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Testimony Neither for Nor Against LD 2149
An Act to Protect Affordability in Mobile Home Parks and Manufactured Housing

Communities
January 22, 2026

Senator Curry, Representative Gere and members of the Joint Standing Committee on
Housing and Economic Development, my name is Sam Zuckerman. | am the Policy Coordinator
of the Permanent Commission on the Status of Racial, Indigenous, and Tribal Populations. | am
here today on behalf of the Permanent Commission’s Policy Committee to testify neither for nor
against LD 2149, “An Act to Protect Affordability in Mobile Home Parks and Manufactured
Housing Communities.” Because this bill does not explicitly address housing disparities in
Maine, | am here to provide additional information about those disparities to inform your

consideration of where this bill fits into the broader landscape of housing policy.

Every Mainer should have a safe, affordable place to call home. Homeownership
increases long-term economic security' and access to stable housing provides children and
families with an environment where they can grow and flourish.? But homeownership has
quickly become an unattainable goal for too many Mainers as the cost of housing has rapidly
outpaced Maine’s median income.? This issue impacts all Mainers, but it is especially impactful

to Mainers of color. Due to longstanding wealth and income inequality* and challenges securing

1Di, Z.X., & Yang, Y. (2002). Intergenerational wealth transfer and its impact on housing. Joint Center for Housing
Studies, Harvard University. https://www.jchs.harvard.edu/sites/default/files/media/imp/di w02-2.pdf
2fowler, P. J., & Farrell, A. F. {2017). Housing and child well being: implications for research, policy, and practice.
American Journal of Community Psychology. 60(1-2), 3-8.

3 Maine State Housing Authority. Homeownership Affordability Metrics. https://www.mainehousing.org/data-
research/housing-data/test-homeownership-program-metrics

4 Permanent Commission on the Status of Racial, Indigenous, and Tribal Populations. 2024, State of Racial
Disparities Report. Pages 5-6. https://www.pcritp.me/sites/pcritp.me/files/inline-files/State_of Disparities.pdf




home loans and other vital resources,® 75% of white Mainers are homeowners, while only 31% of
Black Mainers are.® And similar disparities exist for other racial groups. Today, Maine ranks 42"

out of 50 states on the national housing equity index as a result of these inequities.’

But these disparities are not limited to home ownership. Maine also stands out at the
national level because of the significant disparities we see in our unhoused population: 32% of
Maine’s unhoused population come from Black communities, despite those communities making

up only 1.6% of the overall state population.®

While there are many dimensions to Maine’s housing crisis, affordability is a key factor -
and one that is deeply tied to historic inequities in access to capital and resources. Unlike other
states with urban population centers suitable for apartment-centric development, many of
Maine’s “affordable” homes are in mobile home parks and manufactured housing
developments. As the legislature looks to address Maine's current housing challenges through
policies like this one, the Permanent Commission also encourages legislators to consider
broader interventions into the poverty cycles that are a driving force behind housing instability

and inequity. Thank you for your time and attention. I'd be happy to answer any questions.

8 Rothstein, R. (2017). The color of law: A forgotten history of how our government segregated America. Liveright
Publishing.
¢ America's Health Rankings. {2022), Homeownership racial disparity.

ttps://www.americashealthrankings. o ship_disparity/ME
7 America’s Health Rankings. {2024), Homeownership Racial Disparity in United States.
https://www.americashealthrankings.org/explore/measures/homeownership_dispari
8 MaineHousing. (2023). 2023 Point in time count. https://rb.gy/x0frf (Note: The Maine Point in Time study
changed its methodology in 2020 to include individuals living in transitional housing. The statistic offered here

represents an approximation of the real increase in homelessness with those data removed from analysis.)



