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The City of Fall River is seeking to denolish Watuppa Hei ghts
and downsi ze (by at |east 10%9 Maple Gardens and Pl easant View,
three state-assisted famly public housing devel opnents. This
proposal will result in the loss of at |east 133 permanently
af fordabl e public housing units, for which $12.8 nmillion in
renovation funds has been nmade avail abl e by the Departnent of
Housi ng and Comunity Devel opnent (DHCD) .

The City's denolition/ downsizing plan is based on a Cty-
conmi ssi oned study by RKG Associates, Inc. which asserts that
Fall River has a "surplus" of at |east 2,300 affordable housing
units. CHAPA's report takes a closer |ook at RKG s anal ysis and
at affordabl e housing needs in Fall River today. CHAPA finds
t hat :

= RKG significantly understates the need for affordable
housi ng.

- RKG s broad-brush analysis, based on 22,000 Fall River
househol ds with i ncones bel ow 80% of nedi an (43,850 for a
famly of 4), obscures a real understandi ng of who needs
subsi di zed housi ng today. These groups include: extrenely
| ow i ncome househol ds wth i ncomes bel ow 30% of nedi an
($16,450 for a famly of 4), families with children

honel ess famlies, and | owwage workers, whose jobs--and
housi ng--are increasingly vulnerable in the current
econom c recession.

- Current residents of state famly public housing in
Fall River, who would be nost directly and adversely
affected by the denolition/ downsizing plan, have a
nmedi an househol d i ncome of just $8,000. Mst are |arge
famlies with children (50% of the units at the three
devel opnents are 3- and 4-bedroomunits, which are
extrenely limted in the private housi ng market).

- Famlies who need, and who currently live in, Fal
River's state famly public housing are
di sproportionately and increasingly non-white mnority
househol ds who face additional burdens of
discrimnation in the private market. Many are
newconers to Fall River (although 65% of all househol ds
who currently reside in the three devel opnents lived in
Fall River at the tine of application). This is
consistent wwth the City's traditional role as a



"gateway" city for diverse immgrant popul ations,
i ncl udi ng Portuguese/ Azores natives who remain the
| ar gest ancestry group today.

RKG significantly overstates the supply of avail abl e,
af f ordabl e housing, especially for extrenmely | ow incone
househol ds.

- RKG asserts that 24,300 units (including 17,200 private
mar ket units) are available at $700 or less to
"bal ance" affordabl e housi ng needs; however, the study
fails to consider how nmuch affordable housing is
avai l able to different popul ati ons by househol d si ze
and inconme group, particularly famlies earning |ess
t han 30% of nedi an.

- RKG s rent estinmates are not adequately substanti at ed.
The estinmated nedi an rent of $500 does not appear to
take into account utilities paid by tenants (costing up
to $130 additional). In contrast, the 2BR Fair Market
Rent (FMR) as determned by HUD for the Fall River area
is currently $650 (including utilities).

The units presuned by RKG to be affordable and
avallable i ncl ude substandard vacant and occupied units in
the older multifam |y stock, as well as up to 2,700 units
occupied by famlies with Section 8 vouchers which are
doubl e-counted as both private and assisted housing. This
doubl e-count alone is nore than RKG s affordabl e housi ng
"surplus" (2,300 units).

Contrary to RKG, CHAPA finds that Fall River today faces
i ncreased demand for a threatened and dw ndling supply of
af f or dabl e housi ng.

Fall River households have significant housing needs and
probl ens, especially extrenely |ow inconme renters, |arge
famlies, and mnority famlies.

- In 1990, 73% of Fall River non-elderly renters paid
nore than 30% of their incomes for rent and utilities or
had ot her significant housing problens.

- Emergency shelters in Fall River are constantly
operating at capacity. During the past year, Catholic
Soci al Services has seen a 40%increase in the nunber of
househol ds t hreatened with honel essness, with the majority
of famlies spending nore than 50% of their incomes on
housi ng.



- More than 60% of the households on the current public
housing waiting list in Fall R ver are large famlies,
requiring 3BR and 4BR apartnents. Mnority famlies
al so constitute 60% of all households on the waiting
list for state fam |y public housing.

Private market rents in Fall River are increasingly
unaf f or dabl e.

- |In 2000, based on RKG s own househol d i ncone esti nmates,
an estinmated 40% 50% of all Fall Ri ver househol ds coul d
not afford the then-current FVR for an appropriately-
si zed unit.

- Today, in order to afford a 2BR unit at the FMR of
$650, a Fall River worker needs to earn $12.50 per
hour. Many | owwage workers in typical service and
manuf act uring jobs--including rental clerks, bank
tellers, sewi ng machi ne operators, and even machi ne
production inspectors--earn considerably less. A
m ni mum wage worker can afford to pay only $351 for
rent.

Subsi di zed housing in Fall R ver is at-risk.

- Mst of Fall River's 1,900 privately-owned subsidized
housi ng | acks long-term protections and is not
permanent |y affordable. Over the past 10 years, 600
units have been | ost due to subsidi zed nort gage
prepayments, subsidy contract term nations, and MHFA
rent deregul ation.

- According to DHCD, between 1997 and 2001 Fall River
experienced a net |oss of 384 affordable units under
Chapt er 40B.

- Close to 500 additional units are at risk of |oss
t hrough 2008.

Fall River's share of subsidized housing is not excessive
or di sproportionate.

