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protection, residential energy efficiency, and health and safety should be updated to
meet their objectives while minimizing costs and delays in housing production.

The Commission’s task has been to critically assess the state and local laws,
regulations, codes, and practices that hinder the production of high-quality, higher-
density housing at a reasonable cost. Building on recent, significant state actions,
the Commission’s recommendations focus on eliminating legal, regulatory, and other
systemic barriers while upholding environmental protections, building safety
requirements, and municipal roles in housing decisions.

By implementing the Commission’s recommendations, Massachusetts can unlock a
new era of housing production, expanding opportunities for residents, fostering
economic growth, and enhancing the quality of life across the Commonwealth.
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Understanding the Housing Crisis in
Massachusetts

From the 1960s through the 1980s, Massachusetts produced an average of nearly
30,000 units of housing each year, enough to keep up with a rising population. From
the 1990s onward, housing production fell by half, failing to meet rising demand for
either single or multifamily homes. The modest recovery in the 2010s was followed
by a significant fall in production during and after COVID.
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As aresult, housing prices have risen faster than inflation, and faster than incomes
for most residents. Today, Massachusetts has among the highest home values in the
country.” Over the past five years, the median sales price for a home in the
Commonwealth has increased by more than 50%, escalating a growing problem into
an acute affordability crisis.”®

The low supply and high cost of housing have major impacts on the citizens of
Massachusetts. For most households, rent and mortgage payments represent the
largest share of monthly expenses. These high housing costs have positioned the
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Commonwealth as a high-cost state and undermined its appeal to attract and retain
residents. Home equity is the single largest source of wealth for most families, yet
homeownership in Massachusetts has grown progressively less attainable. Today, a
household needs to be earning upwards of $215,000 to afford a median-priced
home in Eastern Massachusetts.™

. | husetts
Massac 0“/ i

The high cost of home ownership, along with longstanding exclusionary zoning
policies, reinforces economic and racial segregation. The average Black or Hispanic
family can afford to buy a home in only 4% of Massachusetts census tracts.?° The
average White family can afford a home in just 22% of census tracts.?

For the state’s businesses, the high cost of housing makes employment less
attractive, drives up the wages necessary to attract and retain talented employees,
and raises the cost of doing business. In a recent survey conducted by the
Massachusetts Business Roundtable, more than 80% of members reported that high
housing and living costs were likely to impact their decisions on whether to grow or
shrink their presence in Massachusetts.??

The environment also suffers from the pattern of low-density, single-family homes
spread across the suburban and exurban landscape. This sprawl fuels reliance on
automobile use and increases traffic, air and water pollution, and infrastructure and
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other development costs. It also consumes an excessive amount of land and natural
resources, making it harder to achieve land conservation and climate change
mitigation and resiliency goals.

One of the most significant drivers of Massachusetts’ housing crisis is the low
allowable density (housing units per acre) for new housing development. Zoning
regulations that favor large single-family homes, along with environmental and other
regulatory constraints on multifamily housing construction, have become the most
significant contributors to the housing affordability crisis. These barriers drive up
production costs and severely limit the ability to build sufficient multifamily housing
and single-family “starter homes” to meet demand.

This Commission is not the first
to note that zoning regulations,
building codes, and
environmental regulations can
create major barriers to multi-
family housing in
Massachusetts. Nor has the
current Administration been
idle in addressing this
challenge. As this report notes,
the current crisis has spurred
the Administration to take bold
and unprecedented action through the signing of the monumental Affordable Homes
Act, establishment of the Commonwealth’s first comprehensive statewide housing
plan, implementation of the MBTA Communities Act, and more. However, without
further steps to eliminate additional barriers to housing production, even the boldest
reforms and historic investments may fall short.

The stakes could not be higher — Massachusetts is at a tipping point. If the housing
crisis continues unchecked, it risks becoming intractable, threatening the state’s
long-term social, economic, and political strength and altering the lives of every
Massachusetts resident.
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Context and Framing

The Commission’s recommendations focus on four major themes:

1. Economic Incentives and Workforce Development
2. Land Use and Zoning

3. Regulations, Codes, and Permitting

4, Statewide Planning and Local Coordination

Each thematic area includes a comprehensive overview of the current challenges
hindering housing production, a set of targeted recommendations, an evaluation of
the potential impact of the recommendations, and notes on prospective
implementation. While the Commission’s four themes are distinct, many of the
recommendations bridge across multiple groups. In such cases, recommendations
appear in the most relevant section, with cross-references where appropriate.

To provide context on identified

challenges and assess the likely impact "
of its recommendations, the .
Commission used a combination of 'l i "J "

quantitative and qualitative indicators.
Quantitative metrics include statistics
on historic housing unit production,
projected reductions in per-unit costs, /
and projected reductions in project ,An -
timelines. Qualitative indicators focus

on broader trends, such as improved affordability, increased equity, and reduced
environmental impact. Additionally, the Commission relied on extensive stakeholder
engagement in developing policy proposals and incorporating supporting evidence.

