance
Priority: Owner Occupied Housing
Objective: Decent Housing [DH-2.1]
Funding: $100,000 HOME
The Brockton Redevelopment Authority will utilize HOME funds to provide down payment
assistance, and reasonable closing costs for eligible low- and moderate-income homebuyers
citywide. All home buyers assisted under this program will have completed homebuyer
training courses. Recapture provisions will be required in all assistance agreements with
homeowners calling for repayment on an annual declining balance basis if the property is
sold within ten years. Recapture provisions will be secured by filed property liens. Generally
down payment and closing cost assistance will be limited to $15,000 per single family
home, however in the case of foreclosed properties acquired, rehabilitated and resold to
qualified First Time Buyers utilizing CDBG funds, the assistance under this program may be
as much as $20,000 per single family home. Four (4) or five (5) First Time Buyers plus two
(2) buyers of rescued foreclosed homes are expected to be assisted in the program year.
Because there is a need for First Time Homebuyer Assistance throughout the city and
because the foreclosure crisis impacts all sections of the city the BRA is not targeting a
specific concentrated area. First Time Homebuyer Assistance may be combined with funding
allocated to Rescue of Foreclosed Homes as necessary.
18. Work Express Supportive Housing Development [DH-5]
Priority: Rental Housing
Objective: Decent Housing [DH-1.3]
Funding: $100,000 HOME, $2,581,000 other (various sources)
The Brockton Redevelopment Authority is allocating $100,000 in HOME funding towards the
creation of 32 new units of supportive housing for 15 homeless veterans, including women,
and at least 16 chronically homeless persons. This SRO project will play a fundamental role
in achieving the objectives of the Work Express program which provides housing,
counseling, skills development and trainee jobs to homeless persons who hope to become
independent and self-reliant and ultimately become mainstreamed into the conventional job
market.
This project will consist of modular construction of 32 SRO units on a vacant parcel adjacent
to the Mainspring Emergency Shelter on Spring Street in Brockton. The total $2.68 million
project enjoys broad support including that of the City of Brockton which opted to sell the
parcel to Father Bill's & Mainspring following a public disposition process.

Needs of Public Housing (91.210 (b))
Public housing needs for Brockton and challenges facing the Brockton Housing Authority
over the next five years will continue to be centered around issues of maintenance, capital
improvement and modernization of the existing Public Housing inventory, as no new
significant public housing development funding from state or federal sources is anticipated
to be forthcoming in this period.
The BHA currently manages 2,028 units of public rental housing, including 1,255 federally
subsidized units, 745 state subsidized units, and 28 units with local and/or other subsidies.
The Brockton Housing Authority manages 2,040+ rental subsidies: 123 state MRVP
vouchers awarded the BHA; 931 federal Section 8 vouchers awarded the BHA; and
approximately 385 Section 8 vouchers which it manages on behalf of other PHAs (public
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housing authorities) within Brockton and approximately 600 federal rental subsidies for
units located in jurisdictions outside Brockton.
Project
number
FEDERAL
24-1
24-2
24-3
24-4
24-6
24-7
24-8

Development
name

Number
of units

Type

Hillside Village
Belair Heights
Manning Tower
Crescent Court
Campello High
Rise
Caffrey Towers
Sullivan Towers

100
100
96
121

Family
Elderly/disabled
Elderly/disabled
Family

398
318
122
Total
Federal

Elderly/disabled
Elderly/disabled
Elderly/disabled

102

Family

50
64
120
269
74
23
18
19

Family
Elderly/disabled
Elderly/disabled
Elderly/disabled
Elderly/disabled
Elderly/disabled
Family
Family

6
Total
State

Family

28

Family

1,255

STATE
200-1
200-2
667-1
667-2
667-3
667-4
667-5
705-1
705-2
705-3

Roosevelt
Heights
Washburn
Heights
Rainbow Terrace
Kennedy Drive
Belair Towers
Crosby Gardens
Ann Ward House
Walnut Turner
Golden Circle
State scattered
sites

745

OTHER
Scattered sites
Total units

2,028

Vacant
units*
Vacancy
rate

24

*Includes
seven units
that are
expected to be
leased very
shortly.

1.18%

There are no public housing authority (BHA) units expected to be lost from this inventory,
and no units that are presently vacant due to substandard conditions.
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As of March 28, 2008, the BHA had the following numbers of households on tenant waiting
lists:

•
•
•

Low-income elderly/disabled – 997
Low-income family – 1,571
Section 8 housing vouchers – 1,149

It is common practice that many of the names on these housing waiting lists are also to be
found on the waiting of other public housing authorities and in fact on the waiting lists of
other, privately owned assisted projects. Moreover, the waiting lists alone do not indicate
the extent of need with respect to rental units. Given limited resources and other pressing
housing needs, the City of Brockton is unable to create new rental units on a large scale; it
will however continue to work closely with the Brockton Housing Authority as its CHDO
[Community Housing Development Organization] to create scattered site rental units using
HOME and state Housing Assistance Funds.
The BHA reorganized its Facilities Department in 2002 to boost efficiency and effectiveness
of operations. Within the reorganized department are three distinct sections whose names
clearly describe their operational functions: Vacancy Preparation, Preventive Maintenance,
and Work Orders. Beginning then, the BHA cut in half, to ten days, the average time
required to make a vacant unit ready for new occupancy.
In 1992, The BHA commissioned a Section 504 needs assessment which classified each of
its developments as in either fair or good condition. A 1997 review found an update of the
needs assessment to be unnecessary. Since 1992, the BHA has systematically pursued a
comprehensive modernization program to meet the requirement of 5% of its elderly units
being accessible to the disabled. Due to the age of a large part of its inventory, the BHA has
an obvious ongoing need for capital improvements to its facilities. Financial resources for
this purpose must be sought from federal (HUD Capital Improvement Grants) and
competitive state modernization programs as they become available. Though the prospects
for major new public funding over the coming five year period are not particularly
encouraging, the BHA continues to pursue every avenue for modernization of its
developments. It has already reached its objectives for Manning Tower and Sullivan Towers
as well Roosevelt Heights, which included the re-construction of streets and sidewalks with
$352,272 in CDBG funds. It has completed a $3.8 million modernization of Sullivan Towers
with federal funds and phase 3 & 4 modernization projects totaling $6.6 million at Caffrey
Towers and an approximately $9 million interior and exterior modernization of the 121
family-unit Crescent Court development has been undertaken with BHA bonds. A state
funded $2.2 million substantial rehabilitation of the 50 family unit Washburn Heights project
is now planned.

Public Housing Strategy (91.210)
Over the course of the FY2008-FY2012 Consolidated Plan, Brockton will continue to pursue
policies that foster public housing improvements and resident initiatives. The Brockton
Housing Authority (BHA)’s strategy will continue to be centered on its mission of providing
decent, safe, sanitary and affordable housing for extremely low-income, low-income, and
moderate-income families in Brockton. With the aging of the public housing stock,
modernization efforts are critical to maintaining a quality-housing inventory. Wherever
possible, the BHA will avail itself of any opportunities to develop additional new units of
elderly and family housing. In conjunction with the BRA and utilizing HOME funds, the BHA
will develop four new housing units on the site of the vacant and deteriorated Edgar School,
one of which will be fully accessible. The BHA also plans to embark on an innovative new
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initiative in which private foundation, state HOME funds and other resources will be utilized
to acquire six (6) foreclosed three-decker homes and to renovate them for repopulation by
lower income families. All new construction and substantial rehabilitation projects are to be
Energy Star compliant.
With regard to improved tenant services and tenant quality of life, the BHA is committed to
action on several fronts. The BHA is now planning to construct a Community Center for
lower income tenants as phase II of the Crescent Court project. Furthermore, it will
continue to operate and refine the Family Self-Sufficiency Program (FSS) which is aimed at
improving the lives of PHA residents through peer to peer and outside expert counseling and
training. Brockton’s FSS is a prime example of the type of effort dedicated to this goal. This
successful program offers Peer to Peer and outside expert guided services to participating
families. Services include vocational counseling, enrollment in an educational or job-training
program, personal development guidance, and financial management training. As a result,
FSS participants have been able to: become qualified for homeownership; actually attain
home ownership; gain admission to post-secondary schools; graduate college; and in some
cases start small businesses. The BHA Family Self Sufficiency program generally has over
40 participants enrolled.
The Brockton Housing Authority is not designated as “troubled” by HUD or otherwise
performing poorly.