- Fall Rver is providing no nore subsidized housing than
ot her conparable communities and, in some ways, is
providing less. DHCD s current Chapter 40B anal ysis
puts Fall River at 10.56% just over the 10%target,
and down from 11.89% in 1997

- O the Commonwealth's 15 largest cities and towns, 9
provi de a higher percentage of subsidized units than
Fall River. Anong these 15 commnities, Fall R ver's
net | oss of 384 subsidized units (1.33% over the past
four years was the greatest, in both absolute and



per cent age terns.

- The proposed renoval of at |east 133 public housing
units through denolition and downsi zing, in conbination
with the anticipated | oss of privately-owned subsidized
units, could jeopardize Fall R ver's Chapter 40B status
in the near future.

Accordi ngly, CHAPA concludes that there is a critical need to
preserve existing public housing resources in Fall River--
i ncl udi ng Wat uppa Hei ghts, Pleasant View, and Maple Gardens--
which are the only permanently affordable units available to
current and future residents. Wiile these devel opnents, built
half a century ago, are clearly in need of major revitalization,
the Gty's concerns can be addressed w t hout whol esal e
denolition. DHCD has offered a variety of constructive
commtnments in addition to renovation funding, including proposed
nodi fications to eligibility and tenant selection rules to
facilitate increased occupancy by Fall River residents and
working famlies.

For the Commonweal th, which has invested mllions of dollars
in the devel opnent and mai nt enance of these units, denolition and
downsi zing wll only serve to aggravate the grow ng statew de
housing crisis at the taxpayers' expense (with no repaynent of
the state's bonds proposed by the legislation). Upgrading and
revitalizing the devel opments, with DHCD assi stance, is the nost
prudent course of action in both fiscal and human terns.



| . I NTRODUCTI ON

The City of Fall River is seeking authorization fromthe
Legi slature to denolish Watuppa Hei ghts and downsi ze (by at | east
10% Maple Gardens and Pl easant View, three state-assisted famly
publ i ¢ housi ng devel opnents. This proposal will result in the
| oss of at |east 133 permanently affordable public housing units.
At the sane tine, the Fall River Housing Authority (FRHA) has
rejected $12.8 million offered by the Departnent of Housing and
Communi ty Devel opnent (DHCD) for the substantial renovation of
t hese devel opnents.

The lost units would be replaced by 23 single famly honmes to
be built on the 13-acre Watuppa site. Twelve of the honmes woul d
be affordable to famlies earning | ess than 80% of nedi an i ncone.
None are required to be affordable to existing residents of the
publ i ¢ housi ng devel opnents, who earn | ess than 30% of nedi an
i ncome.

The City's denolition/ downsizing plan is not based on the
condition of the housing, since mllions of dollars are avail able
for renovation. Rather it is based on a C ty-Conm ssioned study
prepared by RKG Associates, Inc. which asserts that Fall R ver
has a "surplus" of affordable housing, has becone a "catchnent
area" for the region's | ow inconme households, and is providing a
di sproportionate share of assisted housing.’ RKG recomends t hat
the Gty "reposition” or reduce its affordable rental stock and
reeval uate proposed renovation funding for Watuppa Hei ghts and
other famly devel opnents.

This report, prepared by CHAPA, takes a closer |look at RKG s
anal ysis and at affordable housing needs in Fall River today.
Contrary to RKG it finds that Fall R ver faces increased demand
for a threatened and dw ndling supply of affordable housing.
Additionally, the famlies who woul d be nost adversely affected
by the proposed denolition and downsi zing plan are those with the
greatest affordabl e housing needs. Accordingly, CHAPA concl udes
that there is a critical need to preserve existing public housing
resources in Fall River--including Watuppa Hei ghts, Pl easant
Vi ew, and Mapl e Gardens--which are the only permanently
affordabl e units available to current and future residents.

At the state |evel, denolition and downsizing of these
devel opments into which mllions of public dollars have been
invested will only serve to aggravate the growi ng affordable
housing crisis, at the taxpayer's expense. Upgradi ng and
revitalizing the devel opnents, both physically and socially, can
be acconplished with DHCD assi stance and is the nost prudent
course of action in both fiscal and human terns.

!"Fall River Housing Study: City of Fall River, Massachusetts," RKG Associates, Inc., December
12, 2000.



1. THE RKG REPORT: A CLOSER LOCK

According to RKG Fall River has a "surplus" of affordable
units relative to | ocal housi ng demand and needs. Wile 22,000
househol ds qualify for rental assistance and only 7,100 "rent
assisted” units exist, 17,200 units in the ol der private
multifam|ly stock rent for less than $700 per nonth, creating an
excess of at least 2,300 units.” This analysis significantly
underestimates the need for affordable housing in Fall River
whil e overstating the supply of affordable units, as expl ai ned
nore fully bel ow.

The Need for Affordable Housing is Understated

RKG s broad-brush anal ysis, based on 22,000 Fall River
househol ds who are eligible for subsidized housing (wth incomnes
bel ow 80% of area nedi an), obscures a real understanding of who
needs subsidi zed housi ng, and who woul d be nost adversely
affected by the reduction of state fam |y public housing
resour ces.

= Very Low and Extrenely Low I ncone Househol ds

Househol ds with very | ow i nconmes (bel ow 50% of area nedi an)
and extrenely | ow i ncones (bel ow 30% of area nedi an) have the
greatest need for subsidized housing in Fall River. The current
(FYO1l) applicable income limts for a famly of 4 in these
categories are $27,400 and $16, 450, respectively.

