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This report, 2010 Economic, Demographic and Housing Trends in 495/MetroWest Region, is an ongoing
commitment by the 495/MetroWest Partnership and our charitable trust to provide policymakers with
data and quantitative analysis illustrating the importance of our regional economy.

The authors, Dr. Henry Renski and Kim McKee at the UMass Amherst Center for Economic Development

within the Dept. of Landscape Architecture and Regional Planning, succeed admirably at this goal, de-

spite the turbulence of the economy over the last few years. While this report offers a comprehensive

analysis of our regionds payroll, popul ati on, housing,
important at putting the 495/MetroWest region into context with these tough economic times. For

instance &

e Our payroll earnings continue to exceed the state and national averages;
e Our population growth continues to exceed the state and nation;
e Our unemployment rates continue to outperform the state and nation;

e Our largest employment sector continues to be manufacturing, followed by retail, health care, and
professional and technical services;

e Our fastest job growth has been in arts, entertainment and recreation; health care; and profes-
sional services, all of which have notably higher payroll earnings than U.S. sector averages.

Beyond confirming these important details of the regional economy, this report provides extensive de-

tails on the regiondés strength in information technol o¢
analysis reveals that the 495/MetroWest region has more than twice the concentration of jobs in these

clusters than the nation, along with high concentrations of jobs in precision instruments, pharmaceuti-

cals, and medical instruments and optics. These key industry sectors not only provide a crucial founda-

tion to our regional economy, but provide wages significantly higher than state and national averages

to help fuel further indirect growth and prosperity.

This analysis wild.l steer the Partnershipds work on the
ing for policies and investments that encourage further growth in these key industries. These findings

will be particularly helpful given the ongoing focus by the Patrick -Murray Administration and the Legis-
lature on working with the Partnership and other regional entities on economic development and em-

ployer retention, expansion, and attraction initiatives.

I n the meanti me, just turn the page to | earn more abou
the state economy.

Sincerely yours,

Jot A Pt

Paul F. Matthews
Executive Director
Email: paul@495partnership.org

UMASS Amherst Center for Economic Development



TABLEOFCONTENTS
T I

The 495/MetroWest Corridor 1
Overview 2
Key Findings 3
Population 5
Housing 7
Single Family Building Permits 7
Single Family Home Sales 9
Median Sales Price, Single Family Homes 10
Condominium Sales 12
Median Sales Price, Condominiums 13
Rental Markets 14
Unemployment 15
Employment, Establishments & Payroll 17
Employment Trends 17
Top Employers 19
Business Establishments 20
Payroll Earnings 21
Industry Sectors 23
Employment 23
Payroll Earnings 24
Technology-Based Industry Clusters 26
Employment 26
Payroll Earnings 28
New Business Startups 29
Productivity and Exports 31
Regional Productivity and Output 31
International Exports 32
Appendices 34
Appendix A: 495/MetroWest Corridor, Municipal Data Tables 34

Appendix B: Technology Cluster Definitions 47




THE495-METROWESREGION
|

The 495/MetroWest Region is comprised of
32 communities located in the central-east
portion of the state (Figure 1). The region Y |
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The region is home to nearly 540,000 resi- % I‘ @ NT°"L 7 /?HERBO‘,R —
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population. It has a well educated popula- O ""E?X‘LAYTWL‘V

tion with a median household income that HOPEDA%E 95 et
exceeds state averages and below average BER 'NG“AM syl koxao UGH
unemployment. The Corridor is home to A = ENTHA B /
nearly 18,000 businesses that collectively &
employ nearly 280,000 workers. The re- Figure 1: The 495Metrowest Corridor Region
gionds industrial base is incredibly diverse, wi:

force in professional services, information, manufacturing, and arts and enter-
tainment.

The 495/MetroWest Partnership is a regional advocacy non-profit corporation
focusing on economic development, transportation, and water supply issues

that proliferate the 495/MetroWest Corridor. Through a unique public -private
collaboration with businesses, municipalities, and other stakeholders, the 495/
MetroWest Partnership is a leader for creating a regional environment that pre-
pares for and cultivates sustainable growth. This is accomplished by coordinat-
ing, educating, and advocating for solutions to regional constraints and limited
natural resources. Since the creation of the organization in 2003, the Partnership
has enjoyed a great variety of successes, and has become recognized by legisla-
tors as the true voice for a region crucial to the economy of the Commonwealth.

1 UMASS Amherst Center for Economic Development



OVERVIEW

The UMASS Amherst
Center for Economic Development

The Center for Economic Development at
University of Massachusetts-Amherst is a
research and community-oriented techni-
cal assistance center that is partially
funded by the Economic Development
Administration , U.S. Department of Com-

merce. Housed in the Department of
Landscape Architecture and Regional

Planning .

The Center's role is to provide technical
assistance to communities and other not
for -profit entities interested in promoting
economic development, to undertake criti-
cal community dbased and regional stud-
ies, to disseminate information on the

state of the economy, and to enhance local
and multi -community capacity for strate-
gic planning and development.

For more information on the Center for
Economic Development please visit
www.umass.edu/ced/or call Dr. Henry
Renski at 413545-3796.
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In the summer of 2010, the 495/MetroWest Partner-
ship commissioned the University of Massachusetts

~

Amherstds Center for
file recent economic, demographic and real estate
mar ket trends, and assess
gress against that of the Commonwealth and the na-

tion.