Barriers to Affordable Housing (91.210 (e) and 91.215 (f))
The greatest barriers to increased availability of high-quality, affordable housing continue to
be extremely limited public funding and more limited private sector interest in developing
affordable housing in Brockton. Brockton has done a lot to create incentives to increase the
supply of housing, including the adoption of zoning that will facilitate new development.
Barriers to affordable housing in Brockton result from the market forces that affect the
larger Eastern Massachusetts region and large sections of Southern New England. Although
the real estate market is currently in a downturn, rents and sale prices are still out of reach
for many low- and moderate-income households due to rapid escalation in recent past
years. Real estate professionals attribute the recent escalation of housing costs in Brockton
in large part to the even greater rise in housing costs in the Boston urban core and
suburban ring during the same time period. Additionally, the greater accessibility between
Boston and Brockton that was created with the opening of the Middleborough Commuter
Rail line in 1997 has contributed to housing cost increases over the past decade. Though the
appreciation of the real estate market is welcome news to many Brockton homeowners, it
can present challenges to prospective buyers and renters whose income has not grown by a
similar rate.
The shortage of opportunities to create new affordable housing in Brockton is not
attributable to public policies such as zoning; in fact, the City has taken steps to create
zoning that is favorable to affordable housing development. The City also continues to
examine zoning and land-use policies and procedures, while exploring the reuse of several
large, old factory buildings in the downtown area. The City believes at least some of these
underutilized properties are suitable for mixed-income housing given their proximity to
commuter rail, bus and other essential services located in the downtown. Limited public
funding and private investment interest are remaining barriers to increasing the supply of
affordable housing; however, the City is taking steps to create attractive development and
redevelopment opportunities. In October of 2007, the City of Brockton designated five
“Smart Growth” development districts pursuant to Chapter 40R Massachusetts General
Laws, which provides incentives for the development of affordable housing. Currently, the
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City, in cooperation with the Fuller Museum, is planning for the development of affordable
work-live space for artists and is exploring the creation of overlay zoning to accomplish this.
Unfortunately, given the context of regional housing costs and development costs, there
continues to be insufficient funding for affordable rental and homeownership development,
rental assistance, rehabilitation assistance, foreclosure prevention funding and services, and
first-time home-buyer financing assistance programs to meet the demands of low- and
moderate-income residents and would-be residents of Brockton. A more detailed analysis of
the supply and demand factors impacting the Brockton affordable housing market is
presented in the Housing Market Analysis section.

HOMELESS
Homeless Needs (91.205 (b) and 91.215 (c))
As indicated in Table 1A following, though the numbers are somewhat lower than reported
in the last five year Consolidated Plan, there remains a fairly substantial need for facilities
and services for homeless persons and homeless families with children. There is no available
data as to the racial or ethnic origins within these groups.
Homeless Individuals
Though there are currently 73 emergency shelter beds for individuals in Brockton, the point
in time census of January 30, 2008 revealed 37 unsheltered individuals. Presently 38 units
of permanent supportive housing are in development in Brockton which will help
substantially towards meeting the long term needs of the 209 unsheltered, sheltered, or
transitionally housed individuals in the city. The ultimate goal of course is to assist the
remaining 171 individuals, plus any additional persons who now in danger of becoming
homeless, to secure permanent supportive housing and ideally independent living status.
Homeless Families with Children
There are currently 87 families consisting of 246 persons being sheltered in Brockton;
another 31 families consisting of 75 persons are in transitional housing units. Fortunately,
the point in time census uncovered no unsheltered homeless families with children.
Nevertheless, there is great fear in Brockton that the current subprime mortgage
foreclosure crisis places an indeterminate number of low and lower income families with
children at risk of having to be housed in shelters or to a being unsheltered. In 2006, there
were 803 property foreclosures in Brockton while more up-to-date figures are not yet
available, the trends indicate there will be higher numbers in both 2007 and 2008 and
continuing into 2009. As most of these are working families, many are believed to be at the
lower end of the income spectrum.
Homeless Subpopulations
Among the sheltered and unsheltered individuals in Brockton there are distinct subpopulations for which the Plymouth County Housing Alliance and the network of social
service providers in Brockton constantly strive to provide support services. Of these 74
chronically homeless individuals, it is believed 41 are veterans, 133 are chronic substance
abusers, 48 have severe mental illness, 32 are survivors of domestic violence, 0 are youth
at risk, and 2 are living with HIV/AIDS. There are currently 99 individuals in transitional
housing.
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Table 1A
Homeless and Special Needs Populations
Continuum of Care: Housing Gap Analysis Chart
Current
Inventory

Under
Development

Unmet
Need/
Gap

73
99
15

0
0
32

37
0
0

187

32

37

246
75
0

0
0
0

0
0
9

321

0

9

Individuals

Beds

Emergency Shelter
Transitional Housing
Permanent Supportive
Housing
Total

Persons in Families With Children
Emergency Shelter
Beds
Transitional Housing
Permanent Supportive
Housing
Total
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Continuum of Care: Homeless Population and Subpopulations Chart
Part 1: Homeless
Population

Sheltered

Unsheltered

Total

Emergency

Transitional

1. Homeless Individuals

73

99

37

209

2. Homeless Families with
Children

87

31

0

118

2a. Persons in Homeless
Families
with Children

246

75

0

321

319

174

37

530

Sheltered

Unsheltered

Total

52

22

74

Total (lines 1 + 2a)
Part 2: Homeless
Subpopulations
1. Chronically Homeless
(N)
2. Seriously Mentally Ill (E)
3. Chronic Substance
Abuse (E)
4. Veterans (S)
5. Persons with HIV/AIDS
(A)
6. Victims of Domestic
Violence (E)
7. Youth (N)

48
133
41
2
32
0

1. Homeless Census conducted on January 30, 2008
2. Data applies to Brockton only

Priority Homeless Needs
Brockton is an active participant on many levels and through several municipal agencies’
involvement in the Plymouth County Housing Alliance’s (PCHA) Continuum of Care planning
process. The PCHA Continuum of Care planning process is highly collaborative among the
providers and has taken into consideration the assessments of homeless persons and other
concerned parties with respect to the facilities, service, and program needs of homeless
individuals and homeless families with children. Through this process, the provision of
additional emergency shelter beds for at least 29 chronically homeless individuals has been
established as a priority. Because the estimated 99 chronically homeless and 99
transitionally housed individuals include relatively significant subpopulations of veterans and
chronic substance abusers and because there is evidence of a lesser number of chronic
homeless who are victims of domestic violence, PCHA member Father Bill’s and Mainspring
in conjunction with the Brockton Housing Authority has recently leased 15 units of
permanent supportive housing in Brockton. Father Bill’s and Mainspring is now developing

FY2008-FY2012 Strategic Plan

44

City of Brockton, Massachusetts
another 32 units of permanent supportive housing at least 16 of which will house chronically
homeless individuals.
With respect to the needs of homeless families with children, pending funding, the PCHA
hopes in the near future to create three units of supportive permanent family housing to
begin the process of further transitioning families. Ultimately of course, the PCHA would like
to provide permanent supportive housing for all 312 persons in families now housed in
shelters or in transitional housing within Brockton. This will require the creation of many
new affordable housing units and training and employment opportunities so that extremely
low-income families can be housed in them; obviously the major barrier here is not lack of
determination on the part of the City of Brockton and the membership of the PCHA, rather
the difficulty lies with insufficient public and private financial resources and structural social
issues contributing to chronic unemployment and underemployment among extremely lowincome families. It is expected that these circumstances will only be exacerbated as the
fallout from the subprime lending foreclosure process escalates.