The recommendations in this report are designed to promote meaningful, systemic
changes in state and local policies that govern housing production. The Commission
has sought to advance reforms that will maximize housing development while
aligning with environmental sustainability and social equity goals. In cases where a
recommendation may involve a trade-off, these considerations are explicitly
acknowledged.
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The Commission believes that all recommendations outlined in this report are worthy
of further vetting and potential enactment by state and local governments, as well as
private housing stakeholders (where applicable). While some proposals may need to
be prioritized or sequenced, this report should be understood as a package — or
menu - of interdependent actions that work together to address the root causes of
Massachusetts’ housing crisis.

Despite important policy changes in recent years, Massachusetts remains in the
midst of a severe housing shortage and affordability crisis. Incremental solutions will
not be enough. The moment demands bold, transformative action from both state
and local governments. The Commonwealth’s residents deserve a comprehensive
approach that spurs a major and sustained expansion of housing production,
ensuring a more affordable, equitable, and prosperous future for all of
Massachusetts.

Economic Incentives and Workforce
Development

Modular Housing

CHALLENGE

As previously stated in this report, today, Massachusetts has a housing need

of 222,000 units by 2035; relying on traditional stick-built building methods will not
allow the Commonwealth to produce housing that keeps up with the rising demand.
Instead, Massachusetts needs to consider innovative solutions that will allow the
Commonwealth to build affordable and market rate units at a much faster pace and
on a much greater scale.

Modular housing construction is the process of building homes in sections or
modules in an off-site factory before shipping and assembling those modules on-
site. Modular homes can be built up to two times faster than traditional stick-built
homes and provide major cost savings.?® Furthermore, modular construction
methodologies, specifically modular manufacturing factories, have the potential to
reduce waste by over 50% and lower carbon emissions by up to 45%.2* Not only do
modular housing solutions offer significant time and cost savings that align with the
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Commonwealth’s goals of expeditiously expanding the state’s housing supply, but
they also strongly align with the Commonwealth’s environmental goals.

The modular housing industry, however, faces several challenges in Massachusetts.
Difficulty acquiring upfront capital, partially due to uncertainty surrounding the
industry, can make it hard for projects to get off the ground. Local Massachusetts
regulations can require multiple design changes in the factory, adding time to the
fabrication process. Shortages in the modular housing workforce pose
complications to projects and highlight the need for the modular industry to find a
path for collaboration with organized labor groups. Bottlenecks during the review
and inspection phase can further delay projects. And misconceptions about the
quality and appearance of modular housing solutions can negatively impact public
perception of and demand for modular homes.

Overcoming these challenges will require coordinated, focused, and sustained work
by the Commonwealth. However, the Commission feels strongly that establishing the
modular housing industry in Massachusetts will make a significant impact towards
sufficiently addressing the Commonwealth’s long-term housing needs.

The Commonwealth should take immediate steps to support a future
Massachusetts modular housing industry by establishing a working group
comprised of modular developers, modular manufacturers, advocates, organized
labor, and other pertinent interest groups (e.g., investors, regulators, etc.) to
develop a plan and design the conditions for the modular housing industry to
flourish in Massachusetts.

The Commission views the modular housing industry as a critical part of the housing
production solution and recommends the development of a working group to
adequately research topics and develop recommendations. The Commission
recommends that the working group strongly consider the strategies below:

¢ Modernize and improve capacity of the Board of Building Regulations and
Standards (BBRS)

The Commission recommends ensuring that BBRS has the capacity to improve the
modular and off-site construction plan review and construction inspection process.
BBRS currently administers all MA building codes but has a very small staff and only
one FTE dedicated to reviewing modular projects. Additionally, developers have
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noted that the BBRS inspection process lacks transparency, as developers are
unable to track their progress throughout the review phase; instead, developers
often experience long waiting periods followed by sudden notifications that a project
has passed or not passed inspection. Expanding BBRS capacity would expedite the
approval process; and developing a transparent process, such as a web portal with
status updates, would allow manufacturers to better plan their own construction
timelines. This recommendation would ultimately benefit the stick-built industry, as
well.

¢ Develop a modular housing division and hire a full-time employee within
EOHLC

EOHLC does not have a division or full-time employee focused on modular
construction. The Commission recommends creating a position or group that works
on tackling barriers and increasing efficiency of modular housing in the
Commonwealth. Such a position would provide critical capacity for EOHLC to
systematically address regulatory inconsistencies that continuously delay projects,
dispel myths that negatively impact public perception, and advocate for modular
housing solutions.

¢ Adopt clear modular housing regulatory standards and address the impact
of energy code

The Commission recommends considering adopting the International Code Council /
Modular Building Institute standards (ICC/MBI ANSI 1200 & 1205) as a performance-
based code to boost efficiency, address regulatory inconsistencies, and allow for
greater evolution in materials and methods working with industry professionals and
local/national innovation labs.?® Alternatively, adopting the minimum standards of the
Green Mortgage-Backed Securities from Fannie Mae for both multi-family and
single-family modular housing could provide a middle road to both reduce developer
financing costs while providing some energy efficiency improvement, all be it less
than the base energy code or stretch code for new construction.?”

