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Agenda
• WELCOME & INTRODUCTIONS

RACHEL HELLER, CHAPA 

• RECAP OF PRIOR DISCUSSIONS
SONI GUPTA, THE BOSTON FOUNDATION

• PANEL: HEALTHCARE AND HOUSING
MODERATOR: MEGAN SANDEL, BOSTON MEDICAL CENTER

• PANEL: CROSS-SECTOR COLLABORATION
MODERATOR: KAREN KELLEHER, LISC

• FACILITATED GROUP DISCUSSION



The Affordable Housing Crisis
Next Level Housing Solutions

Next Level Housing Solutions is a call to action to Massachusetts 
leaders to take our responses to the housing crisis to the next level. 
The crisis is multi-dimensional and requires creative cross-sector 
collaboration and cross-sector solutions. We know that it will get worse 
if we continue to do what we are doing now.

Next Level Housing Solutions 
Discussion Series
July 2019 – February 2020

Tackling Income Inequality and Driving 
Racial Equity – July 17

Creative Policy Solutions – July 30

Creative Financing Solutions – Sept. 10

Aligning Leaders and Solutions Across 
Sectors – Oct. 28

Building Urgency and Political Will –
Dec. 4

Next Level Housing Symposium –
Feb. 6, 2020



Housing production has sharply declined in Massachusetts 
despite increases in population and employment

Data from 
U.S. Census 
Bureau, 
Building 
Permit 
Survey. 
Multifamily is 
defined as a 
structure with 
2+ units.
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Without adding any more jobs or people the state has a housing 
supply gap of 39,000 units, heavily concentrated in metro Boston.



Nearly twenty percent of households are severely cost-burdened 
and not receiving housing assistance.

Source: CHAS/HUD, 2010-2014
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Two major drivers behind housing supply gap

ABOVE-AVERAGE
CONSTRUCTION 
COST
Cost per square foot to 
build multifamily housing in 
metro Boston is about 20 
percent above national 
average (RS Means data)

HYPER-LOCAL 
LAND USE 
REGULATION
Massachusetts has some 
of the smallest zoning 
jurisdictions in the U.S. 
Most states regulate land 
use at the county or 
regional level

More than 50% of the 
multifamily units permitted over 
the last 5 years were in just 
5 cities and towns: Boston, 
Cambridge, Chelsea, Everett 
and Watertown.

Meanwhile more than half of 
the cities and towns in 
Massachusetts (177 of 351) did 
not permit any multifamily 
housing in the past decade

Few Localities Work to Solve It



Strong economic growth & unmet housing demand is displacing Boston 
households of color 

Source: Census Bureau data mapped by The New York Times



Black and Latino homeownership rates are much lower than White 
homeownership rates. 

Income Inequality Median Net Worth In Boston

White Households Black Households

$247,500 $8

Source:  Federal Reserve Bank of Boston

Boston was recently 
ranked 7th nationally for 
income inequality (down 
a bit from #1 in 2014)
Source:  Brookings Institution

This puts MA 49th in the nation.
It contributes to persistent Income 
inequality and racial wealth gaps 
that are also among the highest in 
the nation.

Racial Homeownership Gap



Home purchases by minorities are extremely concentrated by race 

Analysis of 2017 Home Mortgage Disclosure Act data by Mass. Community & Banking Council



Next Level Housing Solutions

Tackling 
Income 
Inequality and 
Driving Racial 
Equity

July 17, 2019



https://www.storybasedstrategy.org/the-4th-box/

Slides by the Interaction Institute for Social Change (IISC)

Next Level Housing Solutions Discussion, July 17, 2019
Tackling Income Inequality and Driving Racial Equity 



Slides from Exclusionary Zoning Through the Lens of Fair Housing by Shelly Goehring, Massachusetts Housing Partnership

Next Level Housing Solutions Discussion, July 17, 2019
Tackling Income Inequality and Driving Racial Equity 



Slides from Exclusionary Zoning Through the Lens of Fair Housing by Shelly Goehring, Massachusetts Housing Partnership

Next Level Housing Solutions Discussion, July 17, 2019
Tackling Income Inequality and Driving Racial Equity 



Discussion Groups

Asset & Wealth 
Building Homeownership

Zoning Reform Eviction 
Prevention

Next Level Housing Solutions Discussion, July 17, 2019
Tackling Income Inequality and Driving Racial Equity 



Next Level Housing Solutions

Creative Policy 
Solutions

July 30, 2019



Housing Policy Landscape
• Production: We need to produce more homes and more 

homes that are affordable to people with extremely low, very 
low, moderate, and middle incomes.