According to RKG an estimated 11,200 Fall River househol ds
(approxi mately evenly split between elderly and non-el derly)
earned | ess than $15,000 in 2000. These househol ds constituted
nore than half of all subsidy-eligible households, and close to
30% of all households, in Fall River.® This income level is |ess
than the federal governnent's current poverty threshold of
$17,500, for a family of 4 with 2 children."*

In Fall River's three state fam |y public housing
devel opnents, 84% of current residents are extrenely | ow i ncone

’RKG Report, I-2, 1-8, IV-12.

*RKG Report, IV-14.

*U.S. Census Bureau, "Poverty 2000," September 25, 2001. The federal poverty index is based on an
outdated (1965) formula that fails to adjust for geographic differences in living costs, including
housing.



househol ds who earn | ess than $15, 000.° The nedi an i ncone of
current resident households is $8, 000.

" Famlies Wth Children

Fam |y househol ds, especially large famlies with children,
have a di sproportionate need for public housing in Fall River
because of the acknow edged scarcity of large units in the
private market,® and the high incidence of |ead paint in ol der
properties where family units are concentrated.’ In 1990, 47% of
extrenely low incone renters in Fall River were non-elderly
househol ds, primarily famlies (Exhibit 1). Households on the
current consolidated FRHA waiting |ist are overwhelmngly (95%
non-el derly; and nore than 60% are |large famlies, requiring 3BR
and 4BR apartments.®

Fall River's three state fam |y devel opnments constitute a
critical housing resource for large famlies, since 48% of the
units (207 out of 427) have 3 and 4 bedrooms.’® Wat uppa Hei ghts,
with fewer total units than the other two devel opnents, provides
70% of the largest (4BR) units; only one federal devel opnent
provi des nore 4 bedroom units.

. Racial and Ethnic Mnorities

Fam | ies who need, and who currently live in, state-aided
public housing in Fall River are disproportionately and
increasingly mnority househol ds. These famlies face the
addi tional burden of discrimnation in the private housi ng market
and woul d be uni quely di sadvantaged if avail abl e public housing
resources are depl eted.

In 1990, racial and ethnic mnorities constituted only 3. 7%
of all Fall River households but were 5.2%of all extrenely | ow
i ncone househol ds and 6% of extrenely |ow i ncone renter
househol ds (Exhibit 2). More than 40% of mnority renter
househol ds had extrenely | ow i ncomes, as conpared to just 30% of
white non-mnority renters. Also, nore than 85% of black and
Hi spani ¢ renter househol ds were non-elderly (primarily famlies),
as conpared to less than 70% of white non-mnority renters
(Exhibit 1).

In Fall River's state fam |y public housing devel opments, 55%
of current residents are minority households--up from19.4%in
1990 (Exhibit 3). Watuppa Hei ghts has the highest proportion of

>As of May 2001; compiled by CHAPA from FRHA data on current residents, provided to MLRI.
SRKG Report, II-11.

7Ci‘[y of Fall River, "Consolidated Plan: July 1, 2000 - June 30, 2005," April 2000, p. III-27.
*RKG Report, I11-20, IV-14, Appendix xxi.

’RKG Report, Appendix xviii.



mnority occupancy, at 58% Mnority househol ds al so constitute
60% of all households on the waiting list for state famly
housing. In the federal fam |y devel opnents, the percentage of
mnority households is less (50%.

. Low Wage Workers

Central to the recent resurgence of Fall River's econony has
been the creation of 1,900 new jobs during the 1990s, a notable
exception to the trend in conparable cities.™ Yet many of these
new (as well as existing) jobs available to Fall River residents
are lowwage jobs in the service and manufacturing sectors paying
j ust above the state's m ni num wage of $6.75.

For exanple, as shown in Exhibit 4, food preparation workers,
desk cl erks, cashiers, service station attendants, and even bank
tellers in Fall River earn |ess than $8 per hour, or $16, 500 per
year (30% of nedian incone for a famly of 4). Publ i ¢ housing is
a critical resource for these | ow wage workers, as well as for
fam lies receiving public assistance--and for t he i ncreasi ng
nunber of workers who can be expected to lose their jobs in the
current econom c recession.

. Honel ess

Public housing is a primary source of pernmanent housing for
honel ess households in Fall R ver. Due to intense demand, FRHA
has been |l ess able to neet the needs of honeless famlies and
individuals in recent years.™

Bet ween 1995 and 1999, Fall River's three primary shelters
served 1,800 honel ess persons, including 340 famlies and nore
than 600 children.” In 1999 al one, 434 people were served--up 32%
from 1998.

Emergency shelters in Fall River are constantly operating at
capacity. In 1999, the three primary shelters were forced to turn
away 800 people due to space limtations. Shelter operators have
identified the scarcity of affordable housing as a major factor
contributing to the increase in honel essness and the | ength of
shel ter stays.

More recently, Catholic Social Services in Fall River has
seen a 40% i ncrease in the nunber of househol ds requestlng
servi ces because of actual, or immnent, honel essness.™ O 550

"RKG Report, V-1.

"'Consolidated Plan, I11-20.

"2Consolidated Plan, I11-10.

BConsolidated Plan, I11-13.

"“Bishop O'Malley, Diocese of Fall River, "Statement on Public Housing," September 10, 2001.



fam lies seeking assistance, the majority were spending nore than
50% of their inconmes on housing.

. Speci al Needs Househol ds

Fall River's Consolidated Plan” identifies other significant
non- horrel ess popul ati on groups who have special needs for public
housi ng, including devel opnentally or physically disabled
persons, al cohol/ drug dependent persons, and persons with AlDS.*
In state fam |y public housing, 27% of current househol ds are
headed by persons with disabilities.