¢ Allow third-party inspectors and reviewers

Improve the overall building inspecting program by including licensed third-party
inspectors and providing new training for local building inspectors on modular and
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off-site construction inspection protocols. Manufacturers often use third-party
inspectors to evaluate quality in the factory. However, Massachusetts requires
factories to also obtain approval from local building inspectors, which slows down
the construction process. Incorporating third-party inspectors and reviewers (on-
site) could speed up the process for manufacturers. California, Colorado,
Pennsylvania, and others have already implemented this solution.?®

¢ Reform transportation requirements for modular buildings

The Commission recommends revamping and reforming the modular building
transportation requirements including policy changes within MassDOT and the
Massachusetts State Police. To enter the Commonwealth, manufacturers shipping
modules across and within state lines must navigate highway regulations and costs
associated with overweight permits, manufactured unit size restrictions, and state
trooper escorts. This process often leads to expensive fees and delays in
completing a project. The Commission recommends revamping and reforming
transportation requirements so that entering and navigating transportation
throughout the state is a less expensive, simpler, and faster process.

¢ Develop a design-build competition and grant program

The Commission recommends launching a design-build competition to drive
competitive funding and enhance public relations. The competition would attract
investment, create financing opportunities, and incentivize manufacturers to
establish operations in Massachusetts. Additionally, the competition could require
participating parties to submit open-source designs, which would enable the
Commonwealth to pre-approve a set of standardized design templates, creating
greater predictability for developers and manufacturers.

e Establish modular manufacturing facilities in Massachusetts

The Commission recommends encouraging the establishment of modular
manufacturing facilities in state to spur job creation and reduce greenhouse gas
emissions used for transporting units from other states. The offsite construction
industry requires high upfront capital, which makes it challenging for a manufacturer
to have the capital available to build a facility. The Commission recommends
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encouraging manufacturers to establish modular manufacturing facilities in
Massachusetts by developing targeted short- and long-term development programs
(e.g., grants, low interest loans, etc.). Notably, Colorado recently deployed $38
million in grants and loans to support eight modular housing manufacturers across a
dozen sites.?®

e Collaborate with organized labor to ensure a robust modular housing
workforce Union support for the industry is imperative to developing a
thriving modular housing ecosystem in Massachusetts. The Commission
recommends that the Commonwealth collaborate with trade unions and
organized labor to support modular and off-site construction while
balancing the interests of building and trade groups.

¢ Establish modular factory apprenticeship programs

The Commission recommends developing and partnering with various trade
associations, vocational schools, occupational training programs, organized labor,
and other groups to promote a steady flow of skilled labor within the modular
industry in factories and on project sites. Implementing an apprenticeship program
to train workers in all parts of the process would help tackle the labor gap for
manufacturers.

Accelerate housing production and address supply gaps

Modular housing can be built up to twice as fast as traditional stick-built
homes. Establishing a robust modular housing industry in Massachusetts
would allow the Commonwealth to significantly scale up housing production
and better meet its housing needs.

Reduce construction costs and improve financial feasibility

By streamlining production, reducing labor costs, and limiting material waste,
modular construction lowers per-unit costs compared to traditional
construction. In high-cost housing markets, this can make otherwise
infeasible projects financially viable, enabling both affordable and market-rate
housing development at a greater scale.
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Support environmental and sustainability goals

Modular construction produces up to 50% less waste and reduces carbon
emissions by as much as 45% compared to traditional building methods.
Encouraging modular development would align with Massachusetts’ climate
action and energy efficiency initiatives, supporting long-term environmental
sustainability.

Expand housing options in both urban and rural areas

Unlike traditional construction, which often concentrates in high-density
urban centers, modular housing is highly adaptable and can provide housing
solutions in both dense metro areas and rural communities where
development has historically lagged due to high costs and logistical
challenges.

Enhance workforce development and job creation

Investing in modular housing would create new skilled labor opportunities,
including jobs in modular manufacturing, design, engineering, and on-site
assembly. By establishing apprenticeship programs and collaborating with
trade unions, Massachusetts can build a stable, well-trained workforce to
support long-term industry growth.

Improve quality and durability of new housing

Because modular homes are built in controlled factory environments, they
benefit from higher precision, fewer defects, and stronger structural integrity
than traditional site-built homes. This results in sturdier, longer-lasting
housing that requires fewer costly repairs over time.

Streamline regulatory and permitting processes

With clear, uniform regulatory standards and the use of third-party
inspectors, modular projects can move more efficiently through approval and
review processes. This would reduce the uncertainty and bottlenecks that
currently delay modular development in Massachusetts.

This recommendation could initially be implemented through administrative action,
though several of the specific strategies that the Commission recommends for
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further consideration would require legislative or regulatory action.

State Sales Tax Credit

CHALLENGE

Over the past five years, material costs have increased by over 40% nationwide,
significantly impacting and limiting new housing production.®° In Massachusetts,
challenges have been particularly severe — the Commonwealth has among the
highest construction costs in the country.®" Local developers estimate that the
impact of the MA state sales tax (6.25%) for building materials accounts for 1.5 - 5%
of project costs (depending on the type of housing).®? Thus, for marginally profitable
housing projects, the state sales tax can have serious implications on whether or not
a project progresses.

