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Commonwealth Housing Task Force
Quarterly Summary of Progress as of June 30, 2008
Note:  in order to reduce the size of these reports, we have condensed the description of regular ongoing activities.  For background, please visit www.tbf.org/chtf and click on “Quarterly Updates”.  Appendix follows at the end of this quarter’s report.  
During the second Quarter of 2008, the Commonwealth Housing Task Force focused its efforts on:

 (1) the implementation of Chapter 40R, including outreach to cities and towns to provide information about the program;  
(2) the call for an increase in state funding for affordability; 
(3) strategic planning for new initiatives of the Task Force, including helping to develop strategies to deal with the foreclosure crisis, assuring that the benefits of new construction under 40R and other state programs are available to the widest range of households and businesses, working on the issue of zoning for “starter” single-family homes, initiating a new committee to focus on public housing, and learning about a new bill to fund infrastructure; 
(4) an expansion in participation in the Task Force itself, including a focus on diversity and 
(5) seeking further financial support for the work of CHTF. 
Barry Bluestone, Eleanor White, and Ted Carman, working through the Center for Urban and Regional Policy at Northeastern University, have carried out the staff work in coordination with active subcommittees and Boston Foundation staff.  Angus Jennings and Adam Duchesneau, working with Ted Carman at Concord Square Development Company, Inc., and Charles Eisenberg, working with Eleanor White at Housing Partners, Inc., have also played an important role in this work.
Most Recent Plenary Session of CHTF:  June 24, 2008 

A CHTF Plenary Session was held on Tuesday, June 24, 2008 at the Boston Foundation.  The packed agenda included updates on Chapter 40R and 40S and the Starter Home program, presentations on efforts to deal with the foreclosure crisis in the state, discussion of state funding for affordability, a presentation on a new program initiative of the Expanding Opportunities Committee, the inauguration of a new CHTF committee on public housing, and a presentation by Hal Davis, New England Economic Development, on House Bill 159 to provide funding for infrastructure improvements (a summary of which is included in the Appendix to this report).  
We would appreciate receiving comments on this proposal for infrastructure financing, and especially your opinion as to whether CHTF should support the effort to pass this bill. Please send your comments to ewhite@housingpartnersinc.com .Following the presentations was an open discussion about ideas for future work of CHTF, with particular enthusiasm expressed about the new public housing committee. As you know, attendance at the plenary session is encouraged for all members of the Task Force, and these meetings have served to generate the most exciting ideas for new initiatives.  We very much appreciate all who attended this session.
Implementing Smart Growth Zoning:  Increasing Interest from Municipalities and Local Groups 

Chapters 40R and 40S have now been on the books for two and a half years. The programs have resulted in the passage of Chapter 40R smart growth zoning districts in 23 municipalities with expanding interest in many more. Approved 40R Districts are demonstrating the substantial opportunities for innovative planning built into the program, and as these Districts gain increasing attention, other cities and towns are recognizing the opportunity that 40R provides for both housing and economic development, as well as neighborhood revitalization. 
The current housing market in Massachusetts, like much of the rest of the nation, is stressed, with sales of homes down sharply and prices weakening. In such a market, it is not surprising that new home construction has fallen off dramatically.  Nonetheless, communities across Massachusetts continued to adopt Chapter 40R smart growth zoning districts during this period, including 1 new districts since our last quarterly report in March of 2008. As was the original intent of Chapter 40R, these districts will make it possible to increase production rapidly once the economy and housing market strengthen, thus providing the opportunity for housing supply to keep up with demand when market conditions warrant.
Other states have also taken notice of the results that 40R has produced. Similar overlay zoning enabling legislation was approved in Connecticut in June 2007 and is under consideration in other states as well. 
Since 2006, the towns of Belmont, Grafton, Lunenburg, Norwood, North Reading, Plymouth, Dartmouth, Lakeville, Natick, Amesbury, Kingston, Lynnfield, North Andover, Reading, Bridgewater, Easton, Westfield, and the cities of Boston, Brockton, Chelsea, Haverhill, Northampton and Lawrence have all successfully had Chapter 40R applications approved by DHCD and have passed Chapter 40R districts – two more just since our last quarterly report at the end of March, 2008. Among them, these 23 localities have provided zoning as-of-right for over 8,700 units of housing, at least 20 percent of which will be affordable to households earning less than 80% of the area median income.
 Many more municipalities are actively exploring 40R. In addition to those having passed districts, three additional localities are actively seeking 40R Letters of Eligibility from DHCD, or have received a letter and are preparing for the local vote, including Randolph, Holyoke, and Pittsfield. Together, 40Rs in these cities and towns represent the potential for more than 600 additional housing units, for a grand total of 9,300 units in already-identified districts. 
An additional 7 localities have applied for or received state Priority Development Fund planning grants to pursue 40R zoning, including: Chicopee, Easthampton, Fitchburg, Hopedale, Marblehead, Reading (a second district), and Wrentham.