- Housing

No matter our income, faith, or skin color, we all do
better when every person and every family has a
safe, affordable place to call home. Homeownership
increases long-term economic security,® while access
to stable housing more boradly reduces exposure to
transmissible disease,” and provides children and
families an environment in which they can grow and
flourish.® Today, Maine is in the midst of an atfordable
housing crisis, stemming from our aging infrastructure,
slow rate of development, and high levels of demand
as more people want to call Maine home. The rising
cost and limited availability of high-quality, accessible
housing across the state has contributed to economic
stagnation and a lack of critical services as doctors,
care providers, and skilled tradespeople leave Maine.
Moreover, the burdens associated with this crisis do
not fall evenly across the landscape. Today, 87% of
Mainers name homelessness, and 79% name housing
more broadly, as the most significant area of disparity
in our state.® And research backs up those claims.
For people of color, these disparate conditions are
the result of decades-old practices of exclusion from
social, economic, and politicadl life, If we want Maine to
be “the way life should be” for everyone, we need to
act quickly to ensure safer, more affordable, and more
accessible housing for all.

Maine’s Affordable Housing Crisis

Maine’s current housing crisis stems in part from aging
homes that require additional maintenance, harsh
environmental conditions, and the rural geography of our
state. Despite this, Maine has historically maintained relative
housing affordability compared with other US states.” This
largely changed during the COVID-19 pandemic, which
drove significant in-migration of both second-home buyers

[ Maine Home Purchasing Capacity 2000-2022 )
$106,225

Income Required to Purchase

Median-Price Home 568,316

; $47,981
40,098

$49,747

$37,968

Median Household Income

2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022

Figure 3. Maine’s median home price far surpasses

Mainers’ ability to purchase. Adapted from HR&A
Advisors (2023).*

and newly remote workers, placing pressure on the state’s
aging housing market. As a result, Mainers saw a rapid
increase in home and rental prices as demand outstripped
housing supply (see Figure 3).% As of 2023, these pressures
resulted in a rental vacancy rate of only 2.1% across the
state.” Coupled with stagnating wages and only minor
increases to median household income —also unequal
across race, Maine has entered into a severe affordable
housing crisis that is fueling a troubling spike in the number
of unhoused individuals across the state™® (see more in
Wealth and Income). According to a 2023 report by the
Maine State Housing Authority, the state would need to
build 84,000 new homes in the next seven years to account
for existing and anticipated demand across the state, a
growth rate not seen in decades."

~
(Maine Homeownership Rates by

Race & Ethnicity

Black 27.7%

Indigenous 61.7%

Asian 70.3%

White 76.0%

Figure 4. Homeownership rates by race and
ethnicity in Maine 2022, Adapted from America’s
Health Rankings (2024),%

Disparities in Housing

Maine’s housing crisis is made more complex when we
look beyond the lack of housing and ask who is housed
here and why. Within and beyond Maine, disparities in
housing today can be traced to long histories of racial
segregation embedded in law and practice. Prior to the
passage of the 1968 Fair Housing Act, this segregation
was legally enforced through exclusionary zoning laws
and racially restrictive covenants. Following the Act’s
passage, which made housing discrimination illegal,
segregation continued through red-lining practices that
allowed lenders to deny loans on the basis of race and
ethnicity, shaping the racial make up of communities.™
Both the legacies of these forms of biased exclusion and
the active practices of exclusion continue today as Black,
Latino, and Indigenous renters across the country face
numerous barriers to accessing housing - from credit
checks to lack of past rental histories to issues securing
deposits and fees - and are denied home mortgages at
as much as twice the rate of white homebuyers.®



While most explicitly racist policies and practices were
outlawed in the late 20th century, the impacts can still
be widely seen throughout our state’s housing crisis (see
Figure 4). Disparities in income and generational wealth
are exacerbated by the state’s rising cost of living, creating
a poverty trap that makes saving for a down payment
even more unachievable for marginalized families. Today,
over 70% of Black Mainers are renters, compared with
only 25% of the white Mainers, making Maine 50th out
of 50 states on the national housing equity index.”® As
these factors compound, we see racial disparities manifest
not just in housing, but also in who is unhoused. Since
2019, Maine has experienced a significant increase in the
number of unhoused people across the state, with roughly
47% coming from Black communities, despite making up
only 1.6% of the state’s population.*™

Addressing our current affordable housing crisis requires
an investment by the state in developing new affordable
housing, and making sure Mainers — including people
of color most impacted by this crisis — can access the
homes we do have. Today, 75% of Mainers support
a state policy that provides public assistance to help
cover the cost of housing for those with low incomes,™
which can help to stall the growing number of unhoused
Mainers living in shelters, on the streets, and in untenable
temporary arrangements. To solve this crisis will also
require an active political intervention into the poverty
cycles that are a driving force behind housing instability
and disproportionately harm people of color.

