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Executive Summar vy

The Green LinExtension through the City of Someniiledramatically improve transit mobility for

both residentand businesses. A trip to Boston that currently requires multiple transfers and modes will
soon be possdddte rwiidend ao roiogthme, inGaasing the dorivenience o a v
transit, and reducing auto reliance. New growth attracted to the Green Line corridor by this improved
accessibility may expand housing opportunities, increase ridership and fare revenue, and bolster
municipal finansewith new tax revenue. However, previous experience in Somerville and across the
country suggests that the creation of new transit service may result in unintended negative
consequences if rising rents and land valaasehe displacement of loand mocrate-income
residentsSpecifically, éected households may relocate to {assessible areas where housing prices

are lower but transportation costs are higher, #msl movemerwf transitdependent populations

away from areas near statiomsay resulin lowerthananticipated ridership levelsurthermore,

wi despread displacement would profoundly dama

It is also clear that the development and housing
trends that contribute to these outcomes begin befc
constuction even commencds a dty like Somerville,
these trendmay beinfluenced bymany forcesn
addition to thenew transitine As a result, policies
designed to counter the potential displacement effe
of new transit must also be put in place wefbre

the transit service begins, and should anticipate the &&
the pace of real estate activityill only accelerate as
the initiation of service approaches.

The Metropolitan Area Planning Council (MAPC) prepared this analysis in partnership jtfthe C
Somerville, Somerville Community Corporation, Somerville Transportation Equity Pdftresrdkipf

the Community Path, and Massachusetts Smart Growth Adidluceinate the magnitude of

displacement risk associated with the Green Line extension (GLX) in order to help focus action on the
strategies with the best potential to mitigate that risk. The rémtprovides a baseline analysis
establishing theuerent demographic and residential context into which the GLX is being introduced.
The report thefocuses on four mechanisms by which displacement can occur, and estimates the
magnitude of displacement potential from each based on development patteongpiarable
neighborhoods. Mappendixsupplements this analysis wligails on modeling assumptions and
calculations.

Our analysis suggests thagher rentatosts ané shift from rental properties to condominiwntis
occur in the GLX corridor ovletnextten to fifteenyears. Interventions to mitigate the impacts of
those changes on vulnerable populations are likely to have the greatest impact before the GLX is
completed, and therefore must remain a primary focus for the next five years or more.

The Dimensions of Displacenddf¢bruary 11, 2014 1



Key Findings

T I'ncreased overall housing production is c¢cri
MAPC&s popul ation and housing demand proj ec:
units in the City of Somerville from 2010 t8@0and as many a8,000 units over the same
period. Of this demand, about 35% of new units will be needed forilmeme households, and
the balance will be markette. If production lags substantially behind demand, prices may rise
even more dramaticallthan they have over the past ten years, with the greatest pressubpy felt
low- and moderateincome households.

1 Increases in residential rents near new transit stations pose the greatest risk of displacement.
Transiinduced rent increases are projectede highest around Ball Square, College Avenue,
Route 16, Union Square, and Washington Street, where monthly rents could increase more than
25% and as much as 67%. Overall, we expect that 700 to 800 lawesme renter households
will be forced to dedicat over 30% of their income to housing ¢@std conditions will worsen
for the 3,600 lowefincome renters in the GLX corridor who are already housinguwdsined.

1 Condominium conversion presents substantial risk of displacement in some station ata&s,
less so in othersConversion of singtevner twe and threefamily lomes to condominiums may
impact as many as 47&nter households currently occupying those structures, with the greatest
number of atisk units in the Gilman Square, Washington Saed Union Square station areas.

T Nearly one t weddsifnatddafforflable howesingcunits grédas risk of losing their
affordability restrictions by 20201n the City of Somervillthere are272 subsidized rental
apartments that could be camted to marketrate housingpefore 2020,8 . 4 % of t he <ci
stock ofdesignatedaffordable units. Unfortunately, nearly all of these units with expiring
affordability restrictions arén GLX station areashere theywill face great pressure for
corversion to market rentéreal estate conditioriseat up significantlwith GLX constructidhe
prospect of convertingxpiringunits to market rate will be even more entittagwners

1 Windfall increases in residential property values are likely tave a limited impact on tax
bills or municipal tax receiptsAverage property values within walking distance of new T
stationsnay increasd 6% to 25% following the introduction of trangitis possible thatfeected
owners could sdacreases in theannual property tax bilin the range of$540 to $870,
equivalent to less than 2% of the annual income for most of the 2,006ihmaBTe homeowners
in SomervileHowe ver , state |l aw | imits the annual i
commercial development following the introduction of transit may help to stabilize the tax base.
Both factors wilielpdetermine the ultimate change in tax rates and ragen

1 Somervillé kighly mobile and increasingly diversgopulation could change rapidly even
without displacementOne in six Somerville residents moved to the city within the pasagdar,
through this turnover the city continues to become moreyraosdhitthnically diverséf the
characteristics of those newcomers change substantially, they could swiftly change the face of the
city even if outmigration remains unchangretteasedousing displacement would make that
demographic transformati@venmore rapid.