. Local and Non-Local Residents

The RKG Report notes that only 31% of the househol ds on
FRHA' s consolidated waiting list are Fall River residents.™ This
rati o i ncreases to 43% when applicants from nei ghboring cities
and towns in Bristol County, where subsidized housing is in short
supply, are included.

At the sane tinme, based on current FRHA data, 65% of the
househol ds who currently reside in state famly public housing
were Fall River residents at the tine of their original
application (Exhibit 5). These famlies would be nost directly
and adversely affected by the Cty's denolition/downsizing
proposal . Not surprisingly, the federal devel opnments, which are
newer, safer, and have benefitted from substantial renovations in
recent years, have a higher proportion of occupants who cane
directly fromFall River (80%. Wth simlar upgradi ng and
anenities, the state famly devel opnents could be equally as
attractive to Fall River residents.

Wil e adjustnents to the FRHA preference system may al so be
needed to facilitate increased occupancy by Fall River residents
(as suggested by DHCD;, see below), the role of public housing in
serving both existing residents and newconers is consistent with
the Cty's history. Fall R ver has |ong been a "gateway" city and
a port of entry for diverse immgrant groups. Originally, French,
French- Canadi an, and Irish ethnic groups dom nated, shifting in
the early 20th century to Portuguese/ Azores which renmains the
| argest ancestry group today (47% of the population in 1990)." In
1990, 20% of Fall River residents were born outside the United

The Consolidated Plan (ConPlan) establishes local housing needs and priorities, and is required by
HUD for a variety of federal programs (e.g. HOME, CDBG). Funding applications for these
programs must demonstrate consistency with the ConPlan.

Consolidated Plan, I11-24.
""DHCD Tenant Selection Data for Chapter 200 program, December 31, 1999.
""RKG Report, 11-20.
“Consolidated Plan, p. II-5.



States; 37% spoke a | anguage ot her than English, and 16% di d not
speak English well.?

Today's newconers to Fall River are increasingly non-white,
i ncl udi ng African-Anericans, Hispanics, and Asians. Between 1990
and 2000, the white popul ation dropped from96%to 91% whi |l e non-
white minorities nmore than doubled (from4.2%to 8.8%.% This is
consistent with statewi de trends, and with popul ati on changes
t hroughout sout heastern New England. In Fall River, as el sewhere,
the growi ng influx of non-white and i mm grant workers has hel ped
to stemthe tide of population |loss and stabilize the | ocal
econony.

The Supply of Affordable Housing is Overstated

The supply of 24,270 units presuned by RKG to be avail abl e
(at rents of $700 or less) to "bal ance" affordabl e housi ng needs
in Fall River is vastly overstated, especially in terns of units
avai lable to very I ow and extrenmely | ow i ncome househol ds.

. Units Not Avail abl e and/or Habitable

Vacant Units Uninhabitable. RKG estimates that 3,700 vacant
units currently exist in Fall R ver, or 9% of the total housing
stock (up from7.6%in 1990).% These include 3,000 units in ol der
multifam |y properties and 260 public housing vacanci es.

RKG counts nost (3,075) of these vacancies in the avail able
supply of affordable rental housing, and cites them as evi dence
of the Gty's housing "surplus"--while acknow edgi ng, at the sane
time, that nost vacant units are substandard.® In reality,
famlies who need affordable housing in Fall R ver can't pay
enough to bring substandard vacancies in the private sector back
on line. Additionally, as of March 31, 2001, 52 of the 90
vacancies in state famly public housing (58% were off-line and
uni nhabi tabl e due to asbestos, fire damage, and rel ated
probl ens. *

Occupi ed Units Substandard. According to RKG while 5,470
units were substandard in 1990, 8,300 units are currently

*Consolidated Plan, p. 11-2.

11990 Census and preliminary 2000 Census reports for Fall River. These percentages are not strictly
comparable due to changing Census definitions.

*See, for example, MassINC, "The Changing Workforce: Immigrants and the New Economy in
Massachusetts," November 1999.

»RKG Report, I1-10, II-18.

**RKG Report, 11-3, IV-13.

*FRHA Vacancy Waiver Request to DHCD, April 21, 2001.



estimated to be in poor to fair condition, requiring
rehabilitation.® Substandard units are concentrated in the ol der
multifam |y stock which has a high degree of functional

obsol escence,” as well as a high incidence of lead paint (with
192 | ead poi soning cases reported since Qctober, 1985).% Thus, as
many as 4, 600 occupied units could be substandard and effectively
uni nhabitable, in addition to up to 3,700 substandard vacanci es.

Voucher Units Doubl e- Counted. RKG includes 2,692 voucher
units (1,884 non-elderly and 808 elderly) inits count of 7,135
avai |l abl e rent-assi sted housing units. However, nost of these
units are already taken into account by RKG in other categories.

Specifically, private market units occupied by voucher
hol ders, which primarily rent for less than $700 (just bel ow the
current voucher paynent standard for 2BR units), are already
anong the 17,140 units counted as affordable market units.
Additionally, units occupi ed by voucher tenants in subsidized or
formerl y-subsidi zed devel opnents are al ready anong the 1, 950
units counted by RKG as affordable rent-assisted units.? Thus,
t he supply of affordable housing may be overstated by up to
2,700--primarily famly--units. This doubl e-count alone is nore
than the entire affordable housing "surplus."”

