The news is more positive on the state front. After
having fallen to a nine-year low of $187 million in

2004, total state spending for all DHCD programs has
risen in each succeeding year bringing the 2008 total to
$299 million. This represents the highest level of
support from the state since 1991. In inRation adjusted
dollars, however, the current spending level is 23
percent less than it was in 1991, and only half the $410
million committed in 1989.

The CommonwealthOs housing resources come from its
operating and capital budgets and, as Figure 6.2illus-
trates, both have increased since 2005. After increasing
$10 million in FY2007 over FY2006, funding from the
stateOs operating budget rose another $17 million in
FY200842 On the capital side, the FY2008 increase of
$23.5 million represents a 19 percent increase over
2007. This is signibcant because it is the stateOs bond-
funded programs that support the production of new
housing, the creation of housing for those with special
needs, and the preservation of existing subsidized and
public housing. Public housing was the big winner in
FY2008, receiving a substantial boost of $15 million;
most other bond programs were level funded.

In its Prst six months in office, the Patrick administra-
tion achieved some important milestones on the hous-
ing front. These include reorganization of the stateOs
housing related functions and, in partnership with the
legislature, securing commitments of additional funds
for housing programs. Signibcant accomplishments
include:

The Department of Housing and Community Devel-
opment was elevated to cabinet status within a new
Executive Office of Housing and Economic Develop-
ment, and an Undersecretary for Housing was
appointed to oversee the traditional DHCD functions.

A Development Cabinet was created in the Gover-
nor's office. Chaired by the Governor, the Cabinet
includes all of the major secretariats with responsi-
bilities for housing, economic development, and
labor, education, and transportation. The Cabinet is
responsible for coordinating the economic develop-
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ment policy-making process; ensuring coordination
between and among state agencies on priority
economic development projects; providing advice

on economic development policy to the Governor;
ensuring that economic development policy deci-
sions, projects, and programs are consistent with the
stated goals of the Administration; and monitoring
implementation of the Governor's economic devel-
opment agenda.

An ombudsman has been appointed to help spur
economic growth by speeding permitting approval
time from two to three years to just six months on
development projects.

Decision making over bond-funded programs was
streamlined in DHCD, and discussions are under-
way to identify additional ways to streamline appli-
cation, project review, and closing processes.

DHCD has implemented a reorganization intended
to provide better coordination and centralized tech-
nical assistance and training to municipalities across
various program areas.

The administration developed a bve-year capital
investment plan that would raise the StateOs bond
cap from $1.5 billion in 2008 to $2.0 billion in 2012.
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The plan includes more than $170 million in funding
for public housing and private affordable housing
development in FY08, a 33 percent increase over the
prior year. Public housing is scheduled to receive $90
million in FY08, including $5 million through the
Affordable Housing Trust Fund, representing a $30
million increase over the amount budgeted in FY07.
The bill also provides $80.5 million for private
affordable housing development programs in FY08,
including $20 million for the Housing Stabilization
Fund and $25 million for the Affordable Housing
Trust Fund (in addition to the $5 million dedicated to
public housing). This represents an 18 percent
increase over FY07 spending. And to support the
Administration’s Sustainable Development Princi-
ples, the FY08 plan includes $7.5 million for housing
near public transit—$5 million for the “Housing at
Transit Nodes” program, and at least $2.5 million for
housing projects from the $4.5 million total allocation
for the Transit-Oriented Development program.

B Under the Executive Office for Administration and
Finance’s 2007 federal tax exempt bond volume cap
plan MassDevelopment received $200 million,
equally divided between economic development
projects and multifamily affordable housing proj-
ects; MassHousing received $175 million ($50
million for below market-rate mortgages to home-
buyers and $125 million for multifamily affordable
housing projects); and $22 million will be reserved
for capital improvements to public housing. In addi-
tion to the funding levels, two important policy
changes were implemented. The first lifted restric-
tions imposed by the prior Administration regard-
ing the use of the volume cap for preservation
projects, and the second requires that before
MassHousing or MassDevelopment may allocate
the volume cap to finance multifamily affordable
housing projects, the borrower must receive an
award of federal tax credits from the Department of
Housing and Community Development.