We are aware of interest in Chapter 40R in more than 17 other cities and towns, including: Andover, Ashburnham, Attleboro, Concord, Danvers, Easton (a second district), Holden, Ipswich, Lowell, Medfield, Medway, Nantucket, New Bedford, Somerville, Walpole, West Newbury, and Weymouth. Many other cities and towns and local groups have expressed preliminary interest in the program. In addition, we believe that many developers – both nonprofit and for-profit – will be exploring the use of Chapter 40R in partnership with localities. 40R continues to be regularly featured in conferences and seminars for real estate professionals, including recent sessions sponsored by the Urban Land Institute, the Ford Foundation, the Northeast Association of Realtors, the UMass Citizen Planner Training Collaborative, the New England Chapter of the Congress for New Urbanism, the Commonwealth of Massachusetts, and the Real Estate Bar Association.

We expect this list of participating localities to continue to expand over the coming year. We had previously established a goal of 20 cities and towns being in active stages of planning for Chapter 40R districts, with 5 or 6 districts actually passed at the local level, by the end of 2006 with similar progress in succeeding years. That goal has been exceeded. As the list above indicates, we have identified approximately 27 additional localities and local groups that have indicated some level of interest in the program, and we expect development activity to be ahead of the original projections for 40R. 

It is also noteworthy that, with only two exceptions, every proposed 40R district that has been brought to a vote has received the required approval of 2/3 of the local governing body. This includes votes in smaller communities such as Lynnfield and Kingston in which the 40R bylaw was approved at Town Meetings with the largest attendance on record. We attribute this to the positive nature of the collaborative local process required to develop the 40R plan and most particularly the local municipality’s right to develop their own design standards. It appears that because so much input and cooperation is required locally to develop the district proposal, by the time the question is put to a vote, most stakeholders in the city or town have contributed ideas to the plan and are supportive of the concept.
We ask that you please let CHTF staff know where you have heard of particular interest in learning more about Chapters 40R and 40S (or where you believe that Chapter 40R would be especially beneficial to a city or town), and we will respond with outreach to those localities. Just send a message to ewhite@housingpartnersinc.com and we will follow up with the locality to offer support as may be needed. It will be helpful if you include the name of a contact person in the city or town with phone number and email address, but if you cannot provide that, just send the name of the city or town.


The following table – prepared by Ted Carman and Angus Jennings – compares zoning adoption to date to the projections included in the original Commonwealth Housing Task Force report in October 2003, Building on Our Heritage, adjusted forward to account for the time lapse between the adoption of 40R in June 2004 and 40S in November 2005:  
	Year of Program
	Calendar Year
	Total Units Projected to be  Zoned in 2003 Report 
	Total Units Zoned (Actual for 2006 and 2007 and  Projected thereafter)

	1
	2006
	0
	2,844

	2
	2007
	4, 800
	6,557

	3
	2008
	9, 700
	  8700 ± , 2000+ units under consideration

	4
	2009
	      16, 927
	?

	5
	2010
	      21, 767
	?


It is important to note that, because more than a dozen of the named cities and towns have not projected potential housing units and are therefore carried as “zero” in our database, the expected number of zoned units is projected to increase, potentially dramatically, in Year 4 and beyond.

Please refer to the map below showing the distribution of these localities throughout the Commonwealth. We are particularly gratified that interest is being expressed by cities and towns of all sizes and types. As Smart Growth Zoning is increasingly highlighted at various planning, development and real estate conferences and seminars, and in trade publications, we expect this interest to grow.
Our conversations with Regional Planning Agencies and others who regularly provide technical assistance to municipalities indicate that many more of them are now expressing interest in 40R. Unfortunately, we are also aware of a number of localities that, after careful consideration of 40R adoption, decided against pursuing a 40R District because of local leaders’ concern about the long-term stability of the funding source for 40R and 40S. This issue, which is under discussion in many cities and towns, must be satisfactorily resolved to enable smart growth zoning to realize its promise. We are working with the legislative leaders to assure that a stable funding source is available to support the program’s continued success in the future (see discussion below).  
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Implementation of Chapter 40S:  the School Cost “Insurance Policy”, Funding for both Chapters 40R and 40S, and a Proposed Technical Amendment to 40R 
Previous quarterly reports have described in detail the provisions of Chapter 40S and the efforts to assure a reliable long-term source of funding for both Chapters 40R and 40S.  Please refer to www.tbf.org/chtf and click on “Quarterly Updates” to review that discussion. The following table outlines the current funding sources and obligations for Chapter 40R.

Status of Chapter 40R Payments and Obligations
	Date as of:
	5/15/2008
	
	
	
	
	

	
	
	
	Incentive
	Bonus
	
	Cumulative

	Uses of Funds
	
	
	Payments
	Payments
	Total
	Total

	
	
	
	
	
	
	

	Approved Districts (paid/obligated)
	
	7,895,000 
	2,694,000 
	10,589,000 
	10,589,000 

	
	
	
	
	
	
	

	Max. amts potentially due on const. starts:
	
	21,078,000 
	21,078,000 
	31,667,000 

	
	
	
	
	
	
	

	Districts Pending Town / City Votes
	
	1,250,000 
	3,138,000 
	4,388,000 
	36,055,000 

	
	
	
	
	
	
	

	Potential Districts with PDF Grants
	
	2,125,000 
	5,766,000 
	7,891,000 
	43,946,000 

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	Sources of Funds
	
	
	
	
	
	

	
	
	
	
	
	