While high housing construction costs can theoretically be offset by raising rents
and setting higher prices for homes that are for sale, such an approach is mainly
feasible in affluent communities and for luxury apartments. High construction costs
stymie production in less affluent communities where rents and prices often cannot
offset production costs. This poses a serious concern for equitable housing
production.

RECOMMENDATIONS

The Commonwealth should provide a sales tax credit for construction materials
purchased for the development of new multifamily housing projects or
substantial rehabilitations (investing at least 50% of the assessed value of the
building) that either:

a. are located in communities that have a median household income that is
less than 120% of the state average, or

b. have at least 15% affordable units

The Commission offers these additional suggestions for the design and
implementation of a tax exemption program:

Model the details of the program on MGL c. 64H, Sections 6(r) and 6(s), the
manufacturing tax exemption.

23



UNLOCKING HOUSING
PRODUCTION COMMISSION
BUILDING FOR TOMORROW

Limit the program to a certain number of projects per year, capping state
liability

Provide for the tax exemption to be secured following project approval,
submitted to HLC for tracking, and to expire within two years if the project
has not commenced construction.

Make the program as simple as possible to allow smaller developers with
less staff capacity to benefit.

Consider including a set-aside for rural communities and/or smaller
developers.

Provide guardrails to certify that any qualifying rehabilitation project does
not displace residents.

Sunset the program after five years unless extended. This would allow the
legislature to assess program success and adjust based on new capital
market dynamics.

Unlock stalled and marginal projects

A sales tax credit would bridge the financing gap for projects struggling to
achieve the return on cost required for financing, making otherwise infeasible
developments viable.

Boost long-term revenue

While the tax credit would temporarily reduce state sales tax revenue, it
would unlock new development that wouldn’t happen otherwise, generating
other forms of tax revenue, construction jobs, and economic growth in the
long-term.s3

Expand housing in high-need communities

By targeting projects in lower-income areas and developments with at least
15% affordable units, the tax credit would enable more housing production
where it’s less financially feasible, helping to reduce housing inequities.

Support rural housing revitalization

Many rural communities suffer from deteriorating housing stock and limited
new development. Including substantial rehabilitations and a potential rural

24



UNLOCKING HOUSING
PRODUCTION COMMISSION
BUILDING FOR TOMORROW

set-aside would make reinvestment more feasible, helping to preserve and
modernize housing in these areas.

Make development more accessible to smaller builders

Large developers often have financing advantages that smaller builders lack.
A simple, streamlined tax credit would allow smaller-scale developers to
participate in housing production, increasing competition and supply.

Ensure accountability and adaptability

Potentially requiring that the tax credit would expire if construction doesn’t
begin within two years would prevent speculation and allow for only active
projects to benefit. Additionally, the five-year sunset provision would allow for
evaluation and refinement based on market conditions.

IMPLEMENTATION

This recommendation requires legislative action. The recommendation could be
administered through the issuance of tax exemption certificates to qualifying
projects by the Massachusetts Department of Revenue in consultation with the
Executive Office of Housing and Livable Communities.

State-Funded Infrastructure

CHALLENGE

The ideal location to build housing is in areas with existing sewer and water
infrastructure and capacity as it is significantly more cost effective and has better
environmental outcomes than production in locations that require building new
infrastructure. In Eastern Massachusetts, however, housing production is
predominantly occurring at the outer edge of communities where there is minimal or
no sewer and water infrastructure due to a lack of land availability and cost
limitations.3*

In communities with little or no public sewer infrastructure, housing developers of
projects that produce 10,000 gallons per day of sewer output, equivalent to 90
bedrooms (or a 30-unit projects of 3 bedrooms/unit), must build onsite treatment
plants.35 These treatment plants are costly to build, with costs ranging upwards of
several millions of dollars per plant and with extraordinary daily maintenance costs.*®
This is often the reason proposed larger private housing developments do not move
forward. While long-term solutions to the Commonwealth’s infrastructure constraints
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are desirable, shorter-term solutions to this infrastructure challenge are necessary
to unlock housing production now while working on long-term solutions.

The Commonwealth should explore expanding existing funding mechanisms or
establishing innovative infrastructure programs that facilitate housing
development and unlock capacity for future growth in suitable locations.

These investments will facilitate housing growth and address existing environmental
and public health concerns. Enabling higher density in areas already served by
appropriate resources prioritizes both environmental progress and housing
availability. Additionally, the Commission recommends that the Administration,
including A&F and other relevant Secretariats specifically consider the following
strategies, which require further investigation:

Subsidize Private Water and Wastewater Systems

Strengthen existing and develop new mechanisms to subsidize portions of
private onsite water and wastewater systems, reducing costs for
developments in areas with limited public infrastructure. Given the high cost
of wastewater treatment systems and the urgent need for housing
production, this solution would create a state funding mechanism in the form
of full, partial, or matching grants to fund private onsite water and wastewater
systems. The co-funding mechanism could use economic feasibility,
environmental suitability, and smart growth criteria to identify and prioritize
projects for which the co-funding would appropriately enable production.
While the Affordable Homes Act included changes to the HousingWorks
Infrastructure Program (HWIP) to allow funds to benefit infrastructure on
private property, the program is over-subscribed, and funding is still subject
to other restrictions.