B The Capital Improvement and Preservation Fund,
an important tool for preserving existing affordable
housing was reactivated, effective July 1, 2007.
Funding for the program is included under the
FY08 DHCD bond cap.

Combating Homelessness

B In July 2007, the Governor and the legislature
created a new Commission to End Homelessness,

co-chaired by Undersecretary for Housing and
Community Development Tina Brooks and State
Representative Byron Rushing. The commission
represents a joint effort by the administration and
the legislature to develop new strategies for assist-
ing households earning below 30 percent of the area
median income. The 30-member panel of state and
local officials, private sector advocates, and service
providers has been charged with formulating a
comprehensive action plan to end homelessness in
Massachusetts. The commission is to deliver recom-
mendations to the Governor by December 2007,
which are expected to include a blueprint for a
broad based housing plan that recognizes service
needs to end homelessness, and a five-year budget
proposal to guide the executive and legislative
branches of state government in implementing
housing and support service strategies.

Other
B The lawsuit that had been brought by the Boston,

Cambridge, and Brookline Housing Authorities
against DHCD (discussed in Section 5) was settled
out of court. As part of the settlement, DHCD will
develop an action plan for state public housing
revitalization. The administration has set aside $22
million in private activity bonds for public housing
revitalization. Several important steps have already
been implemented to streamline budget and capital
improvement approvals, and funding for public
housing operating subsidies was increased by

$15 million (33 percent)

In July 2007, the Governor and MassHousing
announced a new $250 million mortgage loan
program offering foreclosure prevention counseling
and fixed-interest rate refinancing loans to help
Massachusetts homeowners get out from under-
neath increasingly unaffordable subprime loans.
The program is targeted to homeowners with
modest incomes who were put into loans that were
unaffordable and unsustainable, and where abusive
practices may have been used by the lender. House-
hold incomes may not exceed 135 percent of the area
median in the Boston area and 125 percent of the
area median income for the rest of the state. Quali-
fied borrowers may be able to obtain up to a 40-year,
fixed-interest rate loan for up to 105 percent of the
value of the home, as determined by an appraisal.
Interest rates are expected to be approximately
7-7/8 percent at the outset.
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W Foreclosure protections for homeowners adversely
affected by subprime lenders were announced by
the Governor in July. As the 2006-2007 Housing
Report Card was going to press, the state Senate had
approved legislation to address subprime lending
and foreclosures. The bill creates reporting require-
ments for mortgage lenders and requires the Divi-
sion of Banks to review and rate lenders on their
performance. It also establishes annual licensing
requirements for mortgage brokers, requires that
borrowers offered high cost loans receive in-person
counseling from a qualified nonprofit, and requires
fuller disclosure of terms in mortgage advertising.
Lenders must give most borrowers a 90-day period
in which they can pay the delinquency and reinstate
the loan before imposing attorney fees and borrow-
ers would have the right to cure a mortgage default
up to the foreclosure auction.

Moving Toward Smart Growth

In recent years the Commonwealth has stepped up its
efforts to encourage “smart growth” development with
an array of financial and regulatory incentives, includ-
ing financial assistance to communities that are hosting
large scale new development in smart growth loca-
tions. Smart growth—the planning philosophy that
advocates higher-density mixed-use development,
emphasizing walkability and the use of mass transit
and existing infrastructure—is starting to take hold in
Massachusetts. The concept evolved as an antidote to
sprawl, which is often characterized by low-density,
single-use zoning districts dependent on automobiles,
but it has the potential to help mitigate the region’s
chronically high housing costs.

While much of what is currently under construction,
and even much of what is in the permitting stage, had
been proposed without the benefit of these new
programmatic initiatives, it was the passage of Chapter
40R, the state’s new Smart Growth Zoning statute and
its companion school funding insurance fund, Chapter
40S, that generated widespread interest in an alterna-
tive approach to encouraging local communities to
play a greater role in encouraging the production of
housing, including affordable units.