	

	Initial Funds from Sale of Surplus Land:
	
	3,349,370 
	 (from DHCD Analysis)
	

	Appropriated / Transfers October, 2007
	
	10,000,000 

	Amts in the Trust Fund
	
	
	13,349,370 
	
	
	

	
	
	
	
	
	
	

	
	
	
	
	
	
	

	Potential from balance of fall approp.
	15,000,000 

	Potential from Sale of Somerset Bldg.
	10,000,000 

	Additional that may be available:
	25,000,000 
	
	
	

	
	
	
	
	
	
	


Note:  The amounts shown as “potentially due on construction starts” will not be due until building permits are issued.  Given the current softness of real estate markets, many of these developments will not be ready for construction this year, or, in some cases, even next year (2009). 80% of the total might someday be reality, but probably not 100%.  
Further, the Boston Globe reported on June 5, 2008 that Suffolk University has reached an agreement with the Beacon Hill community that would allow for the construction of an academic building on the Somerset Street site, which is currently a state surplus land site covered by the original expedited land sale bill.  Thus, the proceeds of the sale of that site to Suffolk (at an anticipated price of $10 million) for the proposed development would go into the Smart Growth Housing Trust Fund and be available to cover Chapter 40R obligations, as shown in the above table.
As reported previously, identical legislation was filed by Rep. Kevin Honan in the House (House 160) and Senator Harriette Chandler (Senate 132) during the Fall to provide for a continuing and reliable source of funding of the Smart Growth Housing Trust Fund (please refer to http://www.mass.gov/legis/bills/house/185/ht00pdf/ht00160.pdf.)  The bills are similar to the legislative proposal included in the CHTF Quarterly Report of 6-30-07. They were referred to the Committee on Community Development and Small Business. We are very grateful to Rep. Honan, Co-Chair of the Joint Committee on Housing, and Sen. Chandler, Co-Chair of the Joint Committee on Community Development and Small Business, for their strong and effective leadership on this legislative effort. We were pleased when the Committee on Community Development and Small Business reported out the bills in both the House and Senate in June, and on September 25, 2007, the Housing Committee, Chaired by Rep. Honan, endorsed the legislation.  We continue to work toward passage of these bills.  Their passage would play a major part in instilling confidence in cities and towns about the 40R/S program. This bill is still before the Senate Committee on Ways and Means.
Further, as reported previously, our requests to the MA School Building Authority to link Smart Growth Zoning with decisions about new school funding were incorporated into the new regulations for school building assistance, and in November we met with the Authority to explore additional assistance with respect to the to-be-proposed Starter Home program, primarily in the form of increased priority for funding for communities participating in these programs.  We are grateful to the School Building Authority for taking these significant steps to support efforts to encourage the use of Chapter 40R and to support the Starter Home program idea.
We have also begun discussions with legislative and administration officials about the desirability of a technical amendment to Chapter 40R.  In the final stages of passing Chapter 40R, a provision was added to the bill permitting DHCD to recapture incentive payments made to localities if construction had not begun in a 40R Smart Growth Zoning District within 3 years of the payment having been received by the locality.  This provision runs contrary to one of the fundamental tenets of CHTF’s zoning proposal that led to 40R: that the goal is to create land zoned as-of-right for multifamily and single-family housing in smart growth locations, and further, to create an excess of zoned land for these purposes.  Construction will then happen when the market responds to that zoning opportunity, which may be within 3 years, or may be much longer.  The existing provision has served as a disincentive to the passage of 40R, especially when the market softens, as in the current situation.  We have suggested that deleting this provision would not only remove that disincentive to localities, it would also make the program administratively easier for DHCD.  We will be pursuing discussions with the Administration and the legislature about this issue in the coming months.  
Expedited Sale of Surplus State Land—New Statute


On January 30, 2008 Gov. Patrick filed legislation to reform the process to dispose of the Commonwealth’s surplus state land.  The expedited process would increase opportunities to return these properties to productive uses, including affordable housing.  Proceeds from the sale of surplus land would benefit the host municipality, the Smart Growth Housing Trust Fund, and a Capital Projects Fund. It gives municipalities a right of first refusal to acquire such property and the opportunity to provide input into the decision of what the land will be used for if the town does not want to exercise the right of first refusal.  Net proceeds from the sale are proposed to be allocated as follows:


-15 percent to the municipality where the property is located, OR


-25 percent to the municipality if it has adopted for the property either an approved smart growth zoning district under Chapter 40R or an approved priority development site under Chapter 43D


-50 percent of the remaining net cash proceeds will go into the Smart Growth Housing Trust Fund (which supports Chapters 40R and 40S), and


-the balance to a new Capital Projects Fund to be expended, subject to appropriation, to meet capital improvement needs in the Commonwealth.


We are delighted that this bill would serve as another source of funding for Chapter 40R and that it would serve to expedite land sales for very worthwhile purposes. The bill was heard by the Committee on Bonding, Capital Expenditures and States Assets on March 19, 2008.  It was sent to a study committee by the Bonding Committee on May 15th.   CHTF will continue to work to expedite the sale of surplus state property and find a funding source for the Smart Growth Housing Trust Fund. 