Allow Developer-Led Sewer Conduit Extensions

Create a program that allows developers to co-finance sewer conduit
extensions, enhancing connectivity to the Massachusetts Water Resources
Authority (MWRA) and other regional systems. The cost of onsite wastewater
treatment (approximately $100/gpd) is dramatically higher than the MWRA'’s
cost to treat an additional gallon of wastewater through its regional sewer
and treatment infrastructure (approximately $1/gpd).%” This solution would
create a state program to fund up to 50% of the cost of sewer conduit
extensions or pumps and force mains to connect a new housing project to
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the existing wastewater treatment system. Working with EEA, the program
could adopt tight eligibility and siting standards, in line with the MassWorks or
HousingWorks program, that reflect environmental and land use concerns.

Explore Diverse Funding Models

Consider new funding mechanisms such as tax credits, revolving loan funds,
matching grants, developer co-investment, and user fees to sustainably
finance critical infrastructure upgrades.

Overall, these strategies provide a flexible framework to address key infrastructure
gaps while enabling housing production and fostering sustainable development.

Unlock new housing opportunities and promote regional equity
Addressing infrastructure limitations will allow housing development in
currently constrained areas, particularly in Eastern Massachusetts
communities lacking sewer and water systems. Expanding infrastructure
capacity will ensure more equitable access to housing across the state,
rather than limiting development to high-resource municipalities.

Reduce infrastructure-related development costs

Subsidizing private water and wastewater systems and facilitating sewer
extensions will lower upfront costs for developers, making projects more
financially viable. Given that onsite wastewater treatment costs far exceed
MWRA regional treatment costs, strategic investments in sewer extensions
will generate significant cost savings while maximizing housing production.

Accelerate project timelines and housing delivery

By streamlining connections to regional water and sewer systems or co-
financing conduit extensions, infrastructure improvements will allow projects
to break ground faster. This will enable quicker housing production to meet
the Commonwealth’s urgent demand.

Maintain fiscal sustainability and reduce public funding burdens

A mix of funding strategies - including tax credits, revolving loan funds, and
developer co-investment — can ensure that infrastructure upgrades are
financially sustainable while minimizing the need for state subsidies. This
approach protects public resources while still enabling critical infrastructure
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investments.

Advance smart growth and long-term sustainability

Investing in high-density, infrastructure-ready locations prioritizes smart
growth and minimizes environmental disruption. Expanding sewer and water
capacity in existing developed areas supports compact, transit-oriented
housing while reducing sprawil, traffic congestion, and environmental
degradation.

IMPLEMENTATION

This recommendation could initially be implemented through administrative action,
though several of the specific strategies that the Commission recommends for
consideration would require legislative or regulatory action.

Workforce Development Initiatives

CHALLENGE

The housing shortage in Massachusetts is compounded by persistent workforce
challenges, most notably a shortage of construction workers which threatens the
Commonwealth’s ability to build enough housing to meet demand. In June 2024, the
construction unemployment rate in the Commonwealth was 2.5%, the lowest rate for
that month in at least 17 years, according to federal data analyzed by Associated
Builders and Contractors.®® While this figure reflects a strong economy, it also
highlights a critical labor shortfall in a sector essential to addressing the state’s
housing crisis.

The workforce challenge is exacerbated by declining interest in and awareness of
careers in construction and homebuilding trades, particularly among younger
generations.®® The aging composition of the industry’s workforce and the insufficient
entry of younger workers present a significant long-term risk to the construction
sector’s capacity. Without targeted interventions, these trends threaten to
undermine the Commonwealth’s ability to meet its housing production goals.

The urgency of this issue is underscored by an analysis from the UMass Donahue
Institute, which estimates that the Affordable Homes Act will generate nearly
30,000 new job opportunities over the next five years.*° To fully capitalize on this
transformative legislation and the broader housing agenda of the Healey-Driscoll
Administration, the Commonwealth must prioritize the development of a robust
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workforce pipeline. This will require a focused and coordinated effort to attract,
recruit, and train workers, ensuring that the construction and homebuilding
industries are prepared to meet the demands of an ambitious housing production
strategy.

1. The Commonwealth should establish an outreach and public relation campaign
to promote careers in homebuilding and the construction trades and provide
direct incentives for prospective candidates for construction jobs.

The Commission recommends that the Administration launch a comprehensive
outreach and pubilic relations campaign to raise awareness of career opportunities in
homebuilding and construction trades. This campaign should include information on
upskilling and training programs that emphasize the benefits of these career paths
and the opportunities for entrepreneurship and quality of life rewards of a career in
the trades. The program should also provide tangible targeted incentives to
encourage prospective candidates to enter the workforce. This includes education,
skills training, business management training, job placement, union collaboration,
private company partnerships, internship programs, and other methods to
encourage potential young students to enter into a construction career. To ensure
the outreach campaign’s success, the Commission recommends that HLC
collaborate closely with the Executive Office of Labor and Workforce Development
(LWD), EOED, and relevant external stakeholders to design and implement this
initiative.