Homeless Inventory (91.210 (c))
HUD Chart K represents a comprehensive inventory of homeless providers and homeless
facilities in the Plymouth County Housing Alliance’s Continuum of Care service area. Chart
K can be found at the end of this document.
While sheltered and unsheltered individuals and families in Brockton may migrate
throughout the PCHA service area In order to avail themselves of support services and/or
emergency shelter, the vast majority of these people naturally utilize the shelter and
support services offered by the following major providers and facilities actually located or
operating within Brockton.
Shelter

•
•
•
•

Father Bill’s Place and Mainspring House – with 71 emergency shelter beds (at two
locations) for individuals and 32 beds (two locations) for families with children; with
supportive services
David Jon Louison family Center – with 41 beds for families with children; with
supportive services
Family Life Center – with 21 beds for families with children; with supportive services
Safe Homes (in development) – with 24 beds for families with children; with
supportive services

Services

•
•
•
•
•

Healthcare of South East Massachusetts (Women’s Place) – healthcare and
counseling
BAMSI (Brockton Area Multi-Service hotline) – counseling and referrals
Salvation Army – rehabilitation assistance
Ruth House (Lutheran Social Services) – emergency assistance, counseling, and
referrals
Veteran’s Administration – outreach and referrals
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Homeless Strategic Plan (91.215 (c))
Homelessness
On April 2, 2008, Mayor James E. Harrington announced the creation of a Ten-Year Plan to
End Chronic Homelessness in the city of Brockton. This is the culmination of an effort begun
in September of 2005 at the behest of the Mayor by the Ad -Hoc Homeless Study Group
consisting of a diverse group of 24 business professionals, state and city officials, human
service providers and formerly homeless people. The Ad-Hoc Group was chaired by Stephen
Pike, Senior Vice President of North Easton Savings and the Executive Committee consisted:
of Robert Martin Human Resources, Administrator Brockton Mayor's office; Dennis Carmen,
Executive Director, United Way of Greater Plymouth County; Steve Dubuque, Executive
Director, South Shore Housing Development Corp.; Kim McLaughlin, Director Career Works;
and Jennifer Reid, Project Manager; Institute for Regional Development Bridgewater State
College. Also represented in the membership are: the Brockton Department of Transitional
Assistance, Caritas Good Samaritan Medical Center, citizens at large, the Brockton Housing
Partnership, BAMSI, the Brockton Public Schools, Department of Mental Health, Brockton
Hospital, the Brockton Police Department, High Point Substance Abuse Treatment Center,
Brockton Neighborhood Health Center, and other stakeholders. In crafting the ten-year plan
the Ad-Hoc Homeless Study Group considered housing and supportive service needs in each
stage of the process, including actions to prevent homelessness, outreach and assessment,
the provision of emergency shelter and attendant services, the supply of adequate
transitional housing, and of course the effort focused on the ultimate goal of aiding
homeless persons, particularly the chronically homeless, in transitioning to supportive
permanent housing and ideally independent living.
Chronic Homelessness
The City of Brockton, Massachusetts Ten-Year Plan to End Chronic Homelessness issued by
the Brockton Ad-Hoc Homeless Study Group in March 2008 succinctly summarized its
mission and strategy saying:
“The Ad-Hoc Homeless Study Group endorses an effort to end chronic homelessness
in ten years via coordination with partner agencies, funding sources and other
service systems which have already demonstrated measurable results. Solutions and
recommendations include components that follow the continuum of prevention,
intervention, support services, housing and infrastructure. We strongly believe that
Brockton’s efforts to reduce chronic homelessness will be more successful utilizing a
county-wide approach, and we have made recommendations throughout this plan
identifying the Plymouth County Housing Alliance as a significant and vital partner.
We believe that the city of Brockton will gain from an effective and well-funded
continuum of care and development of appropriate housing resources. Both Brockton
and the county, will benefit by resolving the ‘street’ issue while realizing potential
cost benefits.”
The Ten-Year Plan outlines a set of four key recommendations and subsidiary stratagems
for Brockton to follow:
Recommendation I: Coordinate collection of fiscal and demographic data of chronically
homeless individuals.
Strategy 1.1: Implement a county-wide Homelessness Management Information
System (HMIS) to aggregate and analyze data on homeless individuals.
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Strategy 1.2: Create a “common intake form”, (information sheet for new clients)
to be used by all service providers.
Strategy 1.3: Improve the current methodology for the biannual point-in-time count
of unsheltered, chronically homeless individuals in Brockton.
Recommendation II: Facilitate access to mainstream services for chronically homeless
individuals.
Strategy 2.1: Increase delivery of support services for homeless individuals through
collaboration of business initiatives, advocacy groups, and service providers.
Strategy 2.2: Develop job placement assistance and workforce development
programs that are accessible to chronically homeless individuals.
Strategy 2.3: Secure additional resources to offer services for chronically homeless
individuals.
Recommendation III: Shift a portion of emergency shelter resources to create
permanent, supportive housing.
Strategy 3.1: Create eight (8) Housing First units for the chronically homeless by
July 2008.
Strategy 3.2: Energize local business, the Brockton housing authority and housing
developers to create 100 affordable housing units for low-income individuals over the
next ten years.
Recommendation IV: Prevent chronic homelessness in Brockton.
Strategy 4.1: Provide greater access to mental health and substance abuse services
for at-risk and episodically homeless individuals.
Strategy 4.2: Develop a zero tolerance policy for inappropriate discharges of
individuals from jails, hospitals, Department of Youth Services and the Department
of Mental Health).
Homeless Prevention
Working at the direction of the Mayor and in close cooperation with the Brockton Housing
Partnership, the Ad-Hoc group is intensely focused on the foreclosure crisis and the threat it
poses for increasing the numbers of low-income persons and families facing imminent threat
of becoming homeless. The Brockton Housing Partnership, a consortium of eleven lenders,
eleven community partners and several city and nonprofit organizations has held a series of
working forums and workshops and set up a “crisis line” to first counsel those in danger of
foreclosure and make appropriate referrals and where possible seek to broker re-financings
to stave off foreclosure. Additionally, the Brockton Housing Partnership is working with
public agencies, nonprofits and lending institutions to craft strategies wherein foreclosed
properties are acquired, rehabilitated and then sold as affordable to low-income families and
persons qualified and trained under existing well structured First Time Buyer mechanisms;
this too will aid some low-income families in varied situations who are at imminent risk of
becoming homeless.
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Institutional Structure
In terms of institutional structure, the Ten-Year Plan clearly stated the need for high-profile
City of Brockton leadership. “The Ad-Hoc Homeless Study Group recommends extensive city
participation through the PCHA led by the Mayor’s office to ensure that the Ten-Year Plan to
End Chronic Homelessness is properly executed and monitored. This multi-layered approach
should be coordinated by an appropriate administrator within the Mayor’s office with
sufficient additional resources necessary to monitor and develop systems to manage
homeless data for the city of Brockton. It is not the intention of this Ad Hoc study group to
find a reason for its continued existence, but a group of interested community leaders and
providers should be appointed by the Mayor and affirmed by the City Council as the
Committee to End Chronic Homelessness. This committee should be charged with the
responsibility to encourage implementation of tasks, interface with the PCHA, monitor, and
report at least annually to the Mayor and City Council on progress toward the goal of ending
chronic homelessness. The committee’s mandate should include reevaluating the
recommendations and goals set forth in this document, recommending innovative measures
as conditions change, and focusing the City’s attention on housing those in need of housing,
including chronically homeless along with low-income families.” In accepting the plan and
commencing the process of its implementation, Mayor James E. Harrington nominated
Stephen Pike, Senior Vice President of the North Easton Savings Bank, to chair the
Leadership Council under the Ten-Year Plan to End Chronic Homelessness. This council
was charged with meeting at least biannually with the Plymouth County Housing
Alliance to oversee implementation of the plan.
Discharge Coordination Policy
Brockton’s new Ten-Year Plan contains a detailed and comprehensive Discharge
Coordination Policy as follows:
Prevention and Discharge Planning
The quickest and most efficient way to end chronic homelessness is to prevent the
homelessness from happening at all. Brockton sees an average of 25-30 discharges from
state systems of care occurring monthly, in which individuals are discharged from state care
with no place to go. These individuals are ending up at the doorstep of our emergency
shelter and/or on the streets of Brockton.
Such state agencies include:
• Department of Youth Services
• Department of Social Services
• Department of Corrections
• Bureau of Substance Abuse Services
• Department of Mental Health
• Regional hospitals
• Regional court houses
The most efficient way to end chronic homelessness is to adopt appropriate measures to
prevent homelessness from happening at all. To this end, our goal is to understand and
emphasize the link between substance abuse problems and chronic homelessness in order
to:
Strategy 4.1: Better coordinate and provide greater access to screening and services for
mental health and substance abuse services for homeless individuals.
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Action Steps:
1. Increase the number of substance abuse services and programs for homeless
individuals by increasing the number of aftercare/recovery beds from five (5) to 20
by 2015 citywide. (Reducing the excessive costs associated with emergency services
will allow for reallocation of resources towards reducing relapse).
2. Decrease the number of individuals in Brockton who are discharged from state
systems of care with no place to go. By working in accordance with the state’s Tenyear plan with the Interagency Council on Homelessness to develop a zero
tolerance policy for inappropriate discharges by state agencies, and prioritize
persons experiencing chronic homelessness within these systems of care so that
anyone willing to accept treatment shall be granted such help regardless of insurance
status, length of stay, or other barriers.
3. The Plymouth County Housing Alliance shall document inappropriate discharges and
forward the data to the Interagency Council on Homelessness.
4. PCHA shall coordinate substance abuse and mental health issues for persons
experiencing homelessness with the Brockton BluePrint Coalition.
5. Efforts will be enhanced by area homeless providers to build collaborations and/or
relationships with housing courts so that a designated person shall be notified of
potential evictions that may lead to homelessness.
6. Brockton’s Department of Veterans’ Affairs shall work with Federal and State
Department of Veterans’ Affairs in identifying and providing services to Veterans who
are returning home and who may be at risk of becoming homeless.
7. Funding shall be sought by state systems of care and local government o provide
supportive services for discharge planning and follow up care.
8. PCHA shall coordinate volunteers, Community and faith based organizations efforts
to provide services and care for chronically homeless individuals in Brockton.
9. Brockton Area Transit and other transportation providers will obtain grant funding in
order to subsidize transportation systems for medical, housing and employment
opportunities for chronic homeless individuals.
10. Apply for funding as a region to maximize opportunities for more competitive forms
of funding such as grants through:
• McKinney-Vento SuperNOFA
• Social Security Administration
• Veterans Administration
• Private Foundations and Endowments

