30.a MAPC should collaborate with allied organizations to provide
additional training opportunities for planning boards on the evaluation
of OSRD

30.b MAPC and allied organizations should collaborate to disseminate a “next
generation” of OSRD bylaws with stronger design requirements and
evaluation criteria
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Strategy # 8: Expand Access to Housing

Metro Boston will need to develop 349,000 new housing units from 2000 — 2030 in order to
accommodate projected population increase and continued declines in household size. Simply
building a certain number of units is not sufficient to meet the region’s increasingly diverse
housing needs, for low and moderate income residents, seniors, non-traditional households, and
others. Local, state, and regional housing policies must address these diverse needs by promoting
a range of housing types and affordability, by expanding programs that connect residents with
housing opportunities, and by ensuring equitable access to these opportunities for all of the
region’s residents.

Although we are now seeing a slump in the housing market, we should remember that the region
always sees ups and downs in the housing market. It is unwise to predict housing needs based
solely on the high or low point in the market — that is why MetroFuture recommendations are
based on long-term trends. Over the long arc of recent decades, the dominant factors in the Metro
Boston housing market have been high demand and limited supply, with particularly harsh
impacts on low-income families.

A. Develop coordinated regional and local plans for diverse housing production

There are many reasons to have better coordination between local and regional housing plans. A
regional assessment can establish a framework for more equitable access to housing by clarifying
goals and objectives and quantifying regional needs. This regional plan should also inform the
development of local plans.

1) Prepare regional housing production plans

While the MetroFuture plan includes detailed goals and objectives for housing
production, location, type, and affordability, it is not a regional housing plan. A
Regional Housing Needs Assessment (RHNA) would include more detailed analysis,
more specific recommendations, and more specific goals and objectives, all within the
context of the overall MetroFuture plan. This RHNA could provide a more specific
framework for how regional objectives apply to different Community Types,
subregions, or even specific municipalities. For example, the RHNA might be the
venue for recommending how low-density municipalities might make substantial
progress toward increasing access to affordable housing in the low-growth scenario
recommended by MetroFuture.

l.a  MAPCshould prepare a Regional Housing Needs Assessment for Metro
Boston and should update it every five years.

1.b  The Department of Housing and Community Development should
establish guidance for the development of Regional Housing Needs
Assessments

2) Prepare municipal Housing Production Plans that reflect MetroFuture growth
targets

In Metro Boston, municipalities can draw upon the goals and objectives of MetroFuture
and a Regional Housing Needs Assessment, to create local Housing Production Plans as
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described in 760 CMR 56.03(4). With these local plans in place, communities can
implement a balanced housing strategy tailored to include deed-restricted units
affordable to low- and moderate-income households that meet both local and regional
needs.

As of April 2008, 25 MAPC municipalities had plans “approved” by DHCD, meaning
those plans meet the requirements of the program. Once they have approved plans,
municipalities must demonstrate progress toward implementation (including annually
documented housing production) in order for the plans to be “certified” by DHCD. A
“certified” plan allows municipalities to deny Comprehensive Permit applications
under Chapter 40B, and for that denial to be upheld by the Housing Appeals
Committee.

The Housing Elements of an Executive Order 418 Community Development Plan can
be readily adapted to meet the goals of a Production Plan; 87 MAPC municipalities
have such plans, thereby making this recommendation readily achievable for those
communities.

For further recommendations regarding Housing Production Plans, see Strategy 1,
Recommendation 19.

2.a  Each municipality should develop an approved Housing Production Plan

2.b  MAPC and allied organizations should study recent regulatory revisions
to Housing Production Plan requirements and formulae

2.c  The state or MAPC should establish a “Housing Circuit Rider” program

3) Guide housing efforts through a ORegional

Currently, there are a wide variety of practitioners, researchers, advocacy
organizations, and agencies working on housing issues in Metro Boston. No formal
entity operates at the regional level to establish goals and make policy
recommendations.

A Regional Housing Advisory Committee could advance regional housing goals and
related activities, review progress on achieving housing goals, and address
implementation issues. Successful examples of regional housing task forces and
committees can be drawn from throughout the U.S.

