Town of Bedford Affordable Housing Development
This nomination describes the Town of Bedford’s achievement in strategically planning and executing a program of affordable housing development over the past 14 years.  During this period, the inventory of actual affordable units increased 161 percent and units under the State of Massachusetts system for monitoring units increased by 336 percent.

Bedford (2008 pop. of 13,315) is located 15 miles northwest of Boston with an area of almost 14 square miles.  Unlike many suburban communities, Bedford almost doubles in size during the day.  Approximately 25,000 people work at the various commercial, industrial, and institutional facilities, giving Bedford one of the highest jobs to homes ratios in Massachusetts – five to one.   Despite this, a strong sentiment exists to preserve the small town colonial character while maintaining diversity.  As housing prices soared in the 1990s and early 2000s and large homes replaced small homes, many residents agreed that strategies were needed to provide more affordable housing directed toward modest incomes, ensuring that such households could reside here and enjoy the many benefits of this special community.
Owing to the rising cost of housing, many residents were finding it difficult to remain in Bedford. Several groups were particularly at risk of losing their place in the community: residents who grew up in the town; long-term residents, especially the elderly, who were less able to maintain their large homes; military personnel and their families from Bedford’s Hanscom Air Force Base not desiring to live on base; and employees of the town and local businesses.
The State of Massachusetts, through its General Laws Chapter 40B, has set a goal for all municipalities to have at least 10 percent of their housing classified as affordable, as defined by state standards.  Communities failing to reach the goal are susceptible to override of local zoning if a developer chooses to include affordable housing as part of his/her development proposal.  In such cases, the developer files a “comprehensive permit” application with the locality and, if denied the permit, may appeal to the state to override of the local zoning provisions.  Communities often lose control of the development process in such situations and residents (including abutters) become extremely dissatisfied with the result.  The best way to avoid such an eventuality is to achieve the 10 percent goal in accordance with local preferences by laying out a plan to meet affordable housing needs in a manner acceptable to the community’s own vision.  

Surprisingly, reaching the goal of 10 percent affordable housing has been elusive.  Today, in 2009, only 51 of the 351 municipalities in the state have reached the goal, even though the law was adopted in 1970.   After Bedford’s efforts, it now ranks fourth in the state with 18.3 percent affordable units, highest among suburban municipalities.  Of the three communities ahead of Bedford, one is a small rural community with a very low number of housing units overall; the other two (Boston and Holyoke) are large urban cities. 

Although Bedford first set a goal to address affordable housing needs in its 1970 Comprehensive Plan by calling for completion of a detailed housing plan, little occurred until the Comprehensive Plan was again updated in 1985, followed by the Town’s first Housing Plan adopted in 1986.  That plan called for the creation of a non-profit housing corporation as an early step towards meeting its goals.

Richard Reed was appointed as the Town Administrator (later Town Manager) in 1988.  He learned in his first year that Town officials and citizens wanted to make progress in the Town’s affordable housing goals, but had not been well organized for the task.  Until 1990, Bedford actually had three committees, each of which was involved with differing aspects of housing.  None were staffed; there was some difficulty in attracting citizens to serve; and the committees were not effective.  At that time, of the 4,588 total housing units in Bedford, 200 (4.36 percent) were considered affordable as indicated in Table 1 below.

Reed recommended that the committees meet together under one umbrella.  The committees

	Table 1: Affordable Units through 1990
	Project

Year
	Type
	Market

Units
	Affordable

Units
	Total

Units
	Percent

Affordable
	40B Eligible

	Bedford Village
	1974
	Rental
	24
	            72 
	96 
	75.0%
	        96 

	Ashby Place
	1960
	Rental
	0
	            80 
	  80 
	100.0%
	        80 

	Elm Street
	1950
	Rental
	0
	            12 
	  12 
	100.0%
	        12 

	20 Railroad Avenue
	1990
	Rental
	0
	              8 
	 8 
	100.0%
	          8 

	Old Billerica Road
	1990
	Rental
	0
	              4 
	 4 
	100.0%
	          4 

	Total
	
	
	24
	          176 
	200 
	88.0%
	       200 


began meeting as one in 1991 and became known as the Bedford Housing Partnership.  Reed assigned then-Assistant to the Town Administrator (now Assistant Town Manager) Joanna Nickerson to provide staff support.  With the limited number of staff in Bedford, all affordable housing activity has been staffed through the Town Manager’s Office.

At the recommendation of Reed and Nickerson, the next significant step was the formation of a non-profit Bedford Housing Trust in 1994, a non-governmental organization exempt from real property state procurement laws.  To ensure consistency with Town affordable housing goals, the Trust’s Articles of Incorporation established that all Bedford Housing Partnership members appointed by Selectmen would automatically be members of the Trust.  Membership in the Trust was also open to the general public.  With all the organizational components then in place, the critical momentum had been established to ensure progress would be made toward the Town’s affordable housing goals.