Funding for Affordability 
The CHTF, under the auspices of the Strategic Planning Committee led by Robert Beal, continues to focus on advocacy for a significant increase in state funding to support housing affordable to households at 80 percent of median income and below. The CHTF continues to be in contact with legislative staff and the new Administration to underscore our commitment to housing affordability, especially for increases in funding for state public housing, the affordable housing trust fund, and the Massachusetts Rental Voucher Program.  We will continue to develop recommendations for priority funding initiatives, and will assist where we can be helpful with Op-Ed articles, letters to legislators, and other forms of advocacy.  

In the current budget process, both the House and Senate propose significant increases to housing programs, ranging between an 8 and 9 percent increase for DHCD programs.  Conferees from each entity are currently resolving differences, and a final budget is expected by the time this report goes to press at the end of June.  Housing advocacy groups, including the CHTF, have encouraged the legislature to invest in housing to the greatest degree possible, including accepting the Senate’s Public Housing Operating Subsidy line item of $67 million and the Senate’s proposal to include $5 million in surplus revenues to the Affordable Housing Trust Fund.

In addition, the Commission to End Homelessness, a joint effort between the Patrick Administration and the legislature, released its final recommendations in January.  The report calls for the State to gradually move away from the use of shelters by emphasizing prevention and early intervention, rehousing, and housing stabilization.  The guiding principle of the strategy is to "target the right resources to the right people at the right time".   The Commission recommends producing 1,000 new units of single person occupancy (SPO) housing over 5 years.  It also recommends the development of 800 new units of family housing (including 300 public housing units).  CHAPA has been advocating for additional bond cap for this purpose, as part of a more concrete plan to build the units necessary to end homelessness. The Interagency Council on Housing and Homelessness, chaired by the Lt. Governor and staffed by Robert Pulster, will now be responsible for implementing the plan utilizing $8.25 million in funding appropriated by the Legislature and $1.75 million in funding from Mass Housing reserves.

 Governor Patrick recently signed an omnibus $1.275 billion housing bond bill that would allocate $220 million to the Affordable Housing Trust Fund, expand the state’s low-income housing tax credit by $6 million to $10 million, and make the tax credit permanent.  Another $175 million would go to the Housing Stabilization Fund, which supports the acquisition, preservation, and rehabilitation of affordable housing, including foreclosed and distressed properties. And $55 million would fund Community Development Action Grants.  The bill was the product of successful collaboration between the Governor, Senate leadership and House leadership, and CHTF commends all of the partners for their advocacy and commitment.  

Housing groups are now focusing on increasing the capital budget allocation for housing.  Secretary Leslie Kirwan is charged with determining how the $1.625 billion FY ’09 capital budget will be allocated.  Last year, DHCD received $150 million in capital funding for housing from the total bond cap, an amount insufficient to meet the demands of the foreclosure crisis, end homelessness, and produce adequate workforce housing.
Streamlining the Administrative Process for Applying for Chapter 40R Approval
We have had discussions with DHCD about ways to make it easier for cities and towns to apply for and receive approval of Chapter 40R districts. MassHousing’s Priority Development Fund has provided planning money for localities that do not have sufficient staff capacity to carry out the design of a Chapter 40R district, and that PDF funding has proven to be extremely valuable.  However, the amount available for technical assistance has proven to be inadequate for those 40R planning efforts that involve more than one parcel, owner and project.  To the extent that CHTF has sufficient resources to support this effort, CHTF staff will continue to assist cities and towns pro bono in applying for these technical assistance funds on a first come, first served basis.  
The standard public procurement process has been identified by many communities as a hurdle that delays their efforts to advance innovative planning initiatives such as 40R. Under a prior state-sponsored planning program, Executive Order 418, the state established a pre-approved consultant list of firms with the requisite skills to assist community planning efforts. This list was abandoned several years ago, but has been the subject of more discussion recently as the need for local technical assistance continues to grow. Several planning organizations including the Massachusetts Chapter of the American Planning Association have formally recommended that the state reinstitute such a list, and discussed this recommendation at an April meeting with senior staff at DHCD.
Spreading the Word about Chapter 40R  
Barry Bluestone, Eleanor White, Ted Carman and Angus Jennings have made presentations throughout the Commonwealth about Chapter 40R and 40S to cities and towns, professional organizations, practitioners in the field, and others.  CHTF staff is implementing a comprehensive plan for outreach to planning officials, local elected officials, affordable housing advocates, realtors and others to assure widespread education about the benefits of Chapter 40R.  


In addition, all of the staff continued to make both formal and informal presentations on the Massachusetts housing situation and the Chapter 40R and 40S legislation throughout the Commonwealth.  We have met with real estate/housing/planning organizations, developers, attorneys, individual town planners, planning directors, community development directors, and local elected officials in cities and towns throughout the State. Sessions are well-attended and generate detailed questions and follow-up contacts for additional information.