Emergency Shelter Grants (ESG)
Not applicable.
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COMMUNITY DEVELOPMENT
Community Development (91.215 (e))
OBJECTIVES AND OUTCOMES
Objectives for the FY2008-FY2012 CDBG and HOME Action Plan:
¾

Non-Housing Community Development Objectives
1. Assist in the reduction of crime.
2. Enhance the quality of life through the provision of better public facilities, through
neighborhood stabilization efforts, and through infrastructure improvements
aimed at supporting economic development.
3. Help to reduce poverty and improve the quality of life for low- and moderateincome people by expanding economic opportunities and through support for vital
social/public service providers and facilities that help create and/or retain jobs.

Outcomes for these objectives will be measured against:
• Increase/decrease in crime statistics or instances aided;
• Quantifiable improvements or additions to public facilities and infrastructure;
• Determination of the numbers of low- and moderate-income persons and families
aided by public service providers who are supported in part by CDBG funds;
• Evaluation of changes in quality of life status as result of the provision of
services; evaluation of actions that have served to expand economic opportunity
including verification of numbers of jobs created/retained.
PRIORITY NEEDS
Public Facilities: Brockton has certain public facility needs that are unable to be addressed
through other financial needs or programs or entirely through other means These are
facilities that serve large segments of the population, support the needs of low- and
moderate-income persons, positively impact the quality of life for residents, or that have
impact on entire neighborhoods such as a nonprofit organization’s facility in need of
upgrade or a vacant school that has become an eyesore and attractive nuisance that needs
to be removed. These are given a high priority by Brockton.
It is believed virtually all public buildings/facilities and virtually all public housing in
Brockton has now been brought into section 504 compliance; this area is not an action
priority for the Consolidated Plan. However, there is a need to renovate and make fully
accessible the War Memorial Building which functions as Brockton’s Civic Center. The City
of Brockton and the BRA have in recent years been working to remove architectural barriers
in the War Memorial Building so that all of Brockton’s citizens, including the disabled, can
participate in a variety of public civic and cultural events held there, thus this project is
regarded as a high priority.
Brockton has need of a new fire fighting facility in the growing Oak Street area and needs to
rehabilitate three or four other stations. The Brockton Fire Department also has need of
emergency response equipment to deal with current urban incident threats. Equipment
needs are regarded as a medium priority in this Comprehensive Plan while the capital
expense involved in station rehabilitation is well beyond the means of Brockton’s CDBG
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funding. Perhaps $100,000 might be utilized for emergency response equipment over the
life of the plan. No other public facilities needs have been identified that need to be included
in the Consolidated Plan.
Public Improvements: Brockton and its component neighborhoods, whether located in the
older and more congested downtown area or in the somewhat newer housing tracts at the
city’s outer edges, have need of new and upgraded parks and recreational facilities. As part
of its coordinated effort to revitalize the core downtown area as a means of stimulating
economic development and creating employment opportunities, the City of Brockton has
begun to implement plans for a downtown river walk and park which also will serve as a
recreational resource of course. The need for park and recreational facilities development
and rehabilitation must, of necessity, rely heavily on state and federal programs such as the
Land and Water Conservation Fund and the Urban Parks and Recreation Recovery program,
complimented with local resources, including CDBG as available.
Street and Sidewalk improvements to enhance the quality of life and which serve to stabilize
neighborhoods and preserve the quality of the housing stock are another priority Given the
age of the city’s oldest core neighborhoods and as even subdivisions constructed post World
War II are now approximately a half century old, the replacement or reconstruction of
streets is a high priority need and Brockton will apply some CDBG funds to address to this
need. Over the plan’s five-year term street improvements may receive an allocation of up to
$1.5 million in the aggregate as deemed appropriate. Although this is a high priority, CDBG
funds reasonably expected to be made available for this purpose cannot fully meet identified
needs and are not estimated here. CDBG funds will compliment state aid and local funds
earmarked for this purpose as this is considered to be a high priority. Also, the BRA
coordinates with The Brockton Department of Public Works for the replacement or cleaning
of sewer lines in streets pegged for reconstruction by the BRA. Consequently, for purposes
of this plan, sewer and water improvements are not given a priority rating; rather they will
be treated within the context of neighborhood street improvements.
For purposes of the Consolidated Plan, recreational facilities may be included in the either
public improvements, or neighborhood facilities sub-categories as the case may be, in any
event these facilities receive a high priority rating.
Public Services: Brockton is fortunate to have an intricate network of dedicated human
service providers who do much with little to meet the needs of certain low- and moderateincome segments of the population having specific needs. Brockton intends to utilize modest
amounts of CDBG funding to help them deliver services and help meet those needs, In its
entirety, “Public Services” is accorded medium-high priority need within this Consolidated
Plan funding is anticipated to reach the maximum 15% of Brockton’s CDBG entitlement each
year.
Certain of Brockton human service providers help deal with substance abuse issues on a
number of fronts including abuse awareness education and prevention, treatment referral
services; and substance abuse counseling and support services. Among these agencies are
Health Care of Southeastern Massachusetts and Father Bill’s & Mainspring. This is
considered a medium priority and very modest amounts of CDBG funds ($4,500 and $2,500
respectively) will be allocated in the first year Action Plan to help support this and other
services they provide. It is anticipated this funding will be repeated in successive years of
the Consolidated Plan.
Employment training for the general populace in Brockton is by and large provided under
the auspices of the regional office of the Massachusetts Division of Employment and
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Training and the regional Workforce Employment Board, consisting of a cross-section of
public sector and private industry representatives, which allocates federal job funds for
specific job training goals. Still there are segments of the population who due to substance
abuse issues or because they need to escape abusive situations require basic skills training