In 1995, the first owner-occupied single family unit development with affordable units was built, resulting in ten homes for moderate income families. Because the Town was concerned with the imbalance between employment and housing, a developer agreed to donate $365,000 to the Bedford Housing Trust for the development of affordable housing in the community as part of the mitigation package for a new office complex permitted in 1997.  This funding enabled the Trust to begin efforts to develop affordable units on its own.  Also, when the Town was considering a rental housing development proposal, it was able to negotiate a $200,000 contribution from the developer for smaller scale affordable housing initiatives elsewhere in the community.

With the progress the Town was making, the State Department of Housing and Community Development certified in 2000 that Bedford was well on its way to meeting its housing goals.
As momentum grew with the early successes, citizens became more supportive of the Town officials’ efforts.  In 2001, Bedford was the very first community in the state to accept Massachusetts’s Community Preservation Act (CPA).   This act provides matching state funding for affordable housing, open space acquisition, and historic preservation projects, provided the Town’s voters agreed to impose up to a 3 percent surcharge on Town property tax bills. These funds have provided a valuable resource for affordable housing development.
Seeking additional financial resources, and upon the recommendation of the Housing Partnership and staff, in 2002 Bedford joined the Metro West HOME Consortium, a regional municipal affordable housing consortium receiving funding from the US Department of Housing & Urban Development.  This federal program exists to expand the supply of decent, affordable housing for low- and very low-income families.  Later in 2002, as a sign of confidence in Bedford’s commitment to affordable housing, a state-funded agency, the Massachusetts Housing Partnership awarded Bedford a $1 million grant for the development of affordable family unit rental housing.  The Town pledged a vacant parcel of land obtained many years earlier through tax foreclosure for the development.  The Town entered into a long-term lease with a developer after a competitive procurement process overseen by Town Manager Reed.

In 2004, the State signaled further approval of Bedford’s efforts by approving its updated plan for affordable housing production.  This approval provided the ability for Town boards to forestall adversarial comprehensive permit applications as the Town continued to make progress in meeting its goals on its own terms.  Table 2 below represents the cumulative result in Bedford’s efforts over the last 13 years. 
The results show that Bedford has realized its affordable housing goals and continues to have a strong commitment to affordable housing.  Since 1995, Bedford has added 284 units to its existing 176 units for a total of 460 affordable units, representing 9.8 percent of the Town’s total housing inventory (based on the 2000 US Census).  By state guidelines used to calculate affordable housing levels, the Town had 873 units representing 18.3 percent.  These units are dispersed throughout the Town in a manner that does not overburden any one neighborhood.  Also, affordable units are interspersed among and indistinguishable from market units.

	Table 2:  Projects Since 1995
	Project Year
	Type
	Market

Units
	Affordable

Units
	Total

Units
	Percent

Affordable
	40B

Eligible

	Bedford Meadows
	1995
	Owner
	30
	10
	40
	25.0%
	10

	Avalon at Bedford Center
	2002
	Rental
	104
	35
	139
	25.2%
	139

	Shawsheen Ridge Condo Buydown
	2002
	Owner
	0
	1
	1
	100.0%
	0

	Summer Street Duplex
	2003
	Owner
	0
	2
	2
	100.0%
	2

	Dept. of Mental Retardation Group Homes
	2004
	Rental
	0
	46
	46
	100.0%
	46

	Dept. of Mental Health Group Homes
	2004
	Rental
	0
	8
	8
	100.0%
	8

	Village at Concord Road
	2004
	Rental
	9
	3
	12
	25.0%
	12

	Village at Concord Road
	2004
	Owner
	6
	2
	8
	25.0%
	2

	Stephen Lane House
	2004
	Owner
	6
	2
	8
	25.0%
	2

	Patriot Place
	2006
	Rental
	3
	7
	10
	70.0%
	10

	Village at Bedford Woods
	2006
	Owner
	22
	8
	30
	26.7%
	8

	Thompson Farm
	2007
	Rental
	131
	33
	164
	20.1%
	164

	VA Single Residence Occupancy (SRO) Units for Homeless
	2007
	Rental
	0
	60
	60
	100.0%
	60

	Village at Taylor Pond
	2008
	Rental
	141
	47
	188
	25.0%
	188

	Habitat (under construction)
	2009
	Owner
	0
	8
	8
	100.0%
	8

	447 Concord Road (under construction)
	2009
	Rental
	2
	12
	14
	85.7%
	14

	Total
	
	
	454
	284
	738
	38.5%
	673


Two projects that are worthy of special note are the VA SRO units for homeless and the Habitat for Humanity project.  The SROs have allowed previously homeless veterans to live in Bedford in one-room units; the Habitat projects will eventually provide eight owner-occupied, LEEDS-certified, housing units utilizing a $600,000 grant from the Town.  This increased number of affordable units has been achieved in a way that meets the housing needs of Bedford and also preserves the small town character while increasing the diversity of our town.  Bedford has shown its commitment to affordable housing through a variety of strategies.  Exceeding the state’s 10 percent subsidized housing goal was an important milestone, but Bedford will continue to create affordable housing units. 