The Dimensions of Displacenddf¢bruary 11, 2014 2



In addition to the analysis summarized abtivis report also presents a set of indicators that can be

used to track how the City of Somerville and the GLX station areas change over the next decades as
the new transit service becomes ategli. The i ndicators measure the
housing cost burden, auto ownership and usage, and livability. Most significantly, we present for the
first time a set of indators that seeks to distingustweennatural housing turnovand the

displacementof householdthat wish to remain in Somervilleitcan no longer afford to do so. These
indicators can be tracked over time, in some cases on an annual basis, to help adjust public policies o
identify where additionainterventionare necessary.

MAPC will continue to work with community partners to help implement strategies to prevent and
mitigate displacemenfThe agency hasataloguedthese strategiei a series of reports on
Managing Neighborhood Change, availabletdtp://www.mapc.org/neighborhoodhange
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Introduction

The benefits of convenient and reliable pulsfinsportation are well documented. Access to high

quality public transportatiGnservices that areonnected, frequerdnd reliablefi encourages

walkable, mixeduse development, generates investment in neighborhoods, and connects residents to
employment opgrtunities throughout a region. Employment access is particularly important in the
Boston region, where 37% of jobs are located adjacent to T statammsarea that comprises only 5%

of t he r eg il DhaGreen Line Exdension (&laX) into Somandllsledford, expected to

open in2017, will likely extend these benefits to neighborhoods and residents currently served only
by conventional MBTA bus service.

Profound changes wallmost certainljollow the introduction of new rail service in the GLX corridor.
Improved access, upgraded streetscapes, and new development will make Somerville more attractive
to a greater number of people, thereby increa
Housing pices will ris@n average as a consequence of this additional demand on the housing supply
alone Since housing turnover in Somerville is high (16% of residents lived in a different city or town a
year ago)?2 the demographic makeup of the corridor mayrngerapidly if people moving out are
increasingly replaced by higher income households. This effect will be accelerated if rising rents and
property taxes in the corridor put pressure on leimeome residents who would otherwise prefer to
remain in theihome8 pressure that could result in a move to elsewhere in Somerville, or out of the
city altogether. With its many new stations in a relatively small community, the GLXprojedor

can be expected to affect land use and demographics in the citalaver

Real estate trends that make it harder forJmwome households to move to or stay in Somesuille

be cause for concern for several reasons. First, community engagement to date has demonstrated tha
the Somerville community values, and wish@sderve, its demographic and socioeconomic diversity.
Second, research demonstrates that having access to a range of transportation options helps people
manage their transportation costmd displaced households may be forced to relocate to areas

withou such options. The househtbidstend to face the highest risk of displacement are those with

lower incomeshat can least affordto havelimited transportationptions. Finally, the success of a

transit system requires that it be ubgda loyal setd 0 ¢ o r,0éut thasaridarsgo use public

transit most often for most kinds of trips are, again, precisely those who tend to face the highest risk of
displacement.Taking measures to mitigate displacement, in addition to measures to encourage
highe-income individuals to rely on transit for more trips, therefore contributes to peak-ppdloff
ridership This in turn helps maximize local economic and congesigbienefits, global

environmental benefits, and the financial sustainability clettvice itself.

The Somerville communityds experience with Da
housing in the surrounding neighborhood following the opening of the new T station led to rapid
increases in housing coBiscause of theéearth ofadequate measures to mitigate displacement, the
demographic makeup of the neighborhood changed quickly and dramatically. Median household

1 See MAPC 2012.

2 ACS 20072011, statistic reflects population over one year old.
3 Seewww.locationaffordability.infand www.htaindex.cnt.org

4 See Pollack et al, 2010.
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income in the neighborhood changed f&8%,000 in 1990 to $56,000 in 2000, anincrease 060%.