RKG s apparent ni sunderstandi ng of how t he voucher program
wor ks al so | eads to other erroneous and m sl eadi ng concl usi ons.
For exanple, RKG points to the recent expansion of FRHA' s voucher
program wth 500 (predomnantly famly) units added since 1996
as a | eading cause or synptomof Fall River's growh as a
"catchment area" for the region's | ow i ncome househol ds.* Yet
nost new vouchers issued during this period have served existing
Fall River residents, since at |east 270 were allocated to
househol ds in Rolling Geen Apartnents to prevent displacenent
when the owner's federally-subsidized nortgage was prepaid.™

. Cost of Units Understated
Rent Estimates Not Substantiated. RKG represents that in
Decenber 2000, market rents for older nmultifam |y properties

YRKG Report, I1-9.

*’RKG Report, 1I-8.

2 Consolidated Plan, I11-27.

29Developmen‘ts where units counted by RKG as "rent assisted" are also counted again as voucher
units include: Shipswatch, Highland, Rolling Green, Fulton Street, Dover, and various scattered-site
Low Income Housing Tax Credit developments. See RKG Report, Appendix xiv, and FRHA, "Rent
Reasonableness Survey," March 31, 2001, Attachment A: Section 8 Units.

**RKG Report, 11-16, 11-19.

*'RKG Report, 1I-14.



ranged from $300 to $800 for a 2BR apartnment, with an average of
$470.* These rents appear to be estimtes based on di scussions
wi th brokers, property managers, and appraisers, and a review of
cl assified newspaper ads, utilizing a "sanple "of 2,800 units.™
The estimates are difficult to eval uate because the nethodol ogy
is largely unexplained. In addition, the nunber of units and the
distribution of rents in each category is not reported. It is

i npossi ble to know, for exanple, how many 2BR units rented for
$300 vs. $800, the two extremes of the reported range.

Utility Costs Not Included. RKG s rent estimates appear to
reflect "asking rents" (contract rents), with no apparent
adj ustment for tenant-paid utilities. According to the 1990
Census, 86% of Fall River househol ds pay extra for one or nore
utilities. Typically in older nmultifam |y properties, tenants pay
for heat as well as gas, cooking, hot water, and electric |ights.
The current applicable FRHA utility allowance for these itens is
$131.

Medi an Gross Rent Estimate Not Reliable. RKG uses a nedi an
gross rent of $500 for all bedroom sizes, w thout explaining how
this nunber was derived or whether or how utilities are
i ncl uded. ® Again, no distributions are reported.

By conparison, the 2BR Fair Market Rent (FMR) for the
Provi dence-Fall River MSA in October, 2000 was $628. Currently,
it is $650. In contrast to the RKG rent survey, FMRs are derived
froma properly constructed sanple that excludes public housing,
new construction, and substandard units. The sanple is [imted to
units occupied by recent novers, which are the units actually
available to famlies searching for housing. Rents are true gross
rents, adjusted to include the cost of tenant-paid utilities. The
FMRs are pegged to the 40th percentile of all units in the
survey.

While the FMRs are derived froma market area which is
broader than Fall Ri ver, FRHA has established 110% of the current
FMR ($715 for a 2BR apartnment) as the applicabl e paynent standard
for Section 8 vouchers in Fall River.* A recent nmarket study
comm ssioned by FRHA indicated that nedian contract rents for 2BR
apartments ranged from $480 to $750 in 6 Fall River
nei ghbor hoods, and were $550 or nore in all but one

*RKG Report, 11-25.

*RKG Report, 11-24.

See FRHA, "Allowance for Tenant-Furnished Utilities and Other Services," March 30, 2001 (for
inner-row - garden/ row apartments). This is the lowest amount of 5 schedules.

PRKG Report, 11-25.

**FRHA, "Payment Standards for Section 8 Program," effective 10/1/01.



nei ghbor hood. ¥ Most of these rents apparently do not include
utilities. This suggests that the current 2BR FMR gross rent of
$650 is not overstated as a benchnark.

Supply and Demand Are Not Property Correl ated

" Distribution of Rents vs. |ncones

A significant shortcomng of the RKG report is its failure to
conpare the actual distribution of units by rent category with
the distribution of househol ds by income group at a neani ngf ul
| evel of disaggregation. For exanple, how nmany private market
units are actually available for $375 or less (including
utilities), to nmeet the needs of the estimated 11, 200 househol ds
(el derly and non-elderly) with i ncones of |ess than $15, 000?

. Unit Size vs. Household Size

Simlarly, the RKG report does not indicate whether avail able
units have the appropriate nunber of bedroons to neet the needs
of households in each incone category. For exanple, even if there
are enough units renting for $375 to neet the needs of 5,100 non-
el derly househol ds, are there enough 3- and 4- bedroomunits (the
nost limted bedroomtype available in the private market) in
this price range to neet the needs of large famlies? The
househol d survey used by RKG evidently did not correl ate
househol d i ncomes with househol d size;* RKG used age as a proxy
to estimate the breakdown of elderly and non-el derly househol ds
by incone group.

. Occupied Unit M smatch

RKG s nodel assunes that all occupied units are rented to
appropriatel y-si zed househol ds paying a rent conmensurate with
their incones. However, many affordable units are already
occupi ed by househol ds who can afford to pay nore, and/or are
"over housed" relative to their bedroom size requirenments. This is
the case even within the "rent-assisted" housing stock, where
programrules may permt tenants to pay |ess than 30% of their
incones (e.g. in Section 236 devel opnents, where rents are
budget - based) .