40R and 40S Become a Reality

Chapters 40R and 40S have established an impressive
track record in a very short period of time. Chapter

40R was signed into law in June 2004, but the critical
school funding legislation, 40S, was not enacted until
16 months later. Together, the two statutes are intended
to spur housing production and economic develop-
ment by providing four incentives to communities that
zone for higher density housing, with 40R offering:

B An incentive payment to the community when the
zoning is passed of approximately $1,000 per hous-
ing unit allowed (the amount varies according to a
sliding scale from $10,000 to $600,000, depending
on the number of units);

B Abonus payment equal to $3,000 per housing unit
when a building permit is issued; and

M Increased priority for requests for state capital funds
for communities that have passed 40R districts.

Under Chapter 40S communities receive insurance so
that if the cost of educating children living in new
housing in a Smart Growth District exceeds approxi-
mately 50 percent of the new property taxes from that
District, the State will make annual payments to cover
the difference.

The incentives are targeted to locations already served
by infrastructure as one of the primary goals of the
program was to have a surplus of zoned land, avail-
able with as-of-right approval processes in place, to
meet the needs of the housing marketplace. This was
intended to allow builders to move quickly in response
to increased demand and to help bring real property
prices down by providing a surplus of suitably zoned
land. To create a smart growth zoning district, a city
or town must vote to establish one or more overlay
zoning districts that allow as-of-right densities of at
least eight units per acre for single family homes, 12
units per acre for two and three family homes, and 20
units per acre for multifamily homes. A minimum of
20 percent of the housing units in the smart growth
district must be affordable for, and restricted to occu-
pancy by, households earning no more than 80 percent
of the area median income.

As of July 2007, just three years after 40R’s passage and
only 18 months after 40S became law, 15 municipalities
have approved 40R districts.*3> The Greater Boston
communities are: Norwood, North Reading, Plymouth,
Kingston, Lakeville, Natick, Chelsea, Haverhill, Lynn-
field, North Andover, Brockton, and Amesbury. Else-
where in the state Lunenburg, Dartmouth, and Grafton
have adopted 40R districts. If completed as planned,
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these districts will result in the construction of nearly
5,700 new units of housing (4,800 in Greater Boston).

In addition to the approved districts, more than 30
communities statewide (25 in Greater Boston) are
actively considering them and/or have identified
specific developments, with the potential of creating
7,000 housing units, an encouraging response to a new
initiative. Boston, Belmont, Gardner, Lawrence, and
Northampton have all requested 40R letters of eligibil-
ity—the first step toward designation—from DHCD.
Districts in these five municipalities represent the
potential for nearly 2,300 additional housing units. Five
other communities are seeking, or have received, grants
from the state’s Priority Development Fund to pursue
40R, with the potential to add another 1,000 units, and
discussions are underway in another 17 communities.

The first generation of 40R districts obtained the neces-
sary zoning approvals in relatively short order, cutting
months off the time typically required for approval,
and to date no community has turned down a district
when it came to a town meeting (or city council) vote.
Some of the largest developments will require state
review under the Massachusetts Environmental Policy
Act prior to construction start, but development is
already underway in Chelsea, Haverhill, North Read-
ing, and Norwood.# In April 2007 Chapter 40R’s prin-
cipal architect, the Commonwealth Housing Task
Force, reported to the legislature’s Joint Committee on
Housing that participation in the program was ahead
of initial projections, although it acknowledged that
very few 40R Districts or proposals had provided for
the intended small lot single family detached housing.

The most important cautionary note sounded by the
Task Force, in an otherwise upbeat assessment of 40R’s
first full year of operation, was that many communities
were not pursuing 40R because of concerns about the
stability of state funding. This concern has also affected
decision-making in communities where 40R considera-
tion is currently underway. Certainly honoring the
state’s financial commitment to 40R and 40S will be
necessary to ensure the continued success of the
program. Cities and towns fear that given the annual
state budget process, commitments of funds today may
not be available in years to come. The interest by more
than 44 rural, suburban and urban communities across
the state bodes well for substantial new production if
the funding uncertainties can be resolved.

MetroFutures

Smart growth planning received another public boost
in May 2007, when the Metropolitan Area Planning
Council MAPC) issued Metro Futures, a blueprint to
guide land use in the region between now and 2030.
MAPC is the regional planning agency for 101 of the
161 communities covered by the Housing Report
Card. Built on the principles of smart growth, the
Metro Futures plan is consistent with the Common-
wealth’s sustainable development principles and the
goals of 40R. New residential development would be
concentrated in areas with the infrastructure to sustain
it instead of being dispersed across the region.