This report continues the series of studies conducted
by the MetroWest Economic Studies Center at Fram-
ingham State College. Like its predecessors, this study
profiles recent trends in regional unemployment, em-
ployment, and housing. It expands upon previous re-
ports with new sections on population, technology -
based industry clusters, new business startups, pro-
ductivity and exports.

Finally, the report follows a new format that includes
new metrics and measures and makes extensive use
of Geographic Information Systems software to pre-
sent thematic maps of municipal -level indicators. The
municipal data supporting these maps are included in
Appendix A.

The Center for Economic Development would like to thank Rena Kottcamp and
the staff of the Massachusetts Executive Office of Labor and Workforce Devel-

opment for providing the data for our analysis of employment, establishment
and payroll, industry sectors, and technology -based clusters. The CED would
also like to thank Eric Berman at the Massachusetts Association of Realtors for

providing municipal housing sales data, Dan Wandell and Vasili Rogatch at the

Massachusetts Secretary of State Corporations Division for providing data on

new business filings, and finally Dr. Edward Feser at the University of lllinois
Urbana-Champaign for providing the technology cluster definitions.

t

Economi

h


http://www.osec.doc.gov/eda/
http://www.osec.doc.gov/eda/
http://www.umass.edu/larp/index.html
http://www.umass.edu/larp/index.html
http://www.umass.edu/larp/index.html

KEYHNDINGS

POPULATION

Bet ween 2008 and 2009, the 495/ Metr oWest

rate of 1.7%, outpacing both the Commonwealth and the nation.
Population growth has been highly uneven within the region, with the fast-
est growth rates generally found to the west along the 1-495 beltway.

HOUSING

Permitting for new single family housing units remained low in 2009 at 642
new permits issued.

The downward trend in regional single family permits appears to have lev-
eled-off last year, while continuing to fall for the nation as a whole.

Sales of existing single family home in 2009 were up by roughly 200 units
from the previous year, reversing a pattern of steady decline since 2004.
Condominium sales rose slightly in 2009 to 1,357 units.

The price of new home sales continues to decline. The median single family
home sold for $365,000 in 2009.

UNEMPLOYMENT

The regionds unempl oyment rate reached

from 4.2% in 2008. Although high, regional unemployment is still 2.3 per-
centage points below the national average, and 1.4 below the state average.
The town of Bellingham has been most greatly impacted by the recession,
with a 2009 unemployment rate of 10%. It was the only community in the
region with an unemployment rate that exceeded the national average.

EMPLOYMENT , ESTABLISHMENTS & PAYROLL

Employment in the region declined by 4.6% from 2008 to 2009 to 218,204 full
and part-time jobsii its lowest level since 2002.

Twelve municipalities added net jobs in 2009. The highest rates of job losses
were concentrated in the northwest portions of the region.

The region has roughly 466 businesses that hire more than 100 employees.

Employment losses outpaced business closures in 2009, resulting in a decline

from 17 to 15.7 workers per establishment.

regi on

17 yea
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KEYHNDINGS
D— |

e In 2009, average payroll earnings were just over $60,00G7 above both state
and national averages. This gap has been closing in recent years as the real
growth earnings lagged the state and nation.

INDUSTRY SECTORS
e Manufacturing remains the r égldi%ofthes | ar
employment base in 2009.
e Since 2002, the fastest job growth has been in arts, entertainment and recrea-
tion sector (33%), health care (21%), and professional services (20%).
e The fastest rate of job losses have been in utilities {39%), real estate {32%),
and finance and insurance (-26%).
e Payroll earnings in manufacturing, management of companies, and profes-
sional service are all notably higher than U.S. sector averages.

TECHNOLOGY -BASED INDUSTRY CLUSTERS

o The region has an exceptionally high concentration of employment in the
computer & electronic equipment, precision instruments, pharmaceuticals,
medical instruments, and information services technology clusters.

o Of the eight technology clusters examines, the fastest employment growth
has been in pharmaceuticals and information services.

NEW BUSINESS START -UPS

e In 2009, the 495/MetroWest region accounts for just under 8% of all new
business filings in the state.

e The rate of new business filings declined by 2.7% between 2008 and 2009.

PRODUCTIVITY AND EXPORTS

e Labor productivity growth in the Boston -Cambridge-Quincy MSA exceeded
statewide and national averages between 2001 and 2008. Productivity
growth in the Worcester MSA lagged both the state and nation.

e International exports from the Boston -Cambridge-Quincy MSA grew by 6%
since 2006. They declined by 1% for the Worcester MSA over the same pe-
riod.




POPULATION

As of July 1, 2009, the 495/ 540,000 1

MetroWest region had a popu-

lation of 535,573, roughly 12.3%  ~>°%

c
of the entire Commonwealth 2
(Figure 2). The largest munici- g
pality in the region Is Framing o
ham (67,185), followed by Marl-
borough (38,469), Shrewsbury 500,000

520,000 7 /

(33,973), Natick (32,338) and
Franklin (32,079)i all of which

T T T T T T T T

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Figure 2:495/MetroWest Corridor Population 2062009

are located along or in close

proximity to the main transportation routes of I -495 and the F90 Massachusetts
Turnpike (Figure 3). Berlin is the smallest community with just under 3,000

persons.

Over the past decade, the region has experi-
enced modest population growth at a rate