2. The Commonwealth should inform and educate developers on leveraging
resources for apprenticeship programs.

To facilitate the creation of apprenticeship programs, the Commission recommends
a concerted effort to inform and educate developers about intern and
apprenticeship opportunities available including government funding programs and
other resources. EOHLC should collaborate with the Federal Funds and
Infrastructure Office (FFIO), LWD, and other relevant Secretariats to develop and
disseminate targeted resources. These resources could include fact sheets, web-
based materials, and guidance on utilizing federal and state government funding
streams. Distribution efforts should extend to accounting firms and other service
providers or key intermediaries. By implementing these strategies, the
Commonwealth can build a stronger construction workforce and enhance its
capacity to meet the state’s housing production goals.
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POSITIVE IMPACTS

Expand the construction workforce to meet housing demand

Targeted outreach and bolstered apprenticeship programs will attract new
talent to the construction industry, helping to alleviate workforce shortages
and uphold the timely delivery of housing projects across the Commonwealth.

Create long-term career pathways and economic mobility

By providing training, certification programs, and direct incentives, these
initiatives will equip workers with valuable skills, create demand for stable,
well-paying jobs, and support long-term economic mobility in the sector.

Promote equity and increase diversity in the trades

A well-structured apprenticeship system will expand access to
underrepresented groups, including women, people of color, and low-income
individuals, establishing a more inclusive and equitable construction
workforce.

Strengthen industry resilience and maximize state investments

A robust pipeline of trained workers will optimize the impact of the Affordable
Homes Act and other state housing initiatives, ensuring that the $5.2 billion
bond bill translates into actual housing production at scale.

Prepare the workforce for emerging technologies

Apprenticeship programs could include training in advanced building
technologies, modular construction, and climate-resilient materials, ensuring
that the next generation of workers is equipped to meet sustainability and
climate adaptation goals.

IMPLEMENTATION

These recommendations could be implemented through administrative action. These
recommendations would require collaboration between Executive Offices (i.e., HLC,
EOED, LWD, EEA, A&F).
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Land Use and Zoning
Eliminating Parking Minimums

CHALLENGE

Off-street parking spaces and garages are expensive and significantly drive up the
cost of new housing, as well as the rehabilitation of, or additions to, existing
buildings. Estimates show that surface parking adds thousands of dollars to per unit
development costs, while structured or underground parking can add well upwards
of $50,000 per unit to a project.*!

Beyond cost, parking minimums consume valuable land that could otherwise be used
for housing, parks, open space, or other community amenities. Excessive parking
requirements also contribute to broader environmental challenges—subsidizing car
ownership at the expense of public transit use, worsening the heat island effect, and
increasing impervious surfaces that contribute to stormwater runoff.*? Ultimately,
these requirements impose significant costs without corresponding benefits, making
housing less affordable and limiting opportunities for sustainable, transit-oriented
development.

Given the challenges with cost and impact on the land, housing developers do not
want to provide more parking than is necessary to meet resident demand. (Nor do
developers want to provide less parking than is needed, as doing so would make it
more difficult to lease up a building, negatively impacting the value of the project.)
Developers and lenders study and follow market demand for off-street parking
spaces, and there is no evidence to support the claim that municipalities need to
require a minimum number of parking spaces to guarantee adequate parking
availability. However, many communities still require a minimum number of parking
spaces per unit (or per bedroom) for housing development as part of local
requirements and discretionary permitting processes. A MAPC analysis of
multifamily housing developments in Greater Boston found that these requirements
create an excessive supply of parking spaces. The most recent (2023) study of 37
sites across six municipalities in greater Boston concluded that only 62% of the
parking spaces built were actually needed.*® In other words, close to 40% of the
parking spaces in Eastern MA were unnecessary.** Based on local research in
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Central and Western Massachusetts communities, projects face similar excesses of
supply of and lack of demand for parking.

1. The Commonwealth should eliminate parking minimums statewide for any
residential use.

2. The Commonwealth should require municipalities to establish transportation
demand management requirements as a condition for allowing off-street parking
in new housing (and substantial rehabilitation) and provide technical assistance
to municipalities for this purpose.

Transportation demand management (TDM) is a set of policies and programs to
reduce single-person car trips. TDM tools support and incentivize people to use
remote work, transit, carpooling, walking, bicycling, and other alternatives to single-
person car trips. TDM options may be modeled after requirements in effect in
Arlington, Boston, Cambridge, and Somerville but should certainly be flexible across
geographies to adequately address the diverse needs of the Commonwealth. TDM
plans may also account for frequency of transit service, bicycle infrastructure, and
other local transportation conditions and options.*®

Lower housing costs and improve affordability

Eliminating parking minimums will reduce construction costs by $10,000 to
upwards of $50,000 per unit, making housing more financially viable and
improving affordability for residents.