. Barriers to Access

As noted above, even if all the units counted by RKG were
actual ly avail able, affordable, appropriately sized, and not
i nappropriately occupi ed, many of the households who are |iving
in or who nost need affordable housing in Fall River today face
barriers which effectively limt their access to housing in the
private market, principally in the formof discrimnation agai nst

7F RHA, "Rent Reasonableness Survey," March 31, 2001.
*RKG Report, IV-7.
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mnorities and/or famlies with children.

. Housi ng for Extrenely Low I ncone Househol ds

RKG does acknow edge a "potential deficit" of 3,411 elderly
and 662 non-elderly units for famlies with inconmes of |ess than
$15, 000, whose housi ng needs may not be accommopdated in the
private market.* RKGs own rent estinmates show no private units
renting for I ess than $300, which translates into a m ni num
annual inconme requirenent of $12,000 (w thout adjustnment for
tenant-paid utilities).

RKG suggests that the potential deficit for approxi mtely
1,000 extrenely | ow incone households on the FRHA waiting |i st
who are |l ocal residents can be nmet through existing public
housi ng vacanci es and hi gh turnover, especially in the state
fam |y devel opnments where these probl ens are concentr at ed.
However, as noted above, in order to address turnover and vacancy
probl ems and attract nore |l ocal residents to state fanmly
housi ng, the devel opnents nmust first be substantially
rehabilitated and upgraded. Additionally, this approach does not
address FRHA' s continuing need to serve both newconmers and | ocal
residents on the public housing waiting |ist.

Mor eover, since voucher units are double counted (see above),
the potential deficit identified by RKGis understated by up to
808 elderly and 1,884 non-elderly units.

Renoval of at least 133 fanmi |y public housing units through
denolition and downsizing will only exacerbate this existing
deficit. Alternatively, renovation of these units will make it
possible to utilize existing vacancies, reduce turnover, and
attract nore local applicants to state fam |y devel opnents,

t hereby constructively addressing the housi ng needs of current
and future Fall River residents.

l1l. THE REALITY: FALL RI VER S AFFORDABLE HOUSI NG SHORTAGE

Rel i abl e data, and the actual experience of very |ow and
extrenely | ow i ncone househol ds, suggest that Fall River is faced
with a serious and growi ng affordabl e housing shortage. A few
statistics illustrate the dinmensions of the problem

Housi ng Needs and Probl ens are Significant

. All Renters

YRKG Report, IV-13.
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In 1990, based on the nost recent avail able Census data, sone
9,100 renter households in Fall River (37% had significant
housi ng problens, i.e. had excessive rent burdens or lived in
overcrowded conditions (Exhibit 6). O these, 57% had extrenely
| ow i nconmes and cl ose to 60% were non-el derly househol ds,
primarily famlies. Mdre than 4% were mnority househol ds.

More than 8,500 renter househol ds (35% were paying nore than
30% of their incomes for rent and utilities. O these, nore than
60% were extrenely | ow i ncone and 56% were non-el derly
househol ds.

Close to 4,000 renter households (16% were paying nore than
50% of their inconmes for rent and utilities. O these, 85% had
extrenely | ow i ncones and nore than 60% were non-el derly
househol ds.

" Extrenely Low I ncone Renters

Extremely |l ow incone renters clearly had the greatest housing
needs. Wthin this category, 69% had significant housi ng problens
and/ or paid nore than 30% of their incomes for rent (Exhibit 6).
Forty-five percent paid nore than 50% of their incones for rent.

Anmong extrenely | ow i ncone non-el derly househol ds, 73% had
signi ficant housing problems and 72% had excessive rent burdens.
Fifty-six percent paid nore than 50% of their inconmes for rent.

. Mnorities

Not surprisingly, mnority (black and Hi spanic) renter
famlies were nore |likely to encounter housing problens than non-
mnority famlies. Overall, 35%of mnority famlies had probl ens
as conpared to 29% of non-mnority famlies (Exhibit 7). Mnority
renters with housing problens were overwhel mngly (85% non-
el derly househol ds, and predom nantly (67% famlies. In
contrast, non-mnority renters with housing problens included a
much hi gher proportion (43% of elderly.

. Large Fam |lies

Large famlies in general also experienced housing problens
at higher inconme |levels than others, with 31% of very |ow i ncone
househol ds, 24% of | ow i ncone househol ds, and 26% of noderate
i ncome households in this category living in overcrowded
condi tions.®

Rents Are Increasingly Unaffordable

Based on recent trends, housing in Fall River is becom ng

*“Consolidated Plan, p. I1I-1 to I11-4.
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even | ess affordable. According to RKG between 1990 and 2000
medi an gross rents rose 42% (from $351 to $500); yet nedian
househol d i ncone and nedian famly incone i ncr eased by just 28% *“
Over the sanme tine period, the average wage for Fall River

wor kers increased by 37%

As noted above, the FMRs are a nore appropriate neasure of
actual gross rents, including utilities, for turnover units
avai l abl e to those seeking housing in the marketplace. In
Decenber 2000, the annual inconme required to afford a 1BR unit at
the FMR ($523) was $20,920. The annual income required to afford
a 2BR unit at the FVMR ($628) was $25,120. Based on RKG s own
househol d i ncone distribution estimtes, and dependi ng on act ual
bedroom si ze requirenents, an estimted 15,300 to 18, 800
househol ds in Fall River (40%50% could not afford the then-
current FMR rent (Exhibit 8).