to achieve employment self-sufficiency. Health Care of Southeastern Massachusetts and
Father Bill’s & Mainspring also provide these services which Brockton regards as a mediumhigh priority need. Associacao de Cabo Verdiana de Brockton also assists in job skills
development through its English as second language classes; the organization will receive
CDBG funding of $2,300 in the first program year with the anticipation of subsequent year
funding as well.
The Brockton Police Department has taken a multi-pronged approach to crime prevention
which includes such elements as public school outreach and Neighborhood Watch Programs
which aim to increase citizen involvement and public safety awareness. Further, in the
realm of crime prevention, the Brockton Police Department has established the Mobile AntiCrime Unit which operates in a delineated target area which is predominately low- and
moderate-income in nature [census tracts 5104, 5108, 5109, and 5114]. The specially
equipped and trained unit focuses on preventing crime by creating a high visibility profile
and rapid response in areas frequented by known criminals. Support of this initiative is
accorded high priority by this Consolidated Plan. Over the term of the plan, need in this area
could easily exceed $500,000.
Youth Services are a high priority under this Consolidated Plan as Brockton believes money
spent for services to youth in need of guidance, counseling or training, or intervention for
those at risk is money well spent in preventing crime, substance abuse, domestic abuse, as
well as unemployment problems later in life. Brockton’s extensive network of social service
providers needs financial support to counter these social ills through effective programming.
As much as $200,000 in CDBG funds could be directed to support such programs over the
next five years to the Cosgrove Swimming Pool and Camp Massasoit who are greatly
experienced at offering structured youth programs.
Emergency shelter for women and children at risk together with supportive child care
services are a high priority need in Brockton. Such specialized services in Brockton are
delivered by the David Jon Louison Family Center. Like most human service providers, the
David Jon Louison Family Center depends upon a mosaic of varied funding sources to
support its operations and programs. CDBG funding in the range of $4,500 annually is
expected to be provided by the City of Brockton.
Lastly, services and programs tailored to the needs of senior citizens in Brockton are highly
developed and expanding with the aging population. The major providers are the Brockton
Housing Authority and BAMSI (Brockton Area Multi-Services Inc.) who together operate the
Dorn Davies Senior Center and several satellite centers. The services offered at the Dorn
Davies Senior Center are integral to senior housing operations while the Center and satellite
facilities conduct outreach programs with an emphasis on home care. These senior service
providers have well developed programs dependent on specialized funding channels; still
CDBG can provide an important part of the budget for these services. Senior services are
rated a medium priority in this Consolidated Plan are will likely receive annual funding in the
$2,000 range.
Economic Development: Brockton has taken major steps to attract new job generating
business to the community by such means as financial participation in the development of a
new desalinization plant (coming on line in mid 2008), clean-up of brownfields with state
and local assistance, the designation of five districts under Chap 40R of the Massachusetts
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General Laws, through the use of Tax Increment Financing and through planning for major
roadway improvement to facilitate access to development sites. Brockton has also targeted
major downtown buildings for mixed re-use and major industrial/commercial sites for
various types of growth industries such as food services and distribution. A variety of
economic development incentives and mechanisms at the state level are being accessed for
this purpose.
There is currently underway a major initiative to revitalize the downtown core and stem
disinvestment occurring there. One need in this area is the construction of more off-street
parking facilities in the downtown core to both encourage greater use of mass transit
facilities and to support economic development. The City of Brockton may seek to use CDBG
funds to meet design costs and/or matching fund requirements for parking facilities to be
constructed with state Public Works Economic Development or Transit Related Development
grants. Funding for this purpose may supplement Brockton Parking Authority bonds. Parking
facilities are a medium priority in this Consolidated Plan.
The City of Brockton has established a commercial Area Revitalization District [CARD] for
the downtown center pursuant to Chapter 40D of the Massachusetts General Laws. Among
other things, this designation makes for-profit businesses within the district eligible to
receive tax-exempt Industrial Development Bond financing. The City is also an Economic
Target Area pursuant to Massachusetts Economic Development Investment Program [EDIP]
statute and under that designation has created 12 “Economic Opportunity Areas” in the
downtown and other parts of the city. Such designations permit for-profit developments
therein to seek state investment tax credits for substantive new job-generating physical
plant investment. To compliment these initiatives, the Mayor’s Economic Advisors group has
recommended the establishment of a loan pool for downtown business facade and signage
upgrades. This is a high priority and in the first year Action Plan, $200,000 will be allocated
for this purpose. More funds may be budgeted in future program year if demand dictates.
This program will be administered by Brockton 21st Century Corporation. It is anticipated
that up to ten storefront improvements will be undertaken with these funds. It is hoped that
bank funds will supplement the CDBG allocation(s).
PRIORITY BASIS
The City of Brockton’s non-housing community development plan objectives are based upon
assessments of needs as characterized by a variety of informed observations, as well as
studies and planning documents prepared by, or on behalf of, several key municipal
departments and agencies and/or public purpose organizations. Specific sources consulted
include:
• Brockton Mayor’s Office
• City Planner
• Mayor’s Economic Advisors group
• Police Chief
• Fire Chief
• Brockton 21st Century Corporation
• Brockton Water Commission
• Department of Public Works
• Metro South Chamber of Commerce
• Brockton Area Transit Authority
• Old Colony Planning Council.
Key studies, planning documents and planning processes taken into account include:
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•
•
•
•
•
•

a Community Action Statement [CAS] prepared for the Massachusetts
Department of Housing and Community Development [reflecting a variety of
municipal conditions and initiatives]
a Commercial Area Revitalization District Plan (CARD) [aimed at downtown
reinvestment and revitalization]
The Brockton Plan [an eight (8) Point Action Plan for Brockton’s Revitalization]
Two Rivers Master Plan
Report of Brockton Economic Summit (Mayor’s Economic Advisors 2007-2008)
Plan Brockton 2008 (visioning process now underway)