• Preservation: We need to preserve the affordable housing 
we have AND preserve the ability of people to stay in the 
neighborhoods where they have lived and built community.

• Planning: We need to plan for and allow more diversity in 
our housing stock. 

• Prosperity: Everyone should have a safe, healthy, 
affordable home and opportunities to prosper.



Housing Policy Landscape: Production
Multifamily 

Housing Production 
Removing Barriers 

to Production
Investing in 

Affordable Housing
• Housing Production 

Legislation requiring 
multifamily zoning and 
affordability goals

• Public Housing 
Redevelopment –
public private 
partnerships to add 
mixed income housing

• Governor’s Housing 
Choice: reducing voting 
threshold for housing-
related best practices in 
zoning & reducing 
special permit 
threshold for mixed-use 
& TOD affordable 
housing developments

• Transfer Tax: allow 
municipalities to assess 
fees between .5% to 6% 
of the purchase price of 
properties 

• Deeds Excise Tax: 
Increase deeds excise for 
climate resiliency and 
affordable housing

• Rental Assistance

ü Community Preservation 
Act



Housing Policy Landscape: Preservation
Rental Assistance & 
Operating Support

Tenant Protections 
&

Anti-displacement

Improving Housing 
Conditions

• Massachusetts 
Rental Voucher 
Program (MRVP)

• Alternative Housing 
Voucher Program

• Public Housing

• Right to Counsel

• Right to Purchase

• No Fault Evictions 
for Seniors

• Rent Arrearage 
Program

• Rent Control

• Land Trusts

• Lead Poisoning 
Prevention

• Neighborhood 
Stabilization Act



Housing Policy Landscape: Planning
Undoing Zoning 

Barriers
Tools for 

Homeowners
Transit Oriented 

Development

• Housing Choice

• Housing Production 
legislation

• Exclusionary Zoning

• Accessory Dwelling 
Units

• Reducing Parking 
Requirements

• MBTA-owned land



Housing Policy Landscape: Prosperity
Addressing Cliff 

Effects
Asset Building Access to Affordable 

Housing & 
Assistance• System Coordination 

to Improve Access to 
Services

• Impact study for 
minimum wage 
increases on cliff 
effects

ü Lift the Cap on Kids

• Homeownership 

• Addressing racial 
homeownership gap

• Eviction Record 
Sealing

• Streamlining SNAP 
applications through 
MassHealth

• Increase Welfare 
Benefits

• Data Transparency



Next Level Housing Solutions

Creative
Financing
Solutions

September 10, 2019



The market is not producing the housing we need.

Cost to Build 
& Operate 
Housing

The Rents or 
Home Prices 
Residents 
Can Pay

Financing

<>

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions



23

Catalyze 
Scaled 

Response

Seize 
Market 

Opportunity
Focus on 
Priorities

Fill Capital 
GapsTake RiskProvide 

Subsidy

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions

Financing solutions that address the housing crisis may do one or more of these.
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Provide 
Subsidy

Full 
Subsidy

No Repayment 
Expected

No Interest or 
Return

Grants
Tax Credits

Public or Private

Subsidy 
With 

Recapture

Repayment 
Deferred/Linked 
to  Conditions or 

Ability to Pay

May Require 
Modest Interest

“Soft Debt”
Forgivable Loan

Incremental 
Subsidy

Repayment 
Expected

Below-Market 
Interest or 

Return 
Below-Market 

Financing

No Subsidy Repayment 
Expected

Market Interest 
or Return

Market-Rate 
Financing

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions

Greatest 
Impact

Least 
Impact



1. asdfdsf
Acquisition 

and/or
Predevelopment 

Period

Construction
Period

Permanent or 
Occupancy 

Period

• Lowest Risk
• Stable occupancy required
• Limited market risk due to scarcity 

of affordable units
• Longest Term (17-40 years)

• Risks:  unexpected conditions, cost overruns and lease-up
• Permitting and financing risk eliminated at closing
• Term is typically 18-30 month period
• 10% contingency, payment and performance bonds typical
• Typically repaid upon completion, lease-up and stabilization

• Risks:  permitting, financing and feasibility
• Need to wait in line for State and local subsidy
• 2-5 Year Term, determined by development process
• Typically repaid upon closing of construction financing

Take 
Risk

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions
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Focus 
on 

Priorities

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions

• Priority:  Fight Displacement of Residents in High Cost Markets
Financing Strategy:   Acquisition Opportunities Program (Boston)
Financing Strategy:   100 Homes Program (Somerville)

• Priority:   Healthy Communities
Financing Strategy:  Healthy Neighborhoods Equity  Fund
(MHIC and CLF)

• Priority:   Middle Income Housing
Financing Strategy:  Workforce Housing Program (MassHousing)

• Priority:   Green & Healthy Housing
Financing Strategy:  Green & Healthy Housing Financing Incentives (MHP)
Financing Strategy:  Grants for Energy & Resiliency Audits (LISC)

• Priority:   Small Projects
Financing Strategy:  Community Scale Program (DHCD and MassHousing)

What should our 
priorities be?