MAPC expects the region to grow in population by 8.4
percent between 2000 and 2030.4> This overall growth
assumes a 5 percent population increase between 2000-
2010, another 3.2 percent increase between 2010 and
2020, and a 2.2 percent increase between 2020 and
2030. The plan projects that 50 percent of the region’s
new residents will be accommodated in its cities, and it
envisions that 60,000 urban starter homes (lofts, condo-
miniums, duplexes) will help to attract and retain
young professionals and their families in the urban
inner core and in regional urban centers outside of
Route 128. Suburban communities will steer two-thirds
of their growth to town centers and villages so that
half of the new suburban housing will be created
through reuse of previously developed areas, allowing
towns to grow while also protecting open spaces. The
region’s rural areas would retain their traditional New
England character with farms, forests, and open spaces
as new housing would be clustered to protect open
space.

Metro Futures calls for new construction of housing in
a variety of types and price range. Apartments, town-
houses, and condominiums in town centers would
create more choices for retiring baby boomers,
enabling more of them to stay in their community.
That, in turn would free up more existing single family
homes for larger families. More than 41 percent of the
region’s 950,000 homeowners are over the age of 55; 11
percent are aged 75 or over. Metro Futures predicts
some 27,000 single family homes on small (1/4 acre)
lots will be built region-wide, double what would be
expected under current trends. Since more than half of
the region’s new moderately priced housing would be
in suburban towns, lower income families will have
greater housing choice to live anywhere in the region.
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Conclusion

The past year has been one in which modestly declin-
ing home prices in Greater Boston have created anxiety
among current homeowners while providing only
minimal relief to those who would like to buy a home
here and no relief to low-income renters. Following the
160 percent increase in home prices between 1995 and
2005, the median house price in the region is now
$371,000, 6 percent below its 2005 peak. After a modest
decline between 2001 and 2004, area rents have stabi-
lized and, in many submarkets, have increased over
the past two years.

Combined with stagnating household income,
affordability continues to be a serious problem for
many homeowners and renters despite the softening
in the housing market. As of 2005, nearly 40 percent of
homeowners with mortgages were paying more than
30 percent of their gross income for housing, up from
just 27 percent in 2000. Half of all renters in 2005 were
paying more than 30 percent of their income in rent, up
from 39 percent in 2000. Indeed, one-quarter of renters
and 14 percent of homeowners were paying 50 percent
or more of their income to cover their housing costs.

With the softening housing market, the number of
new permits for single family and multifamily units
has plummeted in 2007 from the levels achieved in the
previous two years. The decline has been particularly
sharp in single family production where we estimate
only about 4,000 units will be permitted in all of 2007,
down from nearly 7,300 only two years ago.

Not all the news is bad, however. The new administra-
tion of Governor Patrick has focused increased atten-
tion on meeting the Commonwealth’s housing needs,
the legislature has committed additional state funding
to this end, and the number of municipalities attempt-
ing to expand housing opportunities in a “smart” and
sustainable way—including taking advantage of the
Chapter 40R and 40S housing legislation—is growing.
While housing prices are likely to continue to weaken
over the next year, generating anxiety among home-
owners who need to sell their homes, the decline—in
most communities—will not be precipitous. There are
a couple of factors that could negatively influence this

outcome, however. One would be a deep national
recession. Another would be an acceleration in the
number of foreclosures associated with subprime
lending, which are highly concentrated in the region’s
low-income communities of color, or the spread of
foreclosures to other areas, including developments
currently under construction.

Performance Against the New Paradigm

Production Targets

After achieving in 2005, 90 percent of the target estab-
lished five years earlier in the New Paradigm report,
performance against the goal fell in 2006 to just 81
percent. At current permitting levels in 2007, it is
possible that only about 55 percent of the target

will be reached by the end of 2007.

