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Introduction
 1. See the online appendix for a detailed explanation of each of the geographical definitions that are used in this report: 

http://www.tbf.org/GBHRC-2019-appendix.

Chapter 1
 1. Additional information about the trend of international migrants can be found in this Boston Indicators blog post from  

Jan. 2019. Ciurczak, Peter. “If Not for International Migration, Massachusetts Would Be Losing Population.” Boston 
Indicators (blog), January 31, 2019.  https://www.bostonindicators.org/article-pages/2019/january/international-migration.

 2. “LGBT Demographic Data Interactive.” The Williams Institute, UCLA School of Law. January 2019.  
https://williamsinstitute.law.ucla.edu/visualization/lgbt-stats/?topic=LGBT&area=25#density.

 3. “Religion in America: U.S. Religious Data, Demographics and Statistics.” Pew Research Center’s Religion & Public  
Life Project. May, 2015. Accessed May 08, 2019.  https://www.pewforum.org/religious-landscape-study/.

 4. The geography used by Zillow includes the five counties of Greater Boston and two counties in Southeastern New 
Hampshire. It is not the same region as the five-county area the rest of the study uses to define Greater Boston.

 5. “Building for the Middle: Housing Greater Boston’s Workforce”. Urban Land Institute. 2016.  
http://boston.uli.org/wp-content/uploads/sites/12/2016/06/ULI-Boston-Building-for-the-Middle.pdf.

 6. Bluestone, Barry, and James Hussey. The Greater Boston Housing Report Card 2017: Ideas from the Urban Core. The Boston 
Foundation. November 2017.  https://www.tbf.org/-/media/tbf/reports-and-covers/2017/2017-housingreportcard.pdf.

 7. “America in 2015: A ULI Survey of Views on Housing, Transportation, and Community.” Urban Land Institute. May 2015. 
http://americas.uli.org/wp-content/uploads/sites/2/ULI-Documents/America-in-2015.pdf.

 8. Metro Boston, also known as the Boston MSA, is a census-defined area that includes Worcester, Nashua, NH, and  
Fall River, MA. It is not the same region as the five-county area the rest of the study uses to define Greater Boston.

 9. “Chapter 40B: The State’s Affordable Housing Law.” Citizens’ Housing and Planning Association. January, 2014.  
https://www.chapa.org/sites/default/files/2017-11/40%20B%20fact%20sheet.pdf. 

 10. Swasey, Benjamin. “Report: Greater Boston Has America’s Worst Rush-Hour Traffic.” WBUR. February 12, 2019.  
https://www.wbur.org/bostonomix/2019/02/12/boston-gridlock-congestion-rank.

 11. “Chapter 40B: The State’s Affordable Housing Law.” Citizens’ Housing and Planning Association. 

 12. Ibid.

 13. “The Use of Chapter 40R in Massachusetts: 2018 Update.” Citizens’ Housing and Planning Association, Inc. May 2018. 
https://www.chapa.org/sites/default/files/TheUseofCh40R_2018.pdf. 

 14. “Chapter 40B: The State’s Affordable Housing Law.” Citizens’ Housing and Planning Association. 

 15. Kingsley, G. Thomas, David Price, and Robin Smith. “The Impacts of Foreclosures on Families and Communities.”  
The Urban Institute. May 2009.  https://www.urban.org/sites/default/files/publication/30426/411909-The-Impacts- 
of-Foreclosures-on-Families-and-Communities.PDF.

 16. Thomas, Hannah. “Preserving Community Assets: Do Foreclosure Sales Need to Negatively Impact the Neighborhood?” 
Housing Policy Debate, 25:4, 649-683. July 2015.  https://doi.org/10.1080/10511482.2014.1003574 

Endnotes
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[ ENDNOTES ]

 17. Black, Karen, Kalima Rose, and Sarah Truehaft. “When Investors Buy Up the Neighborhood: Preventing Investor 
Ownership from Causing Neighborhood Decline.” Community Investments, 23:1, 19-33. Spring 2011.  
https://www.frbsf.org/community-development/files/CI_Treuhaft_et_al.pdf.