Free up land for housing and community benefits

Removing unnecessary parking requirements will allow more land to be used
for additional housing units, parks, open space, and other community
amenities, optimizing land use in high-demand areas.

Reduce emissions and support climate goals

Excess parking encourages car dependency and undermines the state’s
climate and emissions reduction targets. Eliminating parking minimums will
promote transit use, walking, and biking, reducing vehicle miles traveled
(VMT), congestion, and pollution.
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Massachusetts faces a severe housing shortage, with demand far exceeding supply
in many communities, leading to skyrocketing home prices, rising rents, and
increased displacement. The policy recommendations outlined in this report provide
clear, achievable steps to expand housing production, but their impact will take time.
Moreover, even if these policies are fully implemented, there is no guarantee that
they will sufficiently bridge the state’s 222,000-unit housing deficit. If current
strategies fail to generate the necessary housing production, more ambitious and
structural reforms will be required.

Some of these potential future strategies involve significant shifts in municipal
authority, such as transferring certain permitting responsibilities from local
governments to regional entities. Others focus on critical infrastructure challenges,
such as water and wastewater capacity, that have already blocked housing projects
in multiple communities. Additionally, Massachusetts must continuously adapt its
affordable housing policies, ensuring that key programs remain effective in
generating new units.

While the Commission does not wish for these proposals to detract from the core
policy recommendations in this report, it acknowledges their potential to unlock
substantial housing production. Four Potential Future Strategies are included in this
section as long-term options that should be revisited if the Commonwealth does not
make sufficient progress in meeting its housing needs:

Large-Scale Infrastructure Expansion

The Commonwealth should facilitate and expand municipal connections to
existing infrastructure.

The MWRA and other regional utilities are valuable resources for the communities
they serve, providing both drinking water and wastewater treatment at a cost lower
than most municipalities could achieve if they had to fund their own water and
wastewater systems. In particular, the MWRA is not only important for cost savings,
but also for water availability. DEP estimates that among 133 communities in eastern
Massachusetts covered by the MBTA Communities Act and not served by MWRA,
23 may face significant water availability constraints.®?> There are already
communities in the state that are rejecting new housing development proposals
because they do not have sufficient water resources to support new residents.®
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This proposal would facilitate the connection of new communities to the MWRA and
other regional water and wastewater systems by providing critical funding,
streamlining the process, and enabling easier access to wastewater treatment
capacity, thereby supporting critical infrastructure for housing development. The
Commission recognizes that such an expansion is a major undertaking, with
significant legal, regulatory, technical, and financial components. As initial steps in
promoting expansion, the Commission recommends that EEA evaluate ways to
streamline the Interbasin Transfer Act approval process and that the
Commonwealth assess options for infrastructure expansion and consider financial
costs and potential funding sources.

Phase out 40B Market-Rate Units from the SHI

The Commonwealth should phase out 40B market-rate units from municipal
Subsidized Housing Inventory (SHI) lists after 10 years.

Chapter 40B has long been a critical tool for increasing affordable housing in
Massachusetts, but its current counting mechanism artificially inflates communities'
Subsidized Housing Inventory (SHI), allowing them to reach safe harbor status more
quickly than their actual affordable housing production would warrant. Under current
rules, in 40B developments where only 20-25% of units are designated as
affordable, every unit—including market-rate units—is counted toward a
community’s SHL.®* This means that a municipality can still meet the 10% SHI
threshold, even if the count of deed-restricted affordable housing units falls well
below the 10% threshold. This dynamic undermines the intent of 40B, which was
designed to continuously drive new affordable housing production in communities
that fall below 10% SHI. Once a municipality reaches safe harbor, it gains the ability
to reject or downsize additional 40B proposals, reducing the likelihood of further
affordable housing development, even when demand remains high. The result is a
statutory loophole that allows municipalities to pause or outright resist additional
affordable housing efforts, stalling long-term progress toward housing affordability.

This proposal would phase out market-rate rental units from the SHI after 10 years,
using a gradual approach that limits removals to no more than a certain percentage
of a municipality’s housing stock annually (e.g., 0.5%-1%). By requiring communities
that rely on safe harbor protections to approve new projects to maintain their 10%
SHI status, this reform would restore 40B’s intended function, ensuring that
communities continue to produce affordable housing rather than relying on past
projects. This change is projected to create capacity for upwards of 100,000
additional units over the next decade by pushing municipalities to actively permit
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new developments rather than stagnating at the 10% threshold.®® By making 40B a
more dynamic and ongoing mechanism for affordable housing development, this
reform would significantly expand the long-term availability of affordable housing
across Massachusetts.

RPA Reforms

The Commonwealth should allow larger housing developments to transfer
approval authorities from local boards to Regional Planning Agencies (RPAs) via
local option.