For comparisn, the median income for the city overall only increased 43% over the same time

perioc®. Currently the median income of the tracts around Davis Square ranges from $82,000 to
$92,000 dollars, wike the median income for the citg a wholes only $64,00. Property values

and rents in th®avis Square area experienced outsized increases as welhsamdesultthe station

area is more exclusive than the balance of the Thg. community missed dipg@ortunity to take

measures that would have extended the benefits of thestai@nto a broader mix of existing

residents, while at the same time ensuring the new stations remain accessible to the core riders it mos
needs.

As many cities across #teuntry enjoy growing populations for the first time in decades, and as transit
service in some of those cities expands to meet growing needs, conikersioeservillare

learning how best to manage expected neighborhood change through policiestimataediversity

of price points for residents of all income levels. A better understanding of the housing opportunities
and challenges in arsdargeted fora new transit investmenfagindational tahe development of
appropriate policies, and the estidhment of ways to track progress. This report is intended to assist
Somerville decision makers and other stakeholders in that process.

The analysis examines the effect that the GLX will have on current residents of Somerville, focusing ol
displacenent rgks folowerincome residents in the corridor. We begin by looking at demographic

and socioeconomic trends: how income levels, educational attainment, citizenship status, and race are
changing. These trends provide a baseline against whicksp¥stondibns can be compared. We

analyze the most likely mechanisms through which current residents could be displaced: through rent
increases, condominium conversions, the loss of subsidized housing units, and property tax increases
We forecast the increase iants and property values around proposed GLX stations, and use data on
current income and housing costs to estimate the number of renters and homeowners who may becor
burdened with high housing costs in comparison to their incoras kevesult of th&LX. We also

estimate the number of condominium conversions that might take place, and provide data on the
number and location of rengstricted units that might to revert to maiiate rents due to deed

restrictions that are set to expire in the nemnt. A companiomeport then proposes a set of

indicators that could be used to track neighborhood change in ways that maintain focus on
displacement mitigation.

5 Reconnecting America Center for Tradsénted Development, 2008
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What is a Walkshed?

A key concept used in this analysis i s tah
half-milewalking distance of a T station, taking into account the netwsittesfalksand other
pedestrian througlvays. A walkshed is therefore nosianplecirclewith a halfmile radiusbut an
irregular shape whose precise contour depends on the looapedestrian routes. The walkshed
around a particular T station is referred to by the name of the T station, e.g. the Lowell Streg
walkshedand ae drawn so that they do not overlap (locations within arhad# of two stations

are assigned to the station thatisclgseo mer vi | | eds st at

i on wal

4, 200 househol ds represénhthe wakéheds foval statiendradodgdhe GLX.

The magelowshows all Somerville station walksheds.

Miles
0 0.25 0.5 1
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RTE 16 (GLX) b)’ MBTA Line & Station
AN STATION WALKSHEDS
\\.
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Data Sources: MAPC Analysis, MassGIS CENTRAL
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Community Context

A City of Renters

In Somerville, fully twihirds (67%) of households are renteesrly half of whom(44%) experience
housing cogturden meaninghatthey paymore thar80% of theirgross householdcome on housing
expense$. Thisneans thaalmost9,000 households, orthird of the cityis housing cebtirdened
even before the first yard of GLX track has been Ididecurrent burden of high area hsing costs is
even more pressing for marof those 900 costburdened households, hply more than 50% of
theirincomeonhousing expenseshich the U.S. Department of Housing and Urban Development
(HUD) defines assevere cost burden

The distribtion of cosburdenedrenterhouseholds is uneven, however. As sholachdrt below

the stationwalksheds with the largenumber of codbturdened households Somervillare those

around theGilmanSquare Davis, andVashingtorStreetstations, which together are homever
3,000costbur dened househol ds. Tlargestpropostiarbficosthueddned d o n G
household$iowever. Aat distinction belongs tiee CollegeAvenue SullivarSquare and Route 16
walkshedgielatively small areas in terms of populatiainichnonethelessontainmore than 860

(10%)o f S o mbauseholdsbrnsides=d to be housikegstburdened

Renter Housing Cost Burden By Household Income
by 1/2 Mile MBTA Walkshed

®Lower Income, Cost Burdened »Lower Income, Mot Cost Burdened

" Higher Income, Cost Burdened BHigher Income, Mot Cost Burdened

20
1,294
3,141 B g ¢48
I I | I 784 I I I I I

Rt1& College Ball Lowell Gilman Washington  Union Davis Porter Sullivan Outside  Somerville
Walkshed  Total