Barry Bluestone, Eleanor White, and Ted Carman have also participated in numerous interviews and conversations with representatives of the media this quarter, and that effort will continue. CHTF, Chapter 40R and 40S have received excellent ongoing coverage in the media, including the Boston Globe, Banker & Tradesman, the State House News, and many local newspapers and electronic media. 
Although the staff has not sought contacts beyond Massachusetts, we have received requests for information about Chapter 40R and 40S (and their programmatic underpinnings) from several other states.  They have learned about the programs partly through the national media, and partly by word of mouth from Massachusetts state officials who have traveled to national professional conferences.  Legislation similar to 40R and/or 40S has been passed in the last year in Connecticut and is under consideration in New Jersey and Illinois.  On April 29, Angus Jennings of Concord Square Development and Chuck Eisenberg of Housing Partners, Inc.  participated in a “webinar” to discuss 40R within a series of Regional Equity Live Online Events sponsored by the Enterprise Foundation, ULI and the Ford Foundation. A webinar is essentially an interactive conference call both by phone and internet, with presenters speaking and then participants from all over the country participating by asking questions, making statements, etc.  In this webinar, Angus was a presenter and Chuck a participant.  Both 40R and its Connecticut counterpart will also be featured at the Southern New England American Planning Association conference in September. The staff has also made many presentations to academic audiences and has been interviewed by many graduate students preparing academic papers and analyses of public policy.
We encourage you to regularly visit the Boston Foundation/CHTF website at www.tbf.org/chtf.  We welcome all comments and suggestions for improvement. The website serves as the central repository for documents, status reports and resource material on the Task Force itself, Chapter 40R, Chapter 40S, press coverage, and related matters.  CURP staff, led by Barry Bluestone and Joe Christo, is responsible along with Tim Gassert at the Boston Foundation for updating the CHTF website on a regular basis.

New Initiatives 

While the passage and implementation of Chapters 40R and 40S have been significant accomplishments and have stretched the resources of the Task Force, they were only the first initiatives of CHTF.  Much work remains to be done on other fronts.
Foreclosures

Members of CHTF have participated in meetings, discussions and forums related to the subprime lending/foreclosure crisis facing the state.  

On several occasions since February, the latest on June 19, 2008, the CHTF staff--working with Cathy Minehan (Former CEO and President of the Boston Federal Reserve Bank) and Bonnie Heudorfer (co-author of the Greater Boston Housing Report Card)--hosted meetings at Northeastern University to consider action that could be taken to deal with concentrated foreclosures in low income neighborhoods which are seriously  undermining community viability.  The focus will be on developing new mortgage instruments to foster liquidity in the market and new mechanisms to accelerate the movement of foreclosed properties from lenders/servicers into new ownership. These discussions have included representatives from Boston Community Capital, Goulston and Storrs, the Massachusetts Community and Banking Council, the Boston Foundation, Dorchester Bay EDC, Urban Edge, the Boston Federal Reserve Bank, the City of Boston Mayor’s Office, the Department of Housing and Community Development, Greater Boston Legal Services, the Massachusetts Association of CDCs, and CHAPA. This group will bring recommendations to CHTF as they are developed.

We believe that CHTF can add significant value to the discussion, especially with regard to the effect upon neighborhoods and localities when large numbers of homes are foreclosed and vacated at the same time.  We stand ready to lend strong support with the Administration and Legislature as programmatic responses are developed. Given the importance of this issue to the housing community and to cities and towns throughout Massachusetts, we included this as a major topic for discussion at the CHTF Plenary Session on June 24 and have included it in the 2008 workplan for CHTF.  At the plenary, we were privileged to have presentations by Judy Jacobson of MHP and Becky Regan of Boston Community Capital on the work of the Foreclosed Properties Task Force convened by CHAPA, ULI and MACDC in ongoing comprehensive efforts to resolve this problem. CHTF has been well-represented on this important working group, whose efforts are focused on returning properties to productive uses post-foreclosure, and whose broad-based membership includes representatives from cities and towns across the Commonwealth, as well as representatives of public sector lenders.  


The Foreclosed Properties Task Force has been making significant progress through its five subcommittees.  Consistent with Task Force recommendations, the Governor announced the creation of a $20 million acquisition fund for the purchase of foreclosed homes to be managed by the Massachusetts Housing Investment Corporation in collaboration with the Massachusetts Housing Partnership, and the effort has been funded as well by the Boston Foundation and Living Cities.  The group is also working on an online customized database of foreclosed properties.  The Foreclosed Properties Task Force has been advocating for federal funds to acquire foreclosed properties, which is a provision in the U.S. House and Senate versions of the Foreclosure bill. 
In related work on the foreclosure crisis, CHTF staff member Barry Bluestone has been asked to help develop a funding formula for distributing federal foreclosure aid to U.S. cities and states.  The Domestic Policy Subcommittee of the U.S. House of Representatives chaired by Rep. Dennis Kucinich (D-Ohio) has asked Bluestone to come up with a formula that could account for concentrated foreclosures in urban communities.  Bluestone has begun to investigate the use of vacancy data at the census tract level available from the United State Postal Service along with subprime lending data available from the Federal Reserve Board.  The committee is particularly concerned with how the rise in vacant properties due to foreclosure affects the property values of surrounding homes, rising crimes rates, and how this might perpetuate a destructive cycle of ever greater vacancy rates.  According to Bluestone, the original formula being considered by the house committee would provide a great deal of relief to communities with long-standing high vacancy rates (e.g. Detroit) but would not necessarily do much for communities that have had low vacancy rates but have seen them rise in recent months due to foreclosure (e.g. Boston).
The Expanding Opportunities Committee

This committee, meeting since July of 2006, was formed to explore possible diversity initiatives, both to increase participation in CHTF by people of color and other underrepresented groups, and to assure that programs supported by CHTF will have a positive effect on social justice and equity issues.    The committee is well on the way to implementing an action agenda to enhance inclusiveness in housing and cities and towns throughout the state.  In connection with this diversity initiative, please extend an invitation to colleagues you may know who would be interested in the Task Force.  They can join the CHTF by sending their contact information to Eleanor White at ewhite@housingpartnersinc.com. Since the inception of the committee, we have been very pleased to have received “memberships” in CHTF from more than 75 people of color and from underrepresented professions.