Non-housing Community Development Needs not discussed here are regarded as having low
or no need, or are otherwise being substantially addressed through other means.
OBSTACLES TO MEETING UNDERSERVED NEEDS
Though it has limited CDBG resources to meet some substantial non-housing Community
Development needs, the BRA aims to use its CDBG entitlements to leverage other public
and private resources to the greatest extent feasible. In carrying out the FY2008-FY2012
Comprehensive Plan, the BRA will work with Brockton municipal departments and other
agencies to pursue other federal, state and private resources as available with which to
undertake projects addressing non-housing Community Development needs. The BRA will
continue to allocate portions of its annual CDBG entitlement to support a variety of nonhousing community development initiatives. Nevertheless, the fundamental obstacle to
meeting these underserved needs is a serious lack of financial resources. Virtually every
community in Massachusetts is currently under extreme budget duress, at the limits of its
tax levy capacity, and being subjected to cuts in state aid to localities. This is true for the
City of Brockton more so than some others. Of course federal budget cuts in the CDBG and
HOME programs in recent years coupled with the growing number of entitlement
communities sharing those reduced funds have further exacerbated the situation as the lack
of resources grows in proportion to the Community Development need.
LONG- AND SHORT-TERM OBJECTIVES
Long-term objectives
Brockton’s long-term objectives under the five year (FY2008-2012) Consolidated Plan are
intended to advance the primary objectives of the CDBG program to provide decent housing
and a suitable living environment and to expand economic opportunities, principally for lowand moderate-income people are as follows:
DH-1 Increase availability/accessibility of decent housing
DH-2 Promote the affordability of decent housing
DH-3 Help to sustain decent housing
SL-1 Increase availability/accessibility to a suitable living environment
SL-2 Promote affordability in the provision of public services
SL-3 Help to sustain a suitable living environment
EO-1 Expand the availability/accessibility to economic opportunity for low- and moderateincome persons
EO-2 Help to increase economic opportunity through affordability measures
EO-3 Help to sustain economic opportunity for low- and moderate-income persons
Outcomes for these objectives will be measured against:

•

Increase/decrease in crime statistics or instances aided;
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•
•
•

Quantifiable improvements or additions to public facilities and infrastructure;
Determination of the numbers of low- and moderate-income persons and families
aided by public service providers who are supported in part by CDBG funds;
Evaluation of changes in quality of life status as result of the provision of
services; evaluation of actions that have served to expand economic opportunity
including verification of numbers of jobs created/retained.

Short-term objectives
Brockton’s short-term objectives that are intended to advance the primary objective of the
CDBG program to provide decent housing and a suitable living environment and expand
economic opportunities, principally for low- and moderate-income (L/M) persons, under the
FY2008 first year Action Plan are as follows:
SL-3(1) War Memorial Building: Help to provide a Suitable Living Environment by
improving the accessibility of a public facility;
SL-3(2) Mobile Anti-Crime Unit: Help to sustain a Suitable Living Environment for 50,000
L/M income persons;
SL-3(3) Cosgrove Swimming Pool: Help to sustain a suitable living environment for
16,150 L/M income children;
SL-3(4) David Jon Louison Child Care Center: Help to sustain a suitable living
environment for 150 sheltered L/M income women and children;
SL-3(5) Health Care of Southeastern MA: Help to sustain a suitable living environment
for 125 L/M income women who are victims of abuse;
SL-3(6) Dorn Davies Senior Center (BAMSI): Help to sustain a suitable living
environment for 3,300 L/M income senior citizens;
SL-3(7) Camp Massasoit (Old Colony Y): Help 300 L/M youth to sustain a suitable living
environment;
EO-1(1) Father Bill’s & Mainspring: Help 60 homeless persons gain access to economic
opportunity through skills development and training;
EO-1(2) Associacao Cabo Verdiana de Brockton: Help 2,200 non-English speaking
persons gain access and economic opportunity;
EO-2(2) Façade Improvements: Promote economic opportunity by making façade
improvements affordable for ten (10) small businesses.

Antipoverty Strategy (91.215 (h))
Brockton has a fairly extensive network of social service providers working cooperatively,
and focused from a variety of perspectives and experience on reducing the numbers of
persons living in poverty in Brockton and/or counteracting the negative social consequences
of poverty. As of 2006, 13.1% of Brockton residents live below the poverty level. This
represents a slight increase since the 2000 Census.
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Poverty status
Total population
Number below poverty level
(100%)

93,434
12,253

Percentage of population
Number below 50% of
poverty level*

13.11%

Percentage of population**
* a subset of the 100%
numbers
** counted in the 100%
numbers as well
Source: ACS 2006

5.94%

5,546

Please see % Low/Mod Income Area Map at the end of this document.
Economic development efforts in Brockton are focused on attracting businesses and
developments that will create sustainable job opportunities for unemployed and underemployed lower income residents. According to the Bureau of Labor Statistics, the 2006
unemployment rate in Brockton was 6.3% compared with the statewide rate of 4.8% and a
nationwide rate of 4.6%. Generally speaking, Brockton consistently records higher
unemployment rates that the Boston metropolitan area and several of Massachusetts’ other
seven metropolitan statistical areas.
Annual
unemployment rates
Brockton

Massachusetts

United States

1998

4.5%

3.4%

4.5%

1999

4.3%

3.3%

4.2%

2000

3.4%

2.7%

4.0%

2001

4.7%

3.7%

4.7%

2002

6.4%

5.3%

5.8%

2003*

7.2%

5.8%

6.0%

2004*

6.8%

5.2%

5.5%

2005*

6.1%

4.9%

5.1%

2006*

6.3%

4.8%

4.6%

2007*
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* Due to changes in
Bureau of Labor
Statistics methodology
in MA 2003-07
numbers, these
numbers are not
perfectly comparable
to prior years.
Source: U.S. Department of Labor, Bureau of Labor Statistics
For nearly twenty years, Brockton’s unemployment rate has been higher than state and
regional rates. Brockton, a city founded on the shoe manufacturing industry, has suffered
acute effects of the loss manufacturing jobs that has plagued the region over the past
several decades.
The City of Brockton actively seeks to improve the quality of life for its residents by reducing
the number of families living at or below the poverty level. Many agencies and social service
providers are working to alleviate the effects and eliminate the causes of poverty in
Brockton, including:
•

•

•

•
•
•

•
•

•

The Brockton Housing Authority’s Family Self-Sufficiency (FSS) Program,
which provides services including vocational counseling, enrollment in and
educational or job-training program, personal development guidance, and financial
management training. With these services, FSS participants have been able to
become homeowners, attend post-secondary schools/college, start a small business,
and more.
The Latin American Health Institute which operates a number of initiatives
including substance abuse programs, public health services, housing and social
service referrals for low- and moderate-income persons not proficient in the English
language;
Health Care of Southeastern Massachusetts provides disadvantaged women and
children with nutritional counseling, physical abuse counseling, life skills education,
substance abuse counseling and other support services. The organization has also
established the secure and confidential Womansplace Crisis Center shelter facility in
Brockton;
The Boys and Girls Club which operates a number of after school youth programs
including those aimed at skills development, education and drug avoidance;
Self Help, Inc., which operates the local Headstart Program and other anti-poverty
efforts, also works to delead older properties where low-income persons reside;
Associacao Cabo Verdiana de Brockton, Inc. (Cape Verdean Association of
Brockton, Inc.) a multi-service agency providing low- and moderate-income
predominantly Cape Verdean families and persons with outreach and referral
services, ESL and literacy assistance, consular services, and citizenship preparation
classes;
Catholic Charities provides literacy and English as a Second Language training, and
job placement services for new immigrants;
The Old Colony Y which operates a number of facilities including Camp Massasoit
and the Cosgrove Swimming Pool which provide predominately low- and moderateincome urban children and adults with safe, supervised recreational outlets and
programming;
South Shore Haitians United for Progress a community based outreach and
referral service for predominately low- and moderate-income Haitian immigrants
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•

with a focus on translation and referral based services in the areas of housing,
employment, education, health, and immigration issues;
Brockton Area Multi-Services, Inc. [BAMSI] provides needed housing search
assistance to its clients and others and operates the “Helpline” a central and
comprehensive referral service for low- and moderate-income families in need of a
variety of social services.
BAMSI also operates the Dorn Davies Senior Center in the BHA’s Campello High Rise
senior housing development (and at satellite outlets in the Caffrey Towers and Belair
Towers) where it conducts health, nutrition and education programs as well as social
and recreational activities; these are made available to the larger external elderly
populace in the community through outreach efforts directed particularly to
homebound seniors.