The original target, it should be remembered, repre-
sented an estimate of how much housing was needed
in Greater Boston to bring supply and demand into
alignment given reasonable estimates of population
and job growth. With slower growth in both than
originally projected, housing demand has been
weaker than expected so housing prices have not
risen appreciably faster than general inflation and
have actually declined over the past two years.
Added housing supply helped to keep housing

price appreciation in check as 2005 production levels
represented the strongest performance-against-target
up until that point. In 2002, only 56 percent of the
target was achieved; in 2003, 70 percent; and in 2004,
77 percent (see Table 7.1) After posting year-over-year
gains of 26, 26, and 13 percent, market rate production
in 2006 retreated to below its 2004 level. New subsi-
dized housing, while still well above its 2002-2004
performance was down by 4 percent from 2005. Only
student housing, among the three tracked sectors,
gained ground in 2006.
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TABLE 7.1
Performance Against New Paradigm Targets

Target

Category Production 2002 2003
Market Rate 14,000 8,093 10,232
% of Need 57.8% 73.1%
?:];E\Ssitdrfcet?ol: W 3,000 1,427 1,889
% of Need 47.6% 63.0%
Student Housing 1,000 429 516
% of Need 42.9% 51.6%
Total 3 Categories 18,000 9,949 12,637
% of Need 55.3% 70.2%

The Challenge Moving Forward

The housing shortage that prompted civic leaders

to call for an ambitious social compact to increase
housing starts in the 2000 New Paradigm report was
the legacy of lagging production from 1993-2000 when
housing construction did not keep pace with demand
and rents and house prices skyrocketed. Housing starts
continued to drop through 2002, even as home prices
continued to climb. Between 2002 and 2005, however,
they increased by 68 percent. And because the popula-
tion and number of households began to decline just
as the inventory started to grow, vacancy rates
returned to normal levels by 2006 indicating that
supply and demand were more in balance. Now rents
are relatively stable and house prices are dropping.

Even though home prices are likely to continue to
decline in the near term, it would be a mistake to
conclude that the region no longer faces an affordable
housing challenge. The current market weakness

will do little to ease the burden for the lowest income
households, and the region remains one of the highest
cost housing markets in the nation. Recent production
levels—especially of single family homes, now at their
lowest level in nearly 30 years—are unlikely to be
adequate to meet demand if the economy is to thrive.

Little new detached single family housing, other than
that which is age restricted, is being built for sale at

prices below $400,000, without the benefit of Chapter
40B. There is somewhat more condominium develop-

Change
2004 2005 2006 2005-2006
11,559 13,053 11,337 -1,716
82.6% 93.2% 81.0% -13.1%
1,997 2,523 2,422 -101
66.6% 84.1% 80.7% -4.0%
357 581 880 299
35.7% 58.1% 88.0% 51.5%
13,913 16,157 14,639 -1,518
77.3% 89.8% 81.3% -9.4%

Source: CURP update of earlier Report Cards and analysis of 2005 production

ment, including suburban townhouses in a handful

of communities and loft conversions in urban settings.
The pipeline remains impressive, but current market
and regulatory conditions are not favorable for getting
new units from the planning stage to actual production
in a timely manner.

Over the longer term, there is some relief coming from
the turnover of the existing housing stock. Much of
the region’s housing is in the hands of an aging popu-
lation: 41 percent of homeowners are over the age of
55, including 22 percent over 65 and 11 percent over
75. A generational turnover of tsunami proportions is
inevitable, even allowing for those who wish to age
in place to do so. Much of the stock that may become
available is located in communities that boast the
strongest public school systems in the state. This
generational turnover is already becoming evident,
and explains why communities with stable or declin-
ing populations and little new housing production
are experiencing significant increases in their school
enrollments.

Still, complacency—especially regarding the prognosis
for lower income households —cannot be justified, even
if it turns out that the region is experiencing more of a
short term housing squeeze than a long term shortfall.
The rising foreclosure problem is devastating families
who bought their first home using subprime credit,
and the use restrictions and/or subsidy contracts on
nearly 15,000 units of privately-owned, subsidized
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housing in the Greater Boston region are at-risk of
expiring by 2010. These trends threaten both afford-
ability and neighborhood stability and warrant close
monitoring.

How Much New Housing is Required?