In 2001, the annual incone required to afford a 2BR unit at
the FMR rent of $650 is $26,000. This translates into an hourly
wage of $12.50. As shown in Exhibit 4, |owwage workers in
typical Fall River service and manufacturing jobs--including
rental clerks, bank tellers, sewi ng machi ne operators, and even
machi ne production inspectors--earn considerably |ess. A mninmm
wage worker can afford to pay only $351 for rent. A famly
receiving SSI or TAFDC benefits can afford to pay just $188.

Subsi di zed Housing Is At-Risk

Fall River's subsidized housing stock includes sonme 4, 400
units, of which 2,500 (57% are public housing units and 1, 900
(43% are privately-owned units with project-based state or
federal subsidies (Exhibit 9). (RKG al so includes 2,700 units
wi th tenant-based vouchers in its total count of 7,100 "rent
assisted" units; however, as noted above, nobst of the voucher
units appear to be double-counted. In any case, it is
i nappropriate to count vouchers as part of the subsidized housing
stock because they are transitory in nature and do not
necessarily reduce rents to affordable |evels.)

Most of Fall River's privately-owned subsidized housi ng | acks
| ong-term protections and is not permanently affordable. Over the
past approxi mtely 10 years, 608 units have di sappeared fromthis
inventory, including 443 "expiring use" units |ost at
Presidential Village and Rolling Geen Apartnents whose owner s
voluntarily prepaid their federally-subsidi zed nort gages.

*'RKG Report, I1-27.
*See CHAPA, "Mass. Projects with Subsidized Mortgages or HUD Project-Based Rental
Assistance, Total and At-Risk through 12/31/05," updated 3/30/01. At Rolling Green, 404
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Anot her 100 units at Riverview Towers were recently
"decontrol |l ed" by MHFA and all owed to convert to nmarket when
current tenants vacate. Additionally, contracts covering 55 of
130 Section 8 Mbd Rehab units in Fall River expired and were not
renewed. ® (Also during this tinme period, 310 public housing units
were |l ost due to unit consolidation at federal devel opnents
under goi ng noder ni zation. )"

Wil e these | osses have been partially offset by the
construction/ rehabilitation of new affordable units, DHCD s
of ficial count of the Chapter 40B subsidi zed housing inventory in
Fall River shows a net |oss of 384 affordable units between 1997
and 2001.% In addition, 127 MRVP tenant-based voucher units were
| ost in the 1990s.

As shown in Exhibit 10, close to 500 nore famly units in the
privat el y-owned assi sted housing stock are at risk of |oss
t hrough 2008, i ncl udi ng:

- Bay Village and Fulton Apartnents (233 units). The owners
of these expiring use projects can prepay their subsidized
nortgages at any time (follow ng the exanple of Rolling
Green and Presidential Village).

- Hudner Building's Section 8 contract expires in 2002, and
t he bal ance of the Mod Rehab Section 8 contracts expire
bet ween 2002-2008 (114 units). The nod rehab units are
particularly at risk due to the limted rent increases
currently permtted by HUD at contract renewal, which
creates a substantial incentive for owners to opt out.

- Hi ghl and and Shi pswatch have SHARP subsi dy contracts
expiring in 2001 and 2003 (55 units). Hghland is
currently in default on its nortgage. The future of
affordable units in SHARP projects is extrenely uncertain,
wi th unresol ved litigation pending agai nst MHFA.

Many of the other privately-owned units will be at risk in
subsequent years.

Fall River's Share of Subsidized Housing is Not D sproportionate

subsidized units were lost but 80 remained affordable to a higher income group (80% of median
income). 119 units were lost at President Village.

South Shore Housing Development Corp., "Expired Moderate Rehabilitation Units, Fall River,"
11/13/01.

*RKG Report, II-15.

“DHCD, "Chapter 40B Subsidized Housing Summary Inventory," 10/1/01.

*“RKG Report, 1I-16.
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or Excessive

In ternms of its current project-based inventory, Fall R ver

is providing no nore subsidized housing than conparabl e urban
comunities and, in some ways, is providing |l ess. DHCD s current
Chapter 40B analysis puts Fall River at 10.56% just over the 10%
target. In 1997, Fall River's 40B percentage was 11.89% As shown
in Exhibit 10, of the Commonwealth's 15 |argest cities and towns,
9 (including Lawence, Lowell, Brockton, and New Bedford) provide
a higher percentage. Fall River's net |oss of 384 subsidized
units (1.33% between 1997 and 2001 was the greatest, in both
absol ute and percentage terns, anong all 15 of these comunities.

Wth the renoval of at |east 133 public housing units through
denolition and downsizing, Fall River may well find its Chapter
40B status in jeopardy in the near future as additional
privat el y-owned subsi di zed units are lost fromthe Chapter 40B
inventory. While there is a significant need to increase
subsi di zed housi ng throughout the region, this does not preclude
the need to preserve existing subsidized housing in Fall River--
especially public housing units which are pernmanently affordabl e.