“I was getting my first apartment
and I sound white. I mean you
couldn’t tell on the phone that

I'm a Black person.SoI'm
talking to the landlord. I think
I've got this place, I'm going to
see it. Everything is great and
awesome, right? This is my first
wake up call. When I get there,
allegedly, the place is ‘taken’...”

-Black Mainer

BACKGROUND CONTEXT & THEORY

AT f One City - Tt D Divide (video)
Feagin, J. R. (1999)

Cityscape, 79-91.

Jacobs, D, E. (2011). i
American journal of pub//c health, 101(S1), 5S115-5122,

Krivo, L. J., & Kaufman, R, L. (2004). Housing and weglth inequality:
Racicl-athnic diff o ity in the United S
Demography, 41, 585-605.

National Academies of Sciences, Engineering, and Medicine, Health and
Medicine Division, Board on Population Health and Public Health Practice,
Policy and Global Affairs, Science and Technology for Sustainability
Program, & Committee on an Evaluation of Permanent Supportlve Housing
Programs for Homeless Individuals. (2018).
of homelessness in the United States. Permanent Supportive Housing:
Evaluating the Evidence for Improving Health Outcomes Among People
Experiencing Chronic Homelessness. National Academies Press (US),

Pager, D., & Shepherd, H. (2008). The sociology of discrimination: Racial
fsoriminetion i I housi i |
Annu. Rev. Sociol, 34, 181-209.

Rothstein, R. (2017). The color of law: A forgotten history of how our
government segregated America. Liveright Publishing.

Wachter, S. M, &Megbolugbe,l F. (1992) lmp_qu_o_f_h.o_uﬂng_
gage Q ang ethnic dispd
th.&an.&rjhlp. Houslng Pollcy Debate, 3(2), 332-370.

NATIONAL-LEVEL DATA SOURCES

MAINE-SPECIFIC DATA SOURCES

MMMLMW. Data for Mal
UNH: Pine Tree State Poll.

* The Maine Point in Time study changed its methodology in 2020 to include individuals living in transitional housing. The statistic offered here
represents an approximation of the real increase in homelessness with those data removed from analysis,



References

10

1
12
13

14
15

-16

17

18
19

20
21

22
23
24

25

26

27

28

29

30
A

32
33

34

35

Government Alluonce on Race & Equnty (2018 Moy 18) GARE Communications Guide, 37 - 38.

Brovemon, P. Arkm, E Proctor, D Kouh T & Holm, N (2022). Systemlc And Structurol Rcmsm Defmltlons, Examples,
Health Damages, And Approaches To Dnsmonthng Health Affairs.
hithaff.2021,01394

Di, Z.X., & Yang, Y. (2002). lntergenerotlonol wealth transfer and its impact on housmg Jomt Center for Housing
Studles, Harvard University,

Ralli, M., et al. (2020). “Homeless persons and migrants in precarious housing conditions and COVID-19 pandemic:
peculiarities and prevention strategies.” European Review for Medical and Pharmacological Sciences. 24.18; 9765-9767.
Fowler, P. J., & Farrell, A. F, (2017). Housing and child well being: implications for research, policy, and practice.
American Journal of Community Psychology. 60(1-2), 3-8.

Gotoff et al. (2024). Public Awareness and Perceptions of Disparities in Maine: Analysis of Survey Findings. A report to
the Permanent Commission on the Status of Racial, Indigenous, and Tribal Populations,

MaineHousing. (October 2023). State of Maine Housing Production Needs Study. hitps://rb.gy/5gii8

Ibid.