To check whether 18,000 new units annually was still
an appropriate target, given that the region has made
up much of the production shortfall of the 1990s—
mostly as the result of population loss, coupled with
new multifamily production—the Housing Report
Card’s authors posed the following question: How
much new housing might be required if the New
England Economic Partnership estimates of job
growth for the state are realized, and if the

Greater Boston region mirrors those estimates:

m 107,000 new jobs over 5 years = 20,400 new
jobs/year in an employment area that comprises
about 90 percent of the 5-county area. Assuming
1.3 workers per household, all moving into the 5
Greater Boston counties, the 5-county area would
need to be producing 17,435 new units per year.

While this new geography is somewhat smaller than
the original Greater Boston footprint, it is reasonable
to suggest that 18,000 new units per year remains an
appropriate target, if the region is to adequately house
a growing workforce. Of course, if population and job
growth continue to be anemic, we may have seen the
end of rapid home price appreciation for some time to
come. But that would also mean the region will face an
even greater challenge: remaining competitive in the
global economy. The continued loss of young working
families would not bode well for the future prosperity
of the region.

Despite the current weakness in the housing market,
it is essential that state and local governments work
together to assure that new production—however
much is required—can be brought on line at more
reasonable prices, and in a timely, predictable, and
equitable manner. Without such a commitment, it is
likely that high housing prices and rents will continue
to discourage young workers and their families from
remaining in the region or moving here.
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Endnotes

1 MGL Chapter 40B (Sections 20-23), enacted in 1969, allows developers of subsidized housing where at least 20-25 percent of
the units are affordable to apply for all necessary local approvals in the form of a single “comprehensive permit” and to
request overrides of local zoning and other restrictions if necessary to make the housing economically feasible. In communi-
ties where less than 10 percent of the year-round housing is subsidized and little progress has been made in recent years,
developers can ask the State Housing Appeals Committee to overturn local denials of a comprehensive permit or the imposi-
tion of conditions they believe make a project infeasible absent a finding that the project presents serious health or safety
hazards.

2 Foreclosure data has been provided to the Housing Report Card by ForeclosuresMass Corp., copyright August 2007.

3 Robert Shiller and Karl Case have written extensively on this subject. Dr. Case recently addressed the factors that are
influencing the nation’s housing markets in a December 2006 policy brief (#06-4) prepared for the New England Public
Policy Center at the Federal Reserve Bank of Boston Policy entitled The Changing Housing Market: A Bang or a Whimper?

4 Employment statistics are reported for the Boston-Cambridge-Quincy Metropolitan New England City and Town Area
(NECTA), a designation that includes 155 of the 161 municipalities covered by the Housing Report Card. The only towns not
included are Lancaster, Wareham, Blackstone, Millville, Bellingham, and Plainville. See note to reader in the preface about
changes in data reporting geographies.

5 As prices spiraled up between 2003 and 2005, more buyers were priced out of the market. If traditional underwriting stan-
dards had remained in place during this period, demand would likely have dropped and prices might have moderated
sooner. Instead, lenders responded by introducing new “exotic” mortgage products that qualified more “high risk” borrowers
for a mortgage. The result has been the dramatic rise in delinquencies and foreclosures (discussed in Section 4).

6 In 2005 the American Community Survey, and many other data reporters, began using the newly configured 2003 metropoli-
tan area definitions. The Boston-Quincy-Cambridge MA-NH metro area now includes these five counties in their entirety,
along with Rockingham and Strafford Counties in New Hampshire. In order to track demographic and economic changes
over time, the Report Card analyzed data for these five counties going back to 2000. The 155 Massachusetts municipalities
included in these five counties approximate the definition of Greater Boston that the Housing Report Card had been using.
The difference is that 11 Worcester County municipalities, and 7 in Bristol County, that have been included in the Housing
Report Card are not included in this table. Three Plymouth County towns, and one in Middlesex County, that have not been
covered by the Report Card are included here.

7 Since most homeowners without a mortgage are seniors, many with lower incomes, the incidence of cost burden among this
category of homeowner has increased at an even greater rate than their younger counterparts who have hefty mortgage
payments, but higher incomes.