The committee has established a long-range agenda that includes support for groups already working to assure that people of color, low-income households, single parents, people with disabilities, and others that have experienced discrimination in the past have full opportunities to live throughout the Commonwealth, exploring ways to assure that these groups learn about housing that is available for occupancy, and exploring ways to assure that developers do an adequate job of marketing their units.  Current discussions have focused upon ways to build upon existing registries of available units across the state (both rental and homeownership and both market rate and affordable, with a particular focus on units that will be built in approved 40R districts), and ways to inform minority business enterprises about business opportunities arising out of planned development in new 40R districts. 

As reported previously, a letter was sent by CHTF to Secretary O’Connell and Undersecretary Brooks of DHCD with initial recommendations for a system to track available housing units and make that information readily available to the public.  We have begun informal discussions with the Administration on this issue, and we are delighted that CHAPA has plans to expand its MassAccess website to include a wide range of housing units.  We will be scheduling further discussions with DHCD on this important fair housing initiative.

Further, the committee has begun discussing ways to assure that Minority and Women Business Enterprises have the opportunity to obtain work on projects to be developed within Chapter 40R districts.  At the Plenary Session on June 24, Mossik Hacobian presented an update of the committee’s work.  
All are welcome to join this committee; please send your contact information to both Barbara McDonald, committee member, at bmcdcard@aol.com and Maura Fogarty at the Boston Foundation, at Maura.Fogarty@tbf.org .  Only those who have signed up for this committee will receive notices of future meetings.  Comments about the agenda for the EO Committee should be addressed to Sarah Lamitie and Jacqueline Cooper, who are serving as co-chairs of the EO Committee.  They can be reached at slamitie@bostonprivatebank.com (Sarah) and cooperjl@gis.net  (Jackie) respectively.  Thanks to both Jackie and Sarah for their leadership of this effort.
Brainstorming About Single-Family “Starter Homes”
One of the early objectives of the CHTF and of Chapter 40R was to encourage the development of higher-density and lower-cost single-family homes (defined as having a minimum of 3 bedrooms, and a maximum of 1,700 square feet).  The goal is to moderate the escalation of the cost of starter homes, and thereby make it possible to recruit and retain young families in our workforce, especially those in the 20- to 34-year old range that we are losing to other states.  Although we have been pleased with the progress of Chapter 40R to date, we have been disappointed at the relative lack of single-family homeownership units proposed in the 40R districts presented so far. 
Although the housing market has seen a recalibration of values over the last several months, it is clear that prices of high-quality single-family homes in most areas of the state are still not affordable to the majority of first-time homebuyers, and particularly in the age 20-34 cohort that we are losing to other states.  Moreover, it is important that zoning to facilitate this type of production be in place, particularly in the Boston metropolitan area, before the next real estate cycle drives up prices at double-digit increases as in past years. 
At the same time, as a result of further work on the current demographics of the state (especially taking into consideration the number of empty nester baby-boomers who will be expected to downsize from family homes to smaller units, thus freeing up family homes for the 25-34 year olds), it is clear that this problem can be addressed with only a modest increase in production of this housing type, perhaps at the rate of approximately 1000 units per year over the next decade.  Rather than advocate for a new stand-alone program for starter homes at this time, CHTF staff will explore ways to create incentives for this product to be included in Chapter 40R planning at the local level. We have quantified the costs and benefits of, for example, increasing the Chapter 40S school cost benefit for starter homes to 100% of school costs attributable to those homes to make this product more attractive to localities, and we find that this could be a relatively affordable method of encouraging the amount of production needed in the next several years. (See more details in item I. of the Appendix.) 
The Newest CHTF Committee:  Public Housing


CHTF has lent strong advocacy support to the effort to significantly increase funding for state-assisted public housing development and management over the last year.  Current levels of funding are higher than at any point in almost 20 years.  Further, public housing programs represent the most efficient and effective means of providing housing for those at 50 percent of area median income and below, and include traditional public housing as well as demand-side voucher programs and major redevelopment efforts.  This committee will be identifying programs and legislation that could benefit from CHTF support and will bring new program initiatives forward to CHTF.

We are pleased to confirm that Charles Eisenberg, an affordable housing consultant with extensive experience with public housing, and Leslie Bos, Director of the DHCD Mixed-Finance Program of public housing have agreed to co-chair the newest CHTF committee.  Since the formation of this committee was announced at the Plenary Session, they have already received many expressions of interest.  As with all CHTF committees, membership is open to all.  Charles and Leslie anticipate that meetings will be held approximately quarterly, with email and phone contact between meetings.  We particularly invite local public housing authority staff and board members and members of community-based nonprofit organizations to consider participating in this committee. 