 18. Thomas, Hannah. “Preserving Community Assets: Do Foreclosure Sales Need to Negatively Impact the Neighborhood?” 
Housing Policy Debate, 25:4, 649-683. July 2015.  https://doi.org/10.1080/10511482.2014.1003574  

 19. Devanthéry, Julia E., and Maureen E. McDonagh. “Facing an Eviction.” MassLegalHelp. May 2017.  
https://www.masslegalhelp.org/housing/lt1-pullout-12- evictions.

 20. “The Eviction Lab.” Eviction Lab. Accessed May 08, 2019.  https://evictionlab.org/.

 21. Desmond, Matthew and Carl Gershenson. “Who Gets evicted? Assessing Individual, Neighborhood, and Network 
Factors.“Social Science Research. 62:362-377. 2016.  http://dx.doi.org/10.1016/j.ssresearch.2016.08.017.

 22. Ibid.

 23. “Protect Tenants, Prevent Homelessness.” National Law Center on Homelessness & Poverty. 2018.  
https://nlchp.org//wp-content/uploads/2018/10/ProtectTenants2018.pdf.

 24. “Homelessness in America: Overview of Data and Causes.” National Law Center on Homelessness & Poverty. 2018.

Chapter 2
 1. Information about the Housing Choice Initiative and the list of resources for municipalities can be found at “Housing 

Choice Resources” page.  https://www.mass.gov/lists/housing-choice-resources. 

 2. Dain, Amy, and Jenny Schuetz. “Housing Regulation Database: Massachusetts Municipalities.” Pioneer Institute and 
Rappaport Institute. 2005.  http://www.masshousingregulations.com/dataandreports.asp. 

 3. “Massachusetts Community Types: A Classification System Developed by the Metropolitan Area Planning Council.” 
Metropolitan Planning Council. 2008.  http://www.mapc.org/wp-content/uploads/2017/09/Massachusetts-Community-
Types-Summary-July_2008.pdf.

 4. For the purposes of this survey report multifamily means any building with three or more dwelling units, including 
townhouses. Multi-family dwelling units can be rental or condominiums. They can be in a freestanding residential 
building or part of a mixed-use building, new construction or conversion of a preexisting building.

 5. Dain, Amy. “The State of Zoning for Multi-Family Housing in Greater Boston.” Massachusetts Smart Growth Alliance,  
et al. 2019.  https://ma-smartgrowth.org/wp-content/uploads/2019/06/03/FINAL_Multi-Family_Housing_Report.pdf. 

 6. More information about by-right and special permit zoning can be found on the Massachusetts Housing Toolbox website: 
https://www.housingtoolbox.org/zoning-and-land-use/zoning-basics.

 7. The ADU bylaw information was collected beginning in September 2017 and ending in early 2019. Once the municipality’s 
zoning was surveyed, it was not checked again for changes.

 8. Commonwealth of Massachusetts. “Smart Growth/Smart Energy Toolkit Modules - Accessory Dwelling Units (ADU)”. 
Executive Office of Energy and Environmental Affairs. 2019.  https://www.mass.gov/service-details/smart-growth-smart-
energy-toolkit-modules-accessory-dwelling-units-adu. 

 9. Dain, Amy. “The State of Zoning for Accessory Dwelling Units.” Massachusetts Smart Growth Alliance and Pioneer 
Institute. 2018.  http://pioneerinstitute.org/download/the-state-of-zoning-for-accessory-dwelling-units/.

 10. “Inclusionary Zoning: Lessons Learned in Massachusetts.” National Housing Conference Affordable Housing Policy Review. 
2:1. January 2002.  https://www.planningcommunications.com/housing/nhc_massachusetts_experience.pdf. 
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 11. Grounded Solutions Network is a national nonprofit coordinating inclusionary zoning policy efforts from across  
the country. Visit  https://inclusionaryhousing.org/ for additional information

 12. Goldson, Jennifer. Municipal Affordable Housing Trust: How to Envision, Gain Support, and Utilize a Local Trust  
to Achieve Your Housing Goals. Guidebook, volume 3. Massachusetts Housing Partnership. June 2018.  
https://www.mhp.net/writable/resources/documents/MAHTGuidebook_2018.pdf. 

Chapter 3
 1. Edozie, Rita Kiki, Barbara Lewis, Shauna Lo, Trevor Mattos, Mark Melnik, Lorna Rivera, Luc Schuster, Paul Watanabe,  

Gail Waterhouse, and J. Cedric Woods. Changing Faces of Greater Boston: A Report from Boston Indicators, The Boston 
Foundation, UMass Boston and the UMass Donahue Institute. May 8, 2019.  https://www.bostonindicators.org/reports/
report-website-pages/changing-faces-of-greater-boston.