The City of Brockton will support programs and activities benefitting community members
who live at or below the poverty level. The specific programs and activities to be supported
are identified in the Priority Needs Analysis and Strategies section. These programs and
activities were specifically chosen because they provide the best opportunity to positively
impact the lives of the low-income community members they serve.

Low Income Housing Tax Credit (LIHTC) Coordination (91.315 (k))
Not applicable.

NON-HOMELESS SPECIAL NEEDS
Specific Special Needs Objectives (91.215)
As cited in the preceding Housing Market Analysis section, there are several special needs
non-homeless sub-population groups that can be targeted for assistance by Brockton and its
instrumentalities or by private housing providers over the five year timeline of this
Consolidated Plan. These are persons who are Elderly, Frail Elderly and Physically Disabled
(including some with HIV or AIDS as discussed below) who may require housing in the form
of independent living units or specialized supportive units. Some may be able to continue
living independently with the provision of necessary supportive services from specialized
human service providers.
Elderly: Brockton has 8,955 residents aged 65 or older, and 30% of all Brockton
households have at least one member aged 60 or older. Of these, 3,114 individuals (34%)
have some type of disability, including sensory, physical, mental, self-care and other types
of limitations.
Disabled: Brockton is home to 15,502 people ages five (5) and over (18% of the
community’s total population) who have some type of disability, including sensory, physical,
mental, self-care, and other types of limitations. Of the 15,502 people with disabilities in
Brockton, 9.3% have one type of disability and 8.6% have two or more types of disabilities.
Of these, 3,780 people with disabilities (24.4% of the community’s disabled population) had
income below the poverty level in 2006.
Given these relatively high numbers of Elderly residents (8,955), Frail Elderly residents (as
many as 3,114) and Disabled residents (15,502 of whom 3,780 are below the poverty
level), efforts to address those needs are important within the context of the Consolidated
Plan. At the same time, resources remain extremely limited given high demand for federal
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and state funding and given the current severe economic downtown particularly as effects
the financial markets. Nevertheless, Brockton hopes that within the next five years 75
Elderly/Disabled units can be developed, rehabilitated or adapted, including those for
Elderly, Frail Elderly and Disabled persons in need of supportive housing, and including both
market-rate and affordable units developed by for-profit and nonprofit organizations. At
least some of the remaining needs of the Elderly, Frail Elderly and Disabled can be met by
the provision of in-home or outside supportive services provided by public and private
human services operating in the region.
People with HIV/AIDS: There were 369 Brockton residents with HIV or AIDS as of
October 1, 2007. This represents .39% of Brockton’s total population; however, it is
important to note that many of these individuals, especially those with AIDS, are also
counted in the Disabled population numbers (above) due to self-care and other limitations.
Others receive supportive services from Brockton and regionally based human service
providers. Consequently, Brockton has not established separate goals for persons with HIV
or AIDS in its Consolidated Plan.
Other Special Needs Populations: Lastly, while there are sub-population group needs
consisting of people with Developmentally Disabilities and people with Severe Mental Illness
and those who have Alcohol and Drug Addictions, given the specialized care required, these
are best dealt with through the network of human service providers and state funded
programs. In the case of the Developmentally Disabled DMH and other public agencies are
best equipped to coordinate services and housing. Those with Severe Mental Illness and/or
Alcohol and Drug addictions are largely the focus of state programs and the Continuum of
Care housing and supportive services coordinated by the Plymouth County Housing Alliance
membership. Therefore these need categories are not established as priorities in the
Consolidated Plan.
Table 1B

Elderly*

Priority Need
Level
High, Medium,
Low,
No Such Need
L

Unmet
Need

Dollars to
Address
Unmet
Need

Goals

2,200

0

50

Frail Elderly*

L

1,350

0

10

Severe Mental Illness *

L

0

0

0

Developmentally Disabled *

L

0

0

0

Physically Disabled*

L

1,325

0

15

Persons w/ Alcohol/Other Drug

L

88

0

0

L

253

0

0

Addictions*
Persons w/HIV/AIDS*
Other

N/A

TOTAL
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* these needs are primarily addressed by state and local social service organizations and public
agencies operating in the Brockton and Plymouth County area; goals include subsidized and marketrate units developed by for-profit and nonprofit developers.

Non-homeless Special Needs (91.205 (d) and 91.210 (d)) Analysis
(including HOPWA)
POPULATIONS AND PRIORITIES
See Table 1B (above) for numbers and priorities.
PRIORITY BASIS
In considering funding priorities for this period the City is attempting to address emerging
critical needs, especially stabilization of foreclosed ownership properties and neighborhoods
experiencing significant numbers of foreclosures; deteriorating rental housing stock and the
on-going need for more low-income rental housing; accessibility modifications to public
facilities to enable people with mobility impairments to enjoy public assets and services;
improving the vitality of the city’s downtown and increasing the appeal of local businesses
for the benefit of residents and business owners and to expand local employment
opportunities; supporting and providing a broad range of public services needs for lower
income residents; and supporting other special needs, including housing and supportive
services, of Brockton residents.
In assigning priority to projects and need categories the City considers a variety of factors
including: community input, the community’s emerging and critical needs, like the
devastating foreclosure trend, significant public facility capital needs, and the service needs
of residents; the number of low-income people served; and the number and relative
percentage of people in need.
OBSTACLES
The biggest obstacle the City of Brockton faces in meeting the community’s needs is its
limited funding. While the City will leverage other state, federal, local, and private funds to
address the community’s full range of housing, service and other needs, the community’s
needs greatly exceed the amount of funding available from all sources.
AVAILABLE HOUSING AND SERVICES FOR NON-HOMELESS SPECIAL NEEDS
POPULATIONS
Brockton Housing Authority has 1,584 state and federal public housing units for elders and
people with disabilities. There are also approximately 500 units of privately-owned
subsidized elderly units in Brockton.
Brockton has a broad array of social service agencies and private service options for people
who need supports in their homes. Many of these are detailed in the Public Services and
Anti-Poverty sections of this document.

Housing Opportunities for People with AIDS (HOPWA)
Not applicable, Brockton receives no HOPWA funding.

Specific HOPWA Objectives
Not applicable, Brockton receives no HOPWA funding.
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OTHER NARRATIVE
Conclusion
Having consulted with community members and assessed the community needs thoroughly,
the City of Brockton aims to address local needs to the greatest extent possible given the
limited available Community Development Block Grant (CDBG) and HOME funding. Brockton
will seek to leverage these resources to the greatest extent possible by connecting with
other public and private resources and by forging cooperative relationships with other public
and private institutions.
Brockton’s housing and community development strategy contained herein responds to the
community’s stated and analyzed needs. The strategy addresses the social service needs of
Brockton’s low- and moderate-income residents; the area’s high unemployment rate and
growing crime rates; the age and condition of Brockton’s housing stock; the area’s high
housing costs relative to household incomes; and the explosive subprime lending crisis
which is increasing foreclosures and the abandonment of properties in Brockton.
The City of Brockton will utilize its CDBG and HOME funds over to address the community’s
most urgent needs during the FY2008-FY2012 period. These needs include:
improvement/replacement of older public facilities; enhancement of public safety capacity;
housing rehabilitation assistance for the community’s older housing stock; creating
affordable housing opportunities, including the creation of new rental and ownership units;
facilitation of housing counseling and mechanisms to prevent foreclosures and further
destabilization of marginal neighborhoods; support for needed public/social services in aid of
lower income families and individuals; enhanced crime prevention; and job-creating
economic development activities.
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CoC Homeless Population and Subpopulations