CHTF members interested in signing up for this committee can reach Charles Eisenberg at ceisenberg@eisenbergconsulting.com and Leslie Bos at Leslie.bos@ocd.state.ma.us .

Members of the Task Force and others are also encouraged to forward ideas for other housing initiatives where the demonstrated effectiveness of the Task Force may make a difference.  We have been approached by various groups interested in transportation, energy, zoning and permitting issues, as well as the spectrum of affordability concerns, and will be reviewing the degree to which we can move into new areas.
Participation in the foreclosure issue and the new public housing committee are examples of response to such requests.
Working with the State Administration
Many members of CHTF have provided advice and guidance (both formally and informally) to the staff of Governor Deval Patrick. We have been encouraged by Governor Patrick’s support of both 40R and 40S and the smart growth and affordable housing concepts underlying these initiatives, as well as his demonstrated support for increased funding for affordability, and his statements in support of retaining Chapter 40B.  We are pleased to report that Governor Patrick has appointed CHTF Co-Chair Eleanor White as Chair of the Massachusetts Housing Finance Agency (MassHousing) Multifamily Advisory Committee to assist that important quasi-public affordable housing lender in its wide-ranging activities to increase the supply and quality of mixed-income housing in the state.  Eleanor, along with many other members of CHTF, has also been serving on the Zoning Reform Task Force convened by Greg Bialecki, Undersecretary for Housing and Economic Development.  That Task Force is conducting a comprehensive examination of the state’s zoning statutes. 
Expansion of the Task Force and the Search for Resources
We have been gratified again this Quarter with requests from many new people to participate in the Task Force, especially those from the Realtor® community, citizen activists, and those interested in diversity initiatives and public housing.  As we speak about Chapter 40R, we also are receiving requests from more elected and appointed local officials to get involved in the CHTF, and they are a most welcome addition as well.  As mentioned above, we are especially interested in increasing our representation of people of color on our email list, and in their active participation in committees and plenary meetings.

The Boston Foundation, under the leadership of Paul Grogan and Mary Jo Meisner, continues to play the critical leadership role of both convener and a major funder of the Commonwealth Housing Task Force.  

Finally, a committee of the Task Force, under the leadership of Paul Grogan and Mary Jo Meisner of the Boston Foundation; Jerry Rappaport, Jr., co-chair of CHTF; and Robert Beal, chair of the Strategic Planning Committee, continues the effort to raise the resources necessary to support the ongoing work as outlined above.  We are very pleased to report that this quarter we have been notified that the Surdna Foundation, which has been a significant funder of CHTF, has approved our application for continuing funding in 2008. Thanks to the Boston Foundation, the Surdna Foundation, and others who have made financial contributions to allow this work to go forward without interruption. The staff is investigating other institutional sources of support, which are scarce, and financial contributions from the business community and individuals are always most appreciated. 
Also thank you to all of the CHTF participants for your continued enthusiasm and participation.  So that we may keep in touch with you, we again ask that you please update our mailing list information if you have not yet done so, with your name, affiliation, address, phone, fax and email.  Please send updates to ewhite@housingpartnersinc.com .  (In the event that you do not want to receive these Quarterly Reports and other information from CHTF, please ask us to remove you from the email list.) We welcome comments and suggestions.  You can reach Eleanor White at Housing Partners, Inc. (617-924-7240 x11 or ewhite@housingpartnersinc.com); Barry Bluestone at the Northeastern Center for Urban and Regional Policy (617-373-8595 or b.bluestone@neu.edu ; and Ted Carman at Concord Square Development (617-482-1997 or carman@concordsqdev.com). Please note that email messages about CHTF may often be coming from Maura Fogarty at The Boston Foundation (maura.fogarty@tbf.org) so please include her email address in your list of allowed senders and do not delete her messages!  
Respectfully submitted:  Eleanor White, Barry Bluestone, Ted Carman
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I. Current Starter Home Program Analysis 6-08

(with thanks to Ted Carman, CHTF staff)

1. The current “best estimate” for the need for new single family homes is 5,000 over the next ten years, based upon the report by Northeastern’s Center for Urban and Regional Policy: “Projections for Needed Workforce Housing in New England (2006 – 2017)”.  However, using reasonable job growth estimates for the purpose of calculating the number of new households yields a higher figure.  If jobs grow at .75% per year (24,300 new jobs per year) there would be a need for 10,000 new Starter Homes.  The number would be substantially higher (perhaps 15,000 to 20,000 over ten years) if job growth reaches .85% a year (27,600 new jobs annually) as the estimates of the New England Economic Project predict.

2. Thus, although the best estimate is that only 5,000 new Starter Homes are needed, if the economy expands in accordance with the goals of the Governor, twice as many new Starter Homes will be required.  Public policy incentives and other actions should therefore provide for a fully flexible response to the housing needs generated by the expansion of the economy.  