3.2  MAPC and allied organizations should develop a proposal for a Regional
Housing Advisory Committee

B. Increase affordable housing production in appropriate locations

Achieving production of 349,000 (11,600 units/year) new housing units in the region by 2030
is a necessity given the projected needs of the region’s population. According to the Greater
Boston Housing Report Card, the most recent production estimate for the period from 2006-2007
is 15,945 housing units. The average number of housing units produced between 1998 and 2005
was 11,586. However, many years tend to feature slow growth — clearly, 2009, immediately
following publication of the MetroFuture plan, will be a slow year for housing production — and
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production of affordable units as well as units with three or bedrooms is often weak. With
ongoing shifts in market conditions, a more realistic and planned approach is needed to produce a
steady supply of housing, especially for households in need.

Historically, the federal government has been a key player in providing funding for affordable
housing. Declining federal funding for housing in Massachusetts has been a long-documented
problem. Federal support for affordable housing fell by seven percent or nearly $29 million from
2006 to 2007.

4)

5)

6)

Increase state fundingor affordable housing development

State funding for affordable housing is lower than it was 18 years ago. According to
the 2006 — 2007 Greater Boston Housing Report Card, the 2008 budget for
Department of Housing and Community Development programs was $199 million,
23% less than it was in 1991 and only half the $410 million committed in 1989. A
housing bond bill is needed every five years to ensure continued funding at
appropriate levels. These bond bills must seek to restore historic levels of state support
for housing production and preservation, and they must be accompanied by significant
support via appropriation as well as bonding.

4.a  The Legislature and Governor should provide $200 million to $250
million annually for housing development beginning in 2013

Develop a Regional Housing Fund

In addition to a basic need for more dollars to produce housing, funding from the state
and federal governments often have different priorities and restrictions. Many
municipalities have local funds available through the Community Preservation Act, the
CDBG and HOME Programs, among other sources.

A regional housing fund could consolidate smaller funding streams and would fund
regional housing initiatives and priorities identified in the Regional Housing Needs
Assessment. A regional entity, either an existing non-profit regional housing
organization or community action agency, could administer these funds. Key
stakeholders should be involved in decisions regarding the use, allocation, and
administration of the fund.

5.a  MAPC, municipalities, and allied organizations should develop a
proposal for a regional housing fund

Form municipal Affordable Housing Trusts

Municipalities should form and fund Municipal Affordable Housing Trust Funds
through MGL Chapter 44, Section 55C. These locally-controlled groups administer
local funds, often generated through “payments-in-lieu of housing” from inclusionary
zoning by-laws; these funds may also include monies generated by the Community
Preservation Act. Working with a local Planning or Community Development Office
and/ or a local Housing Partnership Committee can help ensure that housing funds are
directed to address specific community needs, such as downpayment assistance for
first-time buyers or acquiring a key development parcel.
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6.a  Municipalities that have local affordable housing funds through
Inclusionary Zoning, CPA, or other mechanisms should establish an
affordable housing trust fund

6.b  State law and programs should enable and encoage neighboring
municipalities to form regional affordable housing trust funds to serve
common needs

7) Recognize and support the nonprofit housing development sector

Nonprofits play a critical role in developing affordable housing and preserving housing
in communities where there are limited affordable housing opportunities for lower-
income households. Community Development Corporations (CDCs) and other
nonprofit housing developers produce hundreds of housing units annually, providing
first-time homebuyer opportunities, affordable rental units, and permanent housing
options for transitional and at-risk populations. Nonprofit housing organizations
facilitate challenging real estate deals (even when they are not the actual developer),
invest in weak markets, and often structure their contracting to create more
opportunities for women and minority contractors and low-income residents. In
return they receive low fees and very limited financial support for their work, making
it a significant challenge to meet their mission.

While a critical player in the housing arena, nonprofits compete for often meager
operational and project funding. Equity and programmatic funding are often hard to
secure for CDCs, especially since the elimination of the state’s Community Enterprise
Economic Development Program.

Nonprofits are also burdened by complex funding systems and multiple layers of
financing that make it increasingly difficult to create a revenue stream sufficient to
sustain their programs. These financial challenges also weaken the sector’s ability to
engage in pro-active planning, community engagement and community building that
can support housing development and other neighborhood goals.