8 Among its limitations, the survey does not distinguish between single family attached and single family detached struc-
tures, or between units constructed for homeownership and those built as rentals. It does not capture units that are newly
created as the result of adaptive reuse of non-residential properties. The survey covers most, but not all jurisdictions, and
participation is voluntary. Where data are missing or incomplete, the Census Bureau imputes activity from prior years.

9 Often these involve “teardowns”—the replacement of older, smaller dwellings.

10 Examples cited in this report are illustrative of the types of housing being produced under the various types of zoning.
They do not represent an exhaustive list of new development.
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11 Systems over that size (generally serving more than 90 bedrooms) must obtain a groundwater discharge permit.
12 Title 5 regulations are found at 310 CMR 15.000.

13 Generally these I/ A technologies are better than conventional septic systems at removing solids and other pollutants from
wastewater before it goes to the soil absorption system. They can also provide advanced treatment to reduce the wastewater's

nitrogen content.

14 The Pioneer Institute also surveyed a number of municipalitie within the MWRA service area as well as several cities that
are not part of the MWRA. Since most of these communities are fully, or substantially sewered, they are not included in Table
3.3.

15 The U.S. Census Bureau conducts the AHS for the Department of Housing and Urban Development (HUD) to obtain a
wide range of housing statistics. National data are collected every other year, from a fixed sample of about 50,000 homes, plus
new construction each year. The survey started in 1973, and has had the same sample since 1985, enabling researchers and
practitioners to letting you monitor housing and household change over time. In some metropolitan areas, additional samples
are conducted every 4-6 years, to measure local conditions.

16 Consistent with the methodology used by the Boston Redevelopment Authority and the Department of Neighborhood
Development, the Housing Report Card treats the production of four student beds as the equivalent of one apartment unit.

17 The 5,014 total new units referenced here includes all units in mixed income developments that qualify for inclusion on the
SHI. It does not include market rate units in market rate developments that may have generated affordable units under inclu-
sionary programs. In such cases only the affordable units are included, consistent with SHI reporting guidelines. The goal
here is to identify the total amount of housing created that would not have been created but for affordable programs, typically
40B.

18- Comparable figures aggregated at the metro level are not available, but a metro area ranking would show a similar pattern,
with Boston ranking in the top 5-10 percent of metro areas by most cost indicators, for renters as well as homeowners.

19 This will probably be the last year the Report Card uses this data source. The Internet has radically altered the way rental
properties are marketed. As a result, fewer landlords are advertising in the print media, resulting in a much smaller and less
reliable sample size.

20 Boston-Cambridge-Quincy MA-NH HMFA

2l As Table 4.1 illustrated, Massachusetts renters—and homeowners—rank ninth in terms of “rent burden” among the 50
states, the higher incomes enjoyed by many Bay State residents partially offsetting the higher housing costs.

2 Suffolk, Plymouth, Middlesex, Norfolk, and Essex Counties

2 The national delinquency survey is conducted quarterly by the Mortgage Bankers Association. It is voluntary and has
about 150 participating responders. It is estimated that the survey covers approximately 80 percent of all outstanding mort-
gages and is the industry standard for tracking loan delinquencies.

24 Dr. Campen’s most recent reports include Changing Patterns XIII: Mortgage Lending to Traditionally Underserved
Borrowers and Neighborhoods in Greater Boston 1990-2005 and High Cost Mortgage Lending in Boston, Greater Boston and
Massachusetts, 2005.

25 Dr. Campen has noted that many borrowers who receive subprime loans in fact have credit histories and other risk charac-
teristics that qualify them for prime loans; he cites estimates by Fannie Mae and Freddie Mac that one-third, or more, of all
subprime loans are made to such borrowers. See www.masscommunityandbanking.org/PDFs/BorrowingTrouble7.pdf for a
more detailed description of subprime loans and lenders.
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2 Data were available for communities within the Metropolitan Area Planning Council region.
27 Statistics on foreclosures in Boston are from the Department of Neighborhood Development’s Foreclosure Trends 2006.
28 In homeownership developments, only the affordable units count.

2 Includes units created through the substantial renovation of existing, substandard properties as well as units gained
through new construction and the adaptive reuse of previously non-residential structures.