 2. Massey, Douglas S., and Jonathan Tannen. 2015. “A Research Note on Trends in Black Hypersegregation.”  
Demography, Jun; 52(3): 1025–1034.

 3. Note that the earlier study that is referenced defined the Boston-Quincy metro area to include Norfolk, Plymouth, and 
Suffolk counties, but excluded Essex and Middlesex counties.

 4. Logan, John, and Brian Stults. 2011. The Persistence of Segregation in the Metropolis: New Findings from the 2010 Census.  
https://s4.ad.brown.edu/Projects/Diversity/data/report/report2.pdf 

  See the technical appendix (http://www.tbf.org/GBHRC-2019-appendix) for these comparisons of the Boston-Quincy 
metro area with the top 50 largest metropolitan areas in 2010.

 5. Tiebout, Charles M. 1956. “A Pure Theory of Local Expenditures,” Journal of Political Economy, vol. 64, pp. 416-24.

 6. Reeves, R., E. Rodrigue, and E. Kneebone. 2016. Five Evils: Multidimensional Poverty and Race in America. Brookings 
Institution. Retrieved from:  https://www.brookings.edu/wp-content/uploads/2016/06/ReevesKneeboneRodrigue_ 
MultidimensionalPoverty_FullPaper.pdf

  Also: Rodgers, W.M.  “Understanding the Black and White Earnings Gap: Why Do African Americans Continue  
to Earn Less Despite Dramatic Gains in Education?” The American Prospect. September 2008. Retrieved from:  
https://prospect.org/article/understanding-black-white-earnings-gap

  Also: Lin, Ann Chih, and David Harris. 2008. The Colors of Poverty: Why Racial and Ethnic Disparities Persist.  
Russell Sage Foundation.

 7. To meet the racial/ethnic concentration threshold a census tract must have a non-white population of 50 percent or more 
(i.e., non-Latino whites must be in the minority). To meet the poverty threshold the tract must have the lower of 40 percent 
or more of the population living at or below the poverty line or a poverty rate that is three times the average tract rate, 
weighted by population, for the metro area/region.

 8. McArdle, Nancy. 2003. Beyond Poverty: Race and Concentrated-Poverty Neighborhoods in Metro Boston. The Civil Rights Project, 
Harvard University.  http://civilrightsproject.ucla.edu/research/metro-and-regional-inequalities/metro-boston- equity-
initiative-1/beyond-poverty-race-and-concentrated-poverty-neighborhoods-in-metro-boston/mcardle-beyond- poverty-
boston-2003.pdf

 9. McArdle, Nancy, and David Harris. 2004. More Than Money: The Spatial Mismatch Between Where Homeowners of Color  
in Metro Boston Can Afford to Live and Where They Actually Reside. The Civil Rights Project, Harvard University.  
http:// civilrightsproject.ucla.edu/research/metro-and-regional-inequalities/metro-boston-equity-initiative-1/more-
than-money-the-spatial-mismatch-between-where-homeowners-of-color-in-metro-boston-can-afford-to-live-and-where-
they-actually-reside

 10. Chetty, Raj, Nathaniel Hendren, and Lawrence Katz. 2016. “The Effects of Exposure to Better Neighborhoods on Children: 
New Evidence from the Moving to Opportunity Experiment.” American Economic Review 106(4): 855-902.
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 11. Corcoran M., and J. Matsudaira. 2005. “Is It Getting Harder to Get Ahead?” In: Settersten R.A. Jr, F.F. Furstenberg Jr, and 
R.G. Rumbaut, editors. On The Frontier of Adulthood: Theory, Research, and Public Policy. Chicago: University of Chicago Press, 
pp. 356–395.

  Also: Isaacs, J.B. 2007. “Economic Mobility of Black and White Families.” The Pew Charitable Trust/Brookings Institution. 
Washington, D.C.

  Also: Kearney, M.S. 2006. “Intergenerational Mobility for Women and Minorities in the United States.” The Future of 
Children. 16(2):37–53.