100%

90%

80%

~0

70%

60%

50%

40%

30%

20%

10%

0%

Data Source: American Community Survey 2007-2011 5-Year Estimates

6 See ACS 2003 2011, table B25070.
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Housing cost burdemparticularly troubling for logv-income householaghichhavelessflexibility in

their budgetgo cover other basicneedsn d ab s or b | i (Foe @ugposesofrthisiamalgse,n c i
we define Ol ower incomed as 7500 per yeh)d Labkingf an
ateachofSo mer vi | Iwaliskedshdivisiually asiwellrmsat the spaces in betwedar those

oout si de,weset thah)ltaestthuidened households are overwhelmingly lemesmeb) a

large to very large sharef lowerincome households in each area istlmastened; anct) higher

income householoseach areaare overwhelminglpothousing codturdened. Furthermoreensus
datashowa cl ear di sparity i n hous e handownefoctupiedne b et
householdsnedian household incofioe owneroccu@antsis $89,20 while the mediarenter
householéarns$53,200.2 We begin to see, therefore, that the threat of Gie¥ated displacement is

|l i kely to have the greatest 1 mpact on Somer vi

A closer look at renter households is provigiedhe nap on the following pagedt shows the
distribution of codturdened lowerincomeaenter householdé/hile 45% of renters overall are cost
burdened, the figure is approximatel% for these lowr-income householdisdeed, the inability to
find affordable housing is almost uniquely a challenge at the lower end of the seaim@6% of
costburdened renters are low@ncome householdisall but twocensusractsin Somervillanore
than half of renter householaie costburdened and intwo tractsthe sharasnearly 80%. Tracts
withmore renterin general tend to also have tigeeatest number of ceburdened rentersFor
example, see th&acts bordering-B3, theSpring Hill neighborhodaketween Gilman anddrter
Squaresand West Somerville near Tufts Univertether these tracts comprise half of all the €ost
burdened lowr-income renters in the cit¢learly the strain of housing cost burdens is that much
greater for a household earning closer to thedian for renter households in Somerdis8,231 per
year).

7 HUD defines annual Low Income Limits based on a threshold of 80% of the area median hocs®lediarivarious

household sizes. For g8rson household in Somerville, the limit was $60,650 in 2011. The average household size in
Somerville is 2.3 regardless of tenure, and the closest comparable income category in ACS data, on which much of this
analysis is based, is $75,000lur def i ni ti on of ol ower incomeédé is theref
as a result our methodway slightly overstate theumbepf cost burdened Low Income households (by including some
costburdened mderate income households in the count) while slightly underestimattgdheost burden (since the

rate of cost burden is slightly lower for those moderate income households.) .

8 Source: ACS 2003 2011, table B25119.
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T

At this junctureve examine whether and hdke largestudent population in Somerville may affect
interpretation of thesdata. A concentration of students in a particular neighborhood or small town

can affect socioeconomic data because students typically have very little income to report.
Furthermore, if the studentsd housi ngdentloasst s a
studentsd reported housing cost sUnfortonatelyldataar o u
limitations prevent us from removing students from the analysis of household income and housing cos
burden.We attempt, then, to assess the dsgto which the data may misrepresent housing cost

burdens due to the presence of the student population.

Tufts University straddles the SomerMielford line and it$,000-strongstudent population is a
significanpresence in Somervill&hird- and fourthyear undergraduates are allowed to live off
campusand many choose apartmeitghe areas arounthe College Avaue Ball Square and Davis
Square stations. There are also a number of graduate students asadimisof whom choose to

reside in Someille, as well astudents who attermther area schooishilelivingin SomervilleThe
influenceof the Tufts undergraduate population can be seen clearly on the map below, which shows

The Dimensions of Displacenddrebruary 11, 2014 9



the student share of population in Somervilleamgus tractThecensus tract where the Tufts campus

is located, at upper left, has by far the highest concentration of students at 57%. The student share of
population in the city overall is 10%hile incensus tracslong the GLX corriddhe share varies

from 1% to10% of the population, i.e. at or below the city average.

In the trachearestTuftsUniversitythe high proportion of students in the residential populatiay

well skew income data downwaethd overstate the prevalence of housing-bastiened howholds
but present less bias along the GLX as far as Lowell Segtending on what efforts are pursued to
mitigate displacement along the GLX corridor, it magobeenecessary to evaluateis area further

to refine the estimates of housing cost buled, more broadly, to ensure that resources are
appropriately expended to benefit target households in Somerville as a whole.

9 Reflects individuals abovedke years of age.
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