30 The 2005-2006 Report Card detailed the increasing role 40B has played in recent years in stimulating both affordable and
market rate housing production, and that history will not be repeated here. Additional information on 40B can be found in
Update on 40B, a March 2007 report by Bonnie Heudorfer, available at http:/ /www.chapa.org/pdf/40BUpdate2007.pdf.

31 All development, including 40Bs, must comply with the state Wetlands Protection Act and Title 5 septic system regulations,
which are administered locally by the Conservation Commission and Board of Health. If there are septic and wetlands
concerns, as is often the case in suburban and rural communities, separate approvals may be required from these boards. For
larger developments with private sewage treatment facilities, the state Department of Environmental Protection is the permit-
ting entity.

32 The Leading the Way II Pre-Completion Report is available at http:/ /www.ci.boston.ma.us/dnd/pdfs/LTW_II_Pre-Comple-
tion_Report.pdf. The report documents that over the full four year period covered by the initiative 307 units were created for
households earning less than 30 percent of area median income (AMI); 728 were created for those earning between 30-60
percent; 602 for those between 60-80 percent; and 475 for those earning between 80-120 percent. The 475 middle income units
(80-120 percent AMI) and another 234 units serving households below 80 percent of AMI—a total of 709 units—were created
as the result of the City’s Inclusionary Zoning policy.

3 The Community Preservation Act and Affordable Housing in Massachusetts: Learning from the First Five Years, Ann Dillemuth for
the Massachusetts Housing Partnership, August 2006. Includes allocations through June 2006 (includes 2006 Annual Town
Meetings for most towns).

3¢ Descriptions of these and other programs can be found at www.mass.gov/dhcd/main/factsheet/default.htm

% These 10-year tax credits are sold for approximately $.90 on the dollar to private investors. The value of the tax credit is
calculated by multiplying the tax credit award by ten years and multiplied again by the market rate of $.90.

3 The term EUR is used here to refer to projects where the owners may prepay their mortgage or pay it off at maturity as well
as those whose owners may opt out of their Section 8 rent subsidy contracts when they expire. The end result is the same: the
property’s continued use as low-income housing may be at risk.

% Information on expiring use properties was obtained from the June 2005 CHAPA publication Smart Preservation: Preserving
At-Risk Subsidized Housing with State Bond Funds and the June 2007 Report of the Expiring Use Working Group, prepared for the
Joint Committee on Housing of the Massachusetts Legislature.

3 Includes Section 202 Elderly Developments that were refinanced by MassHousing
39 A Study of Appropriate Operating Costs for State-Funded Public Housing in Massachusetts, September 2005

40 Over 80 percent of HUD spending in Massachusetts goes directly to 130 local housing authorities for their Housing Choice
Voucher (Section 8) programs, or to landlords participating in those programs; to the 35 Entitlement Communities that receive
Community Development Block grants and HOME funds directly from HUD; to housing authorities with federally funded
public housing units for their operation and modernization; and to localities, nonprofits, and private owners for homeless
assistance, interest subsidies, and other programs.
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41 Excludes MassHousing's single family mortgage programs.

4 Included in the 2008 funding is a $20 million commitment by MassHousing to the Affordable Housing Trust Fund (the first
half of a 2-year $40 million commitment, and a $1.5 million commitment by the Massachusetts Housing Partnership to the Soft
Second Mortgage Program. MassHousing’s total commitment was $40 million over two years.

4 The 40R districts in Brockton, Grafton, Lawrence, North Andover, Plymouth, Kingston, Lynnfield, and Natick are awaiting
final approval from DHCD.

4 Those projects that have moved into construction—in Chelsea, Norwood, Haverhill, and North Reading—had received
approvals under as-of-right zoning, special permit, or 40B prior to gaining approval as 40R. Similarly, many of the pipeline
projects had been reviewed, and in some cases approved, as 40Bs when the municipality and developer both determined that
substantial benefits could be derived by going the 40R route.

4 The MAPC population projections encompass 164 municipalities, including all of the original 161Housing Report Card
communities except Berkley and Townsend. Also included in the MAPC area are Attleboro, North Attleborough, Northbor-
ough, Northbridge, Uxbridge, which were not among the 161 Greater Boston municipalities.
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