Recent Econonic and Market Trends Underscore the Need to Preserve
Af f or dabl e St ock

During the past year, Fall River has experienced sonething of
an econom c resurgence along with an overall tightening of its
housi ng market, putting | ow i ncome househol ds and affordabl e
housi ng in general at increased risk. Recent news articles have
featured Fall River as a new "bedroom comunity" for comruters,
wWith proximty to several netropolitan areas.® Wth |ocal
busi ness expansi on, nunicipal and cultural inprovenents, and the
antici pated conpletion of a |ong-awaited high-speed rail 1|ink,
both single famly and condo markets have experienced strong
demand. According to a recent CHAPA study, the nedian single
famly home price increased by 5% in just one year, and i s now
unaffordable to a family at the median incone.”™

In additi on, there has been i ncreased demand for ol der

*"RKG's claim that 17.5% of Fall River's housing stock is "rent-assisted" is distorted by the inclusion
of 2,700 voucher-assisted units, as noted above. DHCD's 40B subsidized housing count properly
excludes tenant-based vouchers

®Edward Maroney, "Central Location Aids Fall River Comeback," Boston Globe, 4/21/01; Megan
Tench, "Hidden Gems," Boston Globe 7/4/01.

“CHAPA, "The Massachusetts Housing Affordability Review: The Sky-Rocketing Costs of
Homeownership in Massachusetts," 9/10/01.
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nultlfan1ly properties fromentrepreneurial honmebuyers and
investors.”™ As a result, vacancy rates in the core city have
decr eased and FRHA reports that rents for voucher tenants are
i ncreasi ng.

Wil e these trends nay well be reversed by the current
econonm ¢ downturn, they underscore the value of preserving Fal
Ri ver's only permanentl|y affordabl e housing stock agai nst the
i nevi tabl e "boom and bust" cycles of the |ocal econony and
housi ng mar ket .

' V. CONCLUSI ON

RKG s recommendati on for a "bal anced" housing policy that
encour ages nore owner-occupi ed and market rental housing may wel |
be appropriate for Fall River. But it does not justify the
effective displacenment of existing residents and destruction of
at | east 133 existing units of permanently affordable famly
publ i ¢ housi ng.

The proposed denolition of Watuppa Hei ghts and downsi zi ng of
Pl easant View and Mapl e Gardens wi Il npbst adversely affect
extrenely low income famlies who live in, or need, public
housing in Fall River. These famlies are disproportionately
racial and ethnic mnority households, and large famlies. They
include fam lies receiving public assistance as well as | ow wage
wor kers, and current as well as future residents of Fall River.

Rat her than experiencing a surplus of affordable housing, as
asserted by RKG Fall River is currently faced with increased
demand for a threatened and dw ndling supply of affordable
housing. In this context, denolition of existing affordable units
for which $12.8 nmillion in state renovation funds is available is
not sound public policy.

Wil e these devel opnents, built half a century ago, are
clearly in need of major revitalization, they are structurally
sound and have many desirable features. For exanple, Wituppa
Hei ghts is the | east densely popul ated of any public housing
devel opnment in Fall River (and is |ess dense, at 11 units per
acre, than nost private residential neighborhoods). It is well
| ocated, close to public transit, churches, and shopping, and
other community facilities. It contains primarily large famly
units, which are in extrenely short supply in Fall River. The
proposed renovation plan will include new conmmunity facilities
for the surroundi ng nei ghborhood, including a child care center,
nmeeti ng space, and operationalization of the conputer |earning

’RKG Report, I-5.
>'See FRHA, "Payment Standards for Section 8 Program," effective 10/1/01.
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center.

The City's concerns regardi ng Wat uppa Hei ghts can be
addressed constructively w thout whol esal e denolition. Watuppa
Hei ghts can and shoul d be i nproved, beyond renovation of just the
physi cal plant. DHCD has offered a variety of constructive
recomrendati ons and comm tnments in addition to renovation
fundi ng, including: assistance in operationalizing the conputer
center and ot her nei ghborhood prograns; nodification of existing
eligibility and tenant selection rules to encourage occupancy by
Fall River residents and working famlies and achi eve a broader
income m x of |owinconme househol ds; pronotion of homeownership
opportunities for Watuppa Heights residents; and assistance in
rehabilitating substandard private housing in the nei ghborhoods
where public housing is |ocated. *

From a statew de perspective, as noted by CHAPA in a recent
report, preservation and revitalization of existing famly public
housi ng resources is the only fiscally prudent course of action
for Massachusetts in the face of a grow ng affordabl e housing
crisis.” The Commonweal th (and its taxpayers) has invested
mllions of dollars in the devel opnent and mai nt enance of these
units, in order to secure a pernmanently affordabl e housing stock.
The cost of replacing these units today, including the 133 units
proposed to be denolished and downsized in Fall River (with no
repaynent of the state's outstanding bonds contenpl ated by the
| egi sl ation), would considerably outweigh the cost of their
preservation in both fiscal and human termns.

*?Letter from Jane Gumble to Mayor Edward M. Lambert, Jr. and John D'Ambrosio, May 25, 2001.
“See CHAPA, "Protecting the Commonwealth's Investment: Securing the Future of State-Aided
Public Housing," June 2001.
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EXH BI TS

1 Fall River Households By Incone G oup & Household Type, 1990:

Al Renters

2 Fall River Households By Income G oup & Race, 1990

3 Fall River Fam |y Public Housing: Occupancy & Waiting List,
by Race

4 Fall River: Affordable Rent At Average Wages

5 Fall R ver Fam |y Public Housing: Current Residents By
Community of Origin

6 Fall River Households Wth Housing Problens, 1990: All
Rent ers

7 Fall River Households Wth Housing Problens, 1990: Wite &
Bl ack/ Hi spanic Renters

8 Fall River: Estimated Household Incones vs. FMRs, 2000
9 Fall Rver: Privately Owmed Subsi di zed Devel opnents
10 Chapter 40B Affordable Units - Large Cities