7.a  The Massachusetts Housing Partnership’s Housing Production Support
Program should be increased to $2 million annually

7.b  The Department of Housing and Community Development should revise
scoring criteria for the Qualified Allocation Plan in regard to
MetroFuture consistency and nonprofit participation

8 I ncrease production of oOscattered sitebo

“Scattered site” housing developments comprise multiple units built on multiple
parcels, often in single-or multi-family homes. This model is in contrast to affordable
housing development in which all affordable units are built in the same location, either
as a stand-alone development or integrated into a development with market-rate units.
Scattered site housing construction has advantages because developers can recognize
some economies of scale that go along with construction of multiple units, without
concentrating low-income residents or needing large parcels. The affordable units can
involve new construction or rehabilitation of existing units. This can be a useful
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model where there are multiple tax title or foreclosed properties within a municipality
or other opportunities for acquiring multiple parcels.

An effective strategy for the development of scattered site public housing (especially in
suburban locations) may involve partnerships between local housing authorities and
nonprofit housing developers with more experience in project design and
management.

8.a  MAPC and allied organizations should study ways to increase
collaboration between local housing authorities and nonprofit housing
developers

8.b  MAPC should support the efforts of the Massachusetts Housing
Partnership and other allies to encourage housing development and
preservation by local housing authorities

9) Encourage adoption of Smart Growth Zoning Overlay Districts

Smart Growth Zoning Districts (commonly known as “40R districts” after the state
statute that enables them) can increase the supply of housing and decrease its cost by
zoning land for dense housing. 40R provides incentive payments to municipalities for
establishing each district and bonus payments for each unit built. There is a
requirement that 25% of new units are deed-restricted and affordable. A companion
statute (40S) provides “school cost insurance” for municipalities by making up the
difference between actual tax revenue and the cost of educating students who live in
new 40R developments. Together, these two programs can encourage more
municipalities to zone for and permit higher density development in appropriate
locations.

As of October 2008, eight MAPC municipalities had an approved 40R District:
Belmont, Boston, Chelsea, Lynnfield, North Reading, Natick, Norwood, and Reading.
These districts are zoned to produce up to 1,690 units, 402 of which would be
affordable to households at or below 80% of the area median income.

Also, see Strategy 5, Recommendation 4 for further suggestions in regard to Chapter
40R.

9.a The Commonwealth, through DHCD, should expand technical assistance
programs to support creation of 40R Districts

9.b  The Legislature should secure a guaranteed long-term funding stream
for the school-cost reimbursement program (40S)

C. Diversify overall housing supply and affordability

10) Use oOinclusionary zoningd6 as a tool

Inclusionary zoning (IZ) is an affordable housing tool that links the production of
affordable housing to the production of market-rate housing. IZ policies require new
residential developments to make a certain percentage of the housing units affordable
to low- or moderate-income residents. This mandatory approach is distinct from
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Incentive Zoning, which may provide density bonuses or fast-track permitting in
exchange for affordable units. As of 2004, 99 cities and towns were found to have IZ
by-laws or ordinances, out of 187 cities and towns studied in a broadly-defined
geography of Metro Boston.

The Massachusetts Smart Growth Toolkit notes: “In practice, an inclusionary zoning
bylaw may include some flexibility to its mandatory provisions. For example, bylaws
may only apply to certain types of development, such as new construction or
substantial rehabilitation. Inclusionary zoning bylaws may include "in-lieu-of"
payment or construction alternatives providing developers the option of paying a fee
per unit, building affordable units off-site, or rehabilitating units elsewhere in place of
constructing affordable units within the proposed development.”

10.a  All municipalities should adopt Inclusionary Zoning bylaws or
ordinances

11) Increase production of accessory apartments

Accessory dwelling units (sometimes colloquially known as “in-law” apartments) can
be a critical component of the region’s housing supply in the coming years. Accessory
apartments allow homeowners to create an additional unit within their single-family
home, often at low cost and with minimal community impacts. Accessory apartments
are a “win-win” arrangement, as they generally have lower rents than conventional
units, and the rental income helps to defray costs for the homeowner. These
opportunities can offset displacement of low- and moderate-income households,
including elders, post-secondary school students, and entry-level workers, when
property values and rent prices rise in recently redeveloped areas that lack affordable
housing. As a result, accessory apartments are growing in popularity throughout
Massachusetts and the U.S. Their popularity will continue to increase as average
household size decreases over time and more households find they own more home
than they need, but don’t want to sell. MetroFuture calls for the creation of at least
17,000 accessory apartments in suburban municipalities from 2000 — 2030.