3. There is a feedback loop built into this equation.  If housing sufficient to meet demand is not built, home prices will increase.  Higher home prices will serve to drive down the creation of new jobs, creating a stagnant economy, lagging the rest of the country.  Conversely, if sufficient housing is built to meet demand, then home prices will rise only moderately, and job growth will be able to expand, potentially equaling or exceeding the national average.  Providing public incentives for the creation of sufficient housing is imperative, because the new housing allows the economy to expand, and the expanding economy makes paying for the incentives not only affordable, but a net positive. 

4. The experience with home prices and apartment rents in the period of 2000 through 2006 makes it clear that it is not enough for public policy to focus on the production of multi-family housing.  Absent a sufficient supply of single family homes, single family home prices will rise much faster than underlying inflation.

5. The absolute number of new Starter Homes is not anticipated to be large – between 500 and 1,500 per year.  The new CURP studies indicate that the number is likely to be on the lower side.   Thanks to demographic changes, the problem is less severe than was thought a year ago.   Nevertheless, it is not so small that it can be ignored.  Doing nothing is most likely to result in significantly higher single family home costs over the ten year period, causing a drag on the economy.

6. A very preliminary analysis follows showing the difference in cost between incentives for units under the current 40R/S rules compared with the cost of covering 100 percent of school costs for the Starter Home units in 40R districts.
This analysis indicates that to produce an additional 6242 homes (which are not being produced under the current incentives) would require an additional outlay over 10 years, beginning with an incremental $370,000 in year one to produce 150 starter homes, with a total additional outlay of  $80 million over 10 years.  CHTF staff will be carrying out an analysis of net costs in the coming weeks (factoring in offsets from increased income taxes, sales taxes relating to construction, etc.).
	
	
	New
	40R /S 
	Starter Home

	Years
	F.Y.
	Homes
	Costs
	Costs

	
	
	
	
	

	1
	2009
	0
	0
	0

	2
	2010
	150
	504,288
	874,395

	3
	2011
	300
	1,543,121
	2,675,649

	4
	2012
	500
	3,322,854
	5,761,564

	5
	2013
	650
	5,708,314
	9,897,760

	6
	2014
	683
	8,306,132
	14,402,168

	7
	2015
	717
	11,132,246
	19,302,423

	8
	2016
	752
	14,203,742
	24,628,150

	9
	2017
	790
	17,538,935
	30,411,109

	10
	2018
	830
	21,157,462
	36,685,345

	11
	2019
	871
	25,080,370
	43,487,353

	
	
	6,242
	108,497,466
	188,125,915



(Appendix continues on next page)
II. FUNDING INFRASTRUCTURE NEEDS (House 159) 6-08
(with thanks to Hal Davis, New England Economic Development)
Recently, Pew Research released its rankings of state governments.  Unfortunately, Massachusetts received a D+ for the condition of our infrastructure.  In addition to neglected transportation needs, many of the thirty-five percent of homes in Massachusetts that rely on a septic system require upgrades or new common sewers.  Several bond issues dealing with transportation and other infrastructure needs are before the legislature.  This will help.  However, the Pew Research study, also pointed out, that the Commonwealth has the highest per capita debt of any state.  Given the reluctance of Massachusetts taxpayers to accept increased State and local taxes, what are we to do?

Thirty-nine other states have been using a method to finance roads, water, sewer and other improvements without imposing additional tax burdens on state and local property tax payers.  Last year, in excess of $10 billion in infrastructure financing was utilized by these states, funded through special assessments or betterment fees placed only on the real estate benefiting from such improvements.  We are missing out on this source of capital for Massachusetts because our General Laws do not currently provide a useable legal framework to structure such financing.  We have billions in unmet infrastructure needs.  What can be done to access such a new funding source?

Fortunately, the legislature is reviewing a bill, H. 159, that would establish the MORE Infrastructure Program, designated as Chapter 40T.  This would provide an optional method for our cities and towns, with the approval of property owners, to fund a variety of infrastructure needs through special assessments placed only on the benefited property.  A detailed Improvement Plan describing the nature of the improvements, the method of financing and assessing and other details must be submitted along with the petition to the municipality by the property owners.  The municipality must hold a public hearing and can reject the petition for any reason.

The use of betterments and assessments is nothing new in Massachusetts.  They are used by our cities and towns to recoup the cost of roads or the extension of water and sewer lines that benefit particular parcels.  The problem is that, currently, cities and town must issue bonds backed by the full faith and credit of the community to pay for the infrastructure.  This may impose financial risk on the municipality and limit its ability to fund other worthwhile public needs.  Under the MORE Infrastructure Program, the city or town is relieved of any financial liability as the bonds would be issued by MassDevelopment or a Local Improvement District.  The owners of the real estate may pay the betterment fee back over as long as 35 years as opposed to the 20 years now permitted under the General Laws.  

The primary users of the MORE Infrastructure Program will be existing neighborhoods with deficient sewer and water systems and new real estate projects supported by the community.  Chapter 40R projects are often delayed by the need to fund project infrastructure.  Given poor economic conditions and government finances, property owners and communities must find new methods to fund infrastructure.  The MORE Infrastructure Program is one such method. 
For more information, please visit www.chapter40t.com, or contact Hal Davis at New England Economic Development, Corp. 508-476-3900, Email  need@govincentives.com 
The Center for Urban and Regional Policy
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