CoC: Brockton-Plymouth

K: CoC Point-in-Time Homeless Population and Subpopulations Chart
This spreadsheet can be used as a tool for filling out your section K point in time chart. Note
that this is not the official HUD form. To calculate the figures simply go to the "Clients"
worksheet (tab is on the bottom left) and enter in the appropriate information. There is also a
corresponding worksheet to gather data on "Double Ups or at Risk" as well as one for "Street
Count". All counts are derived from what you enter so please use the appropriate worksheet.
If you have questions on how to use the worksheet email support@simtechsolutions.com and
we will get back to you as soon as possible. NOTE: Household status & Program Type are
absolutely mandatory or your figures will be off! Good luck with your count.
Indicate date of last point-in-time count:

Part 1: Homeless Population

1/30/2008

Sheltered
Emergency Transitional

1. Number of Households
with Dependent Children:

Community
Info

(mm/dd/yyyy)
Unsheltered

Total

Doubled
Up

122

31

0

153

0
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75

0

407

0

84

99
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0
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174

54

645

0

Sheltered

Unsheltered
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Doubled
Up

a. Chronically Homeless

67

34
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0

b. Severely Mentally Ill

49

*

1
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0

c. Chronic Substance Abuse

140

*

31

171

0
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*

1

42

0

e. Persons with HIV/AIDS

2

*

0

2

0
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0

45

0

0
0

0
0

0
0

1a. Total Number of Persons
in these Households (adults and
children)
2. Number of Households
without Dependent
Children**
2a. Total Number of Persons
in these Households
Total Persons
(Add lines 1a and 2a):
Part 2: Homeless Subpopulations
(Adults only, except g. below)

f. Victims of Domestic Violence
g. Unaccompanied Youth
(Under 18)
h. Young Adults (17-21)

*
0
0

*

*Optional for unsheltered homeless populations
** Includes single individuals, unaccompanied youth, and other adults (such as a married couple
without children)
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CoC Homeless Population and Subpopulations

CoC: Brockton-Plymouth

K: CoC Point-in-Time Homeless Population and Subpopulations Chart
This spreadsheet can be used as a tool for filling out your section K point in time chart. Note
that this is not the official HUD form. To calculate the figures simply go to the "Clients"
worksheet (tab is on the bottom left) and enter in the appropriate information. There is also a
corresponding worksheet to gather data on "Double Ups or at Risk" as well as one for "Street
Count". All counts are derived from what you enter so please use the appropriate worksheet.
If you have questions on how to use the worksheet email support@simtechsolutions.com and
we will get back to you as soon as possible. NOTE: Household status & Program Type are
absolutely mandatory or your figures will be off! Good luck with your count.
Indicate date of last point-in-time count:

Part 1: Homeless Population

1/30/2008
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*
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without children)

CoC-K

Continuum Name:

Brockton-Plymouth CoC
HMIS

Provider Name

Facility Name

HMIS Number of
Part. Year-Round
Code Beds in HMIS

Current Inventory
Esther Sanger

Mary Martha Learning Center

FBP & Mainspring

MainSpring House

FBP & Mainspring

Montello House (New Start)

FBP & Mainspring

Evelyn House

FBP & Mainspring

Conway House

FBP & Mainspring

Scattered Sites

David Jon Louison Family Center

Louison Center

Carolina Hill Shelter

Carolina Shelter

Plymouth Area Coalition for the Homeless

Pilgrim’s Hope

Brockton Family Commty Resources

Safe Homes

South Shore Housing Development Corp.

SSTP/Safe Steps

Healthcare of South East Massachusetts

Women’s Place

FBP & Mainspring

Montello House (Ames & Main St

FBP & Mainspring

Gateway Transitional*

FBP & Mainspring

DTA Historic

South Shore Housing Development Corporation

Family Life Center*

Salvation Army

Adult Rehab

Lutheran Social Services of New England

Ruth House

VA of Massachusetts

Reach Program

Plymouth Task Force for the Homeless

Overnight of Hospitality

PA
PA
PA
PA
PA
PA
PA
PA
PA
DV
DV
DV
PA
PA
PA
PA
D
D
D
D

Super 8 Hotel
Unsheltered Count

Totals
ES-IND
ES-FAM
TH-FAM
TH-IND
Street Count
Grand Total

Units
0
122
31
0
0
153

Clients
82
335
75
99
54
645

Ind. Fam.
20
51
0
0
12
0
47
0
35
0
116
0
41
0
40
0
40
0
0
0
0
0
0
0
20
20
0
4
0
0
21
0
0
0
0
0
0
0
0

Target Pop.
Year-Round Units/Beds
Other Beds
Point In Time #s
A
B Family Family Individua Total Seasonal Over- Program Family # of
Units Beds
l Beds Yearflow/
Type
#s
Clients
Round
Vouche

SMF
FC
FC
FC
FC
FC
FC
FC
FC
FC
FC
FC
SMF
SM
FC
SM
FC
SMF
SMF

DV
DV
DV

VET

9
0
5
16
12
25
15
16
10
8
10
5
9
0
0
8
0
10
0

20
0
12
47
35
116
41
40
40
24
24
12
20
0
0
21
0
24
0

51
0
0
0
0
0
0
0
0
0
0
0
20
4
0
55
0
40

51
12
47
35
116
41
40
40
24
24
12
20
20
4
21
55
24
40

0
0
0
0
0
0
0
0
0
0
0
0
NA
NA
NA
NA
NA
NA
16

13
0
0
0
0
0
0
0
0
0
0
0
NA
NA
NA
NA
NA
NA

ES-FAM
ES-IND
ES-FAM
ES-FAM
ES-FAM
ES-FAM
ES-FAM
ES-FAM
ES-FAM
ES-FAM
TH-FAM
ES-FAM
ES-FAM
TH IND
TH-IND
TH-IND
TH-FAM
TH-IND
TH-FAM
TH-IND
ES-IND
ES-FAM

9
12
14
12
24
15
16
10

16
70
25
41
28
91
39
38
32

8
5

21
12

15
8

5

17
4
37
43
17
35
12
13
54

SSTP/Safe
Steps

Safe Homes

Pilgrim’s Hope

Carolina
Shelter

Louison Center

Scattered Sites

Conway House

Evelyn House

Montello
House (New
Start)

MainSpring
House

Mary Martha
Learning
Center

Bed Utilization Statistics

8
10
80.00%

Total
111
0
NA

21
0
NA

Total
385
0
NA

Family Bed Utilization
Families

9

Family Units

9

% of Capacity

0
0
NA

12
14
12
24
5
16
12
25
240.00% 87.50% 100.00% 96.00%

15
16
10
15
16
10
100.00% 100.00% 100.00%

0
8
0.00%

Individual Bed
Utilization

70
51
137.25%

Individual Clients
Total Ind. Beds
% of Capacity

25
0
NA

41
0
NA

28
0
NA

91
0
NA

39
0
NA

38
0
NA

25
Beds Used
Capacity

10
5
0

0

5/8/2008

Count

20
Count

Count

30

15

0

0

0
0
0 14 0
12
Program Name

0

012

0

Program Name

24

0
0
NA

Individual Bed Utilization

Family Bed UtilizationFamily Bed Utilization
1
0.9
0.8
0.7
0.6
0.5
0.4
0.3
0.2
0.1
0

32
0
NA

15

1
0.9
0.8
0.7
0.6
0.5
0.4
0.3
0.2
0.1
0

Beds Used

Beds Used

Capacity

Capacity

0

0

0

0

0

0

Program Name

0

0

0

0