However, many homeowners currently find it difficult to create new accessory units;
they may be prohibited outright, or they include onerous requirements. For example,
homeowners may be required to create more parking for the unit, or occupancy may
be restricted to family members. Many municipalities see little incentive to encourage
accessory apartments since, unless deed restricted, they are not eligible to be counted
in the Affordable Housing Inventory, no matter how affordable they are.
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11.a  All municipalities should adopt Accessory Dwelling Unit bylaws

11.b MAPC and allied organizations should disseminate a “best practices”
model for accessory dwelling unit bylaws

11.c MAPC and allied organizations should investigate a statewide
mechanism for enabling accessory apartments

11.d Municipalities should establish subsidy programs to support
construction of accessory apartments

11.e MAPC and allied organizations should develop a proposal for regional
funding and implementation of subsidy programs for construction of
accessory apartments

12) Implement permitting best practices that streamline housing production

There are many local barriers to increasing housing production. These barriers include
lack of understanding about the need for and beneficiaries of affordable housing.

Other barriers include development requirements, local fees, and tax rules that can
strain a local developer’s ability to successfully permit an affordable housing
development. “A Best Practices Model for Streamlined Local Permitting,” developed by
the Massachusetts Association of Regional Planning Agencies (MARPA), provided
municipalities and developers with techniques to streamline permitting for commercial
and industrial developments. A similar guidebook should assist local housing
developers and communities with this process in the housing field, providing model
rules, guidelines, and showcasing best practices.

12.a MAPC and allied organizations should develop a “best practices” model
for streamlined permitting of housing developments

D. Connect residents to housing opportunities

13) Develop employerassisted housing options and programs

The region’s employers are well aware that high housing costs and the lack of
affordable housing is a major challenge to retaining a high-skilled workforce in Metro
Boston. While there are many public programs and zoning tools that can increase the
supply of housing, there is also a role for employers in connecting workers to housing
opportunities. There are many models of Employer Assisted Housing (EAH) programs
providing different types of benefits to employees. They generally involve financing
tools such as loans or rental assistance so that employers can increase employee access
to housing without directly increasing wages. They may be private initiatives or
public-private partnerships.

EAH programs in urban areas can also facilitate neighborhood reinvestment efforts by
encouraging employees to live in neighborhoods targeted for revitalization. For
example, hospitals or universities might establish programs that encourage residents to
live in nearby neighborhoods. To the extent that such programs facilitate walking or
biking to work, they may provide environmental benefits as well.
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The University of Massachusetts Memorial Bell Hill-East Side Homeownership Initiative
in Worcester provides a good local example of employer assisted housing in action.
The $1 million employer-assisted neighborhood revitalization fund has helped 11 city
residents to become first-time homeowners. The initiative was funded using matching
$250,000 contributions from UMass Memorial, the MA Department of Housing and
Community Development, the Massachusetts Housing Partnership and the city of
Worcester via federal funding. A successful component to the UMass example was the
use of a local center that assisted the first-time buyers with pre-purchase and post-
purchase housing assistance.

13.a MAPC and allied organizations should disseminate “best practices” for
Employer Assisted Housing programs

13.b MAPC and allied organizations should develop an proposal for a
regional Employer Assisted Housing program

14) Increase support for Housing Consumer Education Centers

There are nine Housing Consumer Education Centers in Massachusetts, four serving the
MetroFuture region: South Middlesex Opportunity Council, Inc., South Shore Housing
Development Corporation, Metropolitan Boston Housing Partnership, and Community
Teamwork, Inc. These Centers provide education, outreach and counseling to tenants,
landlords, prospective buyers, and homeowners on a range of housing issues. Their
programs create and preserve neighborhood and financial stability.