Currently, large housing developments (e.g., 25+ units) must navigate a complex,
often unpredictable local approval process, which can vary widely across
municipalities and create significant delays. Local boards also frequently reject or
significantly reduce the scale of projects, even when they align with regional and
state housing priorities. Transferring approval authority for larger housing
developments from local boards to Regional Planning Agencies (RPAs) would
streamline approvals, create greater consistency across municipal boundaries, and
prioritize housing production at a regional scale. RPAs already play a critical role in
regional housing and infrastructure planning, and granting them permitting authority
for large-scale housing projects would reduce the influence of local opposition
(NIMBYism) that often stymies development. This reform would align housing
approvals with broader regional growth strategies, ensuring that high-impact
projects move forward in areas that can best support them.

The Commonwealth should allow adjacent cities and towns to regionalize land
use boards or delegate permitting authority to RPAs via local option.

Massachusetts’ fragmented land use governance means that each of the state’s 351
municipalities independently regulates zoning, permitting, and housing approvals,
often leading to duplicative processes and inconsistent policies. Allowing adjacent
cities and towns to regionalize land use boards or delegate permitting authority to
RPAs through a local option would streamline decision-making, reduce
administrative burdens, and encourage intermunicipal collaboration. Many housing
markets function at a regional level, yet zoning and permitting remain highly
localized, creating inefficiencies and preventing coordinated land use planning. A
regional approach to land use governance could help smaller municipalities pool
resources, share expertise, and approve developments that benefit the entire region
rather than just one town. Additionally, providing incentives for municipalities to
participate in regional permitting frameworks could help address housing shortages
in high-demand areas while preserving local flexibility.
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Sustained Housing Production

Phasing out 40B market-rate units from the SHI after 10 years ensures that
municipalities cannot rely on past developments to meet affordable housing
thresholds, driving continuous affordable housing production.

Greater Regional Coordination

Allowing Regional Planning Agencies (RPAs) to oversee large housing
projects and enabling regional land use boards would streamline permitting,
reduce administrative duplication, and create a more strategic, regional
approach to housing production.

Faster, More Predictable Approvals

Shifting approval authority for larger developments to RPAs would reduce
local permitting bottlenecks, limit politically motivated project rejections, and
provide developers with more predictable timelines.

Expanded Infrastructure Capacity

Facilitating new municipal connections to regional water and wastewater
systems would remove infrastructure barriers that currently limit housing
growth, ensuring that lack of access to public water/sewer is not a
permanent constraint.

More Efficient Land Use

By aligning approvals with regional priorities, these strategies would help
prevent sprawl, promote smart growth, and encourage development in areas
best suited to support new housing.

Lower Housing Costs Over Time

By reducing artificial constraints on supply, such as prolonged permitting,
zoning restrictions, and infrastructure limitations, these solutions would help
stabilize and lower housing costs across the Commonwealth.

While these strategies may be more controversial than other policy
recommendations, they represent high-impact solutions that could be pursued if
Massachusetts does not make sufficient progress in closing its housing gap through
existing reforms. By considering these potential future strategies, the
Commonwealth can ensure that it remains ready to take even bolder action if
necessary to meet its housing production goals.
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IMPLEMENTATION

These recommendations could be implemented through a combination of legislative
and regulatory action. Recommendations #1, #3, and #4 require legislative action;
Recommendation #2 could be implemented through regulatory action.
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Massachusetts stands at an inflection point. The state’s swelling housing shortage is
no longer a distant policy challenge—it is a pressing economic, social, and political
crisis that threatens the Commonwealth’s long-term prosperity. Without meaningful
and decisive intervention, the Commonwealth will continue to experience rising
housing costs, talent flight, business relocation, and widening disparities in access to
stable housing.

The Unlocking Housing Production Commission (UHPC) was convened with a
singular goal: to identify and eliminate the barriers preventing Massachusetts from
building enough housing to meet demand. The findings in this report make clear that
without bold zoning and regulatory reforms, Massachusetts will not be able to close
its 222,000-unit housing gap. While the Affordable Homes Act represents a historic
investment in housing, financial resources alone cannot solve this crisis.
Complementary policy changes that streamline development, increase predictability,
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and reduce costs are needed to maximize the impact of state, federal, and private
dollars.

The recommendations put forth by this Commission are grounded in data, best
practices from other states, extensive stakeholder engagement, and an unwavering
commitment to addressing Massachusetts’ housing challenges at scale. Policies
such as multifamily zoning reforms, streamlined review processes, and strategic
infrastructure and technological investments are not simply technical fixes—they are
essential changes that will define the future of the Commonwealth’s housing market.
This report also recognizes that municipalities play a critical role in housing
production, and, as such, these reforms are designed to balance local decision-
making with the imperative to produce more housing. However, if the
Commonwealth and its municipalities fail to make sufficient progress in permitting
new homes, further state-level intervention will be necessary to ensure
Massachusetts does not fall further behind.

Good housing policy is the bedrock of economic growth, environmental
sustainability, and community stability, ensuring that Massachusetts remains a place
where people of all income levels can live, work, and thrive. The Commonwealth
must act with urgency and resolve, implementing the reforms outlined in this report
to dismantle outdated barriers, accelerate housing production, and create a more
equitable, resilient future. The choices made today will shape Massachusetts’
economic competitiveness, social fabric, and livability for generations to come. The
time for action is now.
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