  Also: Mazumder, B. 2005. “The Apple Falls Even Closer to the Tree Than We Thought.” In Bowles, S., H. Gintis, and M. 
Osborne Groves, editors. Unequal Chances: Family Background and Economic Success. Russell Sage Foundation, New York, 
and Princeton University Press, Princeton, N.J.

 12. Hardaway, Cecily R., and Vonnie C. Mcloyd. 2009. “Escaping Poverty and Securing Middle Class Status: How Race and 
Socioeconomic Status Shape Mobility Prospects for African Americans during the Transition to Adulthood.” Journal of 
Youth Adolescence. Feb; 38(2): 242–256.

 13. Chetty, Raj, and Nathaniel Hendren. 2015. “The Impacts of Neighborhoods on Intergenerational Mobility: Childhood 
Exposure Effects and County-Level Estimates.” National Bureau of Economic Research.  https://www.nber.org/papers/
w23001

 14. Gourevitch, Ruth, Solomon Greene, and Rolf Pendall. 2018. “Place and Opportunity: Using Federal Fair Housing Data  
to Examine Opportunity across US Regions and Populations.” Urban Institute.

 15. Easterly, William. 2009. “Empirics of Strategic Interdependence: The Case of the Racial TippingPoint.”  
B.E. Journal of Macroeconomics. vol. 9, pp. 1-33.

  Also: Card, David, Alexandre Mas, and Jesse Rothstein. 2008. “Tipping and the Dynamics of Segregation.”  
Quarterly Journal of Political Economy, vol. 1 107 pp. 177–218.

  Also: Glaeser, Edward L., and Jacob Vigdor. 2001. Racial Segregation in the 2000 Census: Promising News. Brookings 
Institution, Center on Urban and Metropolitan Policy. Washington, D.C.

  Also: Cutler David M., Edward L. Glaeser, and Jacob Vigdor. 1999. “The Rise and Decline of the American Ghetto.”  
Journal of Political Economy, vol. 1 107 pp. 445–450.

  Also: Massey, Douglas S., and Nancy A. Denton. 1993. American Apartheid: Segregation and the Making of the Underclass. 
Harvard University Press. Cambridge, Mass.

 16. Rothwell, Jonathan, and Douglas S. Massey. 2009. ‘‘The Effect of Density Zoning on Racial Segregation in U.S. Urban 
Areas.’’ Urban Affairs Review 44:799–806.

  Also: Pendall, Rolf. 2000. ‘‘Local Land-Use Regulation and the Chain of Exclusion.’’ Journal of the American Planning 
Association 66:125–42.

 17. Downs, Anthony. 1973. Opening Up the Suburbs. New Haven, CT: Yale University Press.

  Also: Fischel, William A. 1985. The Economics of Zoning Laws: A Property Rights Approach to American Land Use Controls. 
Baltimore, MD: Johns Hopkins University Press.

 18. Rothwell, Jonathan. 2011. American Law and Economics Review, Volume 13, Issue 1, Spring, Pages 290–358.

 19. Ressenger, Matthew. 2013. “The Impact of Land Use Regulation on Racial Segregation: Evidence from Massachusetts 
Zoning Borders.” Harvard University, unpublished manuscript.

 20. Badger, Emily, Quoctrung Bui, and Robert Gebeloff. 2019. “The Neighborhood Is Mostly Black. The Home Buyers  
Are Mostly White.” The Upshot, The New York Times, April 27, 2019.  https://www.nytimes.com/interactive/2019/04/27/ 
upshot/diversity-housing-maps-raleigh-gentrification.html
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 21. Note that we measure subsidized housing using the gap between the 10 percent threshold required by Chapter 40B  
and the municipality’s actual subsidized housing inventory (SHI) percentage.

 22. Please see the technical appendix (http://www.tbf.org/GBHRC-2019-appendix) for these results.

 23. See the technical appendix  for the regression coefficients and the test of statistical significance.

 24. See the technical appendix for results showing the relationship between the share of the population that is white  
and housing production.

 25. See the technical appendix for the regression coefficients and the test of statistical significance.

 26. Please see the technical appendix (http://www.tbf.org/GBHRC-2019-appendix) for these data.

Conclusion
 1. Rothstein, Richard. 2017. The Color of Law. New York: Liveright Publishing Corporation. 

  Also: Trounstine, Jessica. 2018. Segregation by Design. Cambridge: Cambridge University Press.