Fill 
Capital 
Gaps

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions

Healthy Neighborhoods Equity Fund
MHIC and CLF’s $22 million equity fund seeks to drive 
design, operation and practices that contribute to 
community health and to provide low-cost, patient equity 
for mixed-income, mixed-use development near transit.   
Public grant and philanthropic investments funds provide a 
top loss reserve, reducing risk for private institutional and 
high net worth investors.

What other capital 
gaps need filling?

Focus on 
Priorities

Take 
Risk

Seize 
Market 

Opportunity
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Seize 
Market 

Opportunity

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions

40B and Inclusionary Zoning Programs
These regulatory programs essentially capture market value to subsidize affordable 
housing.   Are we optimizing them?   Are we leaving other value on the table?

What market 
opportunities and 
challenges are on 
the horizon?

Naturally Occurring Affordable Housing
Some markets prioritize the purchase of “naturally occurring affordable housing” to 
preserve affordability long term.   It’s tough in high cost markets, but may be cheaper 
than preservation.  Can low-cost private capital pair with  subsidy to make it possible?

Financing 40T and TOPA Acquisitions
Massachusetts’s Chapter 40T and the District of Columbia’s Tenant Opportunities to 
Purchase Act provide opportunities to purchase properties for preservation as 
affordable housing. Access to creative financing (and subsidy) is critical.

Sustaining Supportive Services?  
If supportive services drive better health outcomes, how can we leverage the health 
care industry’s interest in savings to expand sustainable funding for them?



Potential Housing Tools

1.
Affordable 
Transit-Oriented 
Housing
Product?

2.
Healthy
Housing
Product?

3.
Neighborhood
Stabilization  
Product?

4.
Homeownership 
Product?

5.
Workforce 
Housing  or 
NOAH
Product?

6.
Grant Pool for 
Policy and 
Impact 
Initiatives

What creative financing 
strategies and priorities might a 
catalytic housing strategy 
include in Massachusetts?  

Next Level Housing Solutions Discussion, Sept 10, 2019
Creative Financing Solutions

Catalyze 
Scaled 

Response

How can we leverage maximum impact?  
What market trends should we anticipate?



How can I take my Response to the Next Level?

Join the discussions.
Contribute your ideas.

Invite others to join us.
Share what you learn.

#nextlevelhousingsolutions
nextlevelhousing@lisc.org

bit.ly/nextlevelhousingsolutions

Aligning Leaders and Solutions Across Sectors

Next Level Housing Solutions 
Discussion Series
July 2019 – February 2020

Tackling Income Inequality and Driving 
Racial Equity – July 17

Creative Policy Solutions – July 30

Creative Financing Solutions – Sept. 10

Aligning Leaders and Solutions Across 
Sectors – Oct. 28

Building Urgency and Political Will –
Dec. 4

Next Level Housing Symposium –
Feb. 6, 2020

mailto:nextlevelhousing@lisc.org


Next Level Housing Solutions

Aligning Leaders 
and Solutions 
Across Sectors

October 28, 2019



Healthcare on Housing
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Moderator: Megan Sandel, Boston Medical Center

Aligning Leaders and Solutions Across Sectors



Partnerships for Housing Policy
Principles for Healthy and Affordable Housing

Aligning Leaders and Solutions Across Sectors

https://mapublichealth.org/housing-policy-partnerships

Massachusetts Public Health Association

https://mapublichealth.org/housing-policy-partnerships


Cross-Sector Collaboration

34

Moderator: Karen Kelleher, LISC

Aligning Leaders and Solutions Across Sectors



How can I take My Response to the Next Level?

Join the discussions.
Contribute your ideas.

Invite others to join us.
Share what you learn.

#nextlevelhousingsolutions
nextlevelhousing@lisc.org

bit.ly/nextlevelhousingsolutions

Aligning Leaders and Solutions Across Sectors

Next Level Housing Solutions 
Discussion Series
July 2019 – February 2020

Tackling Income Inequality and Driving 
Racial Equity – July 17

Creative Policy Solutions – July 30

Creative Financing Solutions – Sept. 10

Aligning Leaders and Solutions Across 
Sectors – Oct. 28

Building Urgency and Political Will –
Dec. 4

Next Level Housing Symposium –
Feb. 6, 2020

mailto:nextlevelhousing@lisc.org