Their services are critical to educating first-time owners pre-purchase and post-
purchase. Funding can be used to secure more permanent staff that can assist those in
need of services who are not eligible for existing housing resources and to meet the
increased demand from people seeking to avoid homelessness or prevent foreclosures.
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14.a  The Department of Housing and Community Development should
increase funding for workshops and events that serve tenants and
landlords, including landlord/tenant mediation services

14.b The Department of Housing and Community Development should
increase funding for the “Homes for Good” program

14.c  The Department of Housing and Community Development should
provide funding to expand and increase first-time homebuyer classes
and workshops.

14.d The Department of Housing and Community Development should
provide increased funding to expand and increase emergency assistance
programs such as Rental Assistance to Families in Transition (RAFT)
program

14.e  The Department of Housing and Community Development should
increase funding to the Home Modification for the Disabled program

15) Prevent foreclosures

In 2008, the foreclosure rate in Massachusetts was the highest in the Commonwealth’s
history. In the first three months of 2008, 7,650 properties statewide were seized by
lenders, more than double the number seized in all of 2006. More homes were in the
foreclosure process than in all but nine other states. The causes are complex: many
households find it harder to make payments due to adjustable rates, job losses, and
health care costs; and a decline in housing prices means that many troubled
homeowners cannot sell their homes or refinance before they are seized.

Most seized homes or homes in foreclosure are in urban areas, where vacant and
abandoned properties can destabilize neighborhoods and depress property values.
However, suburban areas are not immune: over 1,000 foreclosed or bank-owned
properties (a quarter of the total) are in the region’s 75 suburban municipalities.

This crisis may continue to worsen. In recent years, many loans were made with
historically high loan-to-value ratios, and subprime lenders sold adjustable-rate
mortgages to borrowers with limited or questionable ability to repay. When adjustable
mortgage rates reset, owners must either pay off the loan or make higher (sometimes
much higher) monthly payments. Statewide, an estimated 41% of the subprime and
Alt-A adjustable rate mortgages existing in February 2008 were scheduled to reset
before February 2010, including nearly 9,000 such loans in the MAPC region. Falling
real estate prices, lack of owner equity, and tightened credit conditions may continue
to impact the ability of already stretched borrowers to refinance or sell, leading to
more foreclosures.
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15.a The Department of Housing and Community Development, the Office of
Consumer Affairs, and the Division of Banks should continue to work
aggressively with borrowers, lenders, servicers, and counselors to
encourage modification of troubled mortgages to stem the tide of
foreclosure.

15.b The Department of Housing and Community Development,
Massachusetts Housing Partnership, MassHousing, and Massachusetts
Housing Investment Corporation should actively encourage and fund
partnerships of municipalities to work together in regional strategies to
prevent foreclosures

15.c Massachusetts should work actively with our Congressional delegation
to create a robust federal response to the nationwide foreclosure crisis.

16) Provide comprehensive, regional responses to homelessness

The Massachusetts Commission to End Homelessness has determined that the
Commonwealth must shift resources away from shelters and crisis management to
prevention and permanent housing solutions. One of the current efforts to address
homelessness is a Housing First model which provides housing to homeless individuals
and families, coupled with a comprehensive array of health and social services. The
work of the Commission and the Interagency Council on Housing and Homelessness
(ICHH) should continue in order to adequately advance the recommendations set forth
in the Report.

Prevention, intervention, re-housing, and housing stabilization are all critical to ending
homelessness. Funding to develop housing for very low-income households (below
30% of the area median income) accompanied by rental vouchers is needed to move
forward with achieving production and rental assistance targets outlined in the Report.

MAPC will work with the Metropolitan Boston Housing Partnership as the Convening
Agency for the Regional Innovations to End Homelessness grant to explore the models
and interventions developed through the regional network innovations program to
prevent and end homelessness, funded by the ICHH. MAPC will work with these
partners to implement appropriate models and interventions in the MAPC region.

16.a MAPC will serve on the Leadership Council and Steering Committee of
the regional effort to end homelessness.

E. Ensure Fair and Accessible Housing

17) Develop a Regional Fair Housing Compact program

Fair housing refers to the protection of people’s rights to equal housing opportunity
wherever they choose to seek housing as long as they can afford it. A Regional Fair
Housing Compact program can challenge housing discrimination and help to ensure
equitable distribution of housing opportunities in the region. Such a Compact would

be based on the reiional housini ioals and obiectives of the Reiional I—Iousini Needs
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