US Census Bureau (2023). Quarterly Vacancy and Homeownership Rates by State and MSA. Table 1. Rental Vacancy
Rates by State: 2005 - present. https://www.census.gov/housing/hvs/data/rates.html

Amerlco s Health Ronklngs (2022) Homeownership rocaol dlsponty

MouneHousmg (October 2023) State of Mame Housmg Production Neea’s Study hﬁp_s.LLLb.gyLﬁgu_&

Rothstein, R. (2017). The color of law: A forgotten history of how our government segregated America. Liveright Publishing.
Bachaud, N. (2022). Black mortgage applicants denied 84% more often than white borrowers. Zillow.
https://www.zillow.com/research/black-denial-rate-hmda-2020-30510/

MaineHousing. (2023). 2023 Point in time count. https://rb.gy/x0frf

Gotoff et al. (2024). Public Awareness and Perceptions of Disparities in Maine: Analysis of Survey Findings. A report to
the Permanent Commission on the Status of Racial, Indigenous, and Tribal Populations.

MaineHousing, Governor’s Office of Policy Innovation and the Future, Maine Department of Economic and Community

Development. (2023). State of Maine Housing Production Needs Study. hitps://rb.gy/5gii8

Gotoff et al. (2024). Public Awareness and Perceptions of Disparities in Maine: Analysis of Survey Findings. A report to
the Permanent Commission on the Status of Racial, Indigenous, and Tribal Populations.

Boerma, J., & Karabarbounis, L. (2023). Reparations and persistent racial wealth gaps. NBER Macroeconomics, Annudl, 37(1), 171-221,

Schaeffer, Katherine. (2021). ‘What’s the difference between income and wealth?’ And other common questions about
economic concepts. Decoded (blog), Pew Research Center. Accessed December 22, 2023,

Miller, M. C. (2011). Land and racial wealth inequality. American Economic Review. 10K(3), 371-376.

Novak, D. A, (2014). The wheel of servitude: Black forced labor after slavery. University Press of Kentucky.

Lui, M, (2006). The color of wealth: The story behind the US racial wealth divide. The New Press.

Oliver, M., & Shapiro, T. {2013). Black wealth/white wealth: A new perspective on racial inequality. Routledge.

Shapiro, T., Meschede, T., & Osoro, S. (2013). The roots of the widening racial wealth gap: Explaining the Black-white
economic divide. Research and Policy Brief. Institute on Assets and Social Policy, Brandeis University.

US Deportment of Labor, (2020) Eornlngs dlsporltles by race and ethnlcﬁ:y

US Census Bureau (2023) Mechon Household Income in the past 12 months (in 2022 inflation adjusted dollars).
American Community Survey, ACS 1-Year Estimates Subject Tables, Table B19013.
https://data.census.gov/table?q=B19013

US Census Bureau, US Department of Commerce. (2023). Median Income in the Past 12 Months (in 2023 Inflation-
Adjusted Dollors) Amerlcon Communlty Survey, ACS 1 Yeor Estlmotes Subject Tobles. Table $1903.

Kolt Jo Medford A, B & Toylor, J B. (2022) Economlc and Socva/ Impacts of Restr/ct;ons on the App/lcab:lity of Federal
Indian Policies to the Wabanaki Nations in Maine. The Harvard Project on American Indian Economic Development.

Perry, A., Stephens, H., & Donoghoe, M. (2024). Black wedlth is increasing, but so is the racial wealth gap. Brookings Institute.
Amerlco s Health Rankmgs (2022) Homeownershlp rocml dlsponty

Borodoron, M. (2017) The color of money B/ack banks ana’ the racial wea/th gap. Horvord Unlver5|ty Press.
Aludangody, A & Forde, A, (2021, October 22). Wealth lnequollty ond the Racial Wealth Gap. FEDS Notes.

Burgard S.A, & L|n, K.Y. (2013) Bad jobs, bad heolth? How work and worklng condltlons contrtbute to hedlth
disparities. American Behavioral Scientist, 57(8),

Price, R.H, Choi, J.N., & Vinkur, A.D. (2002). Links in the chain of adversity following job loss: How financial strain and loss of
personal control lead to depression, impaired functioning, and poor health. Journal of Occupational Health and Psychology. 7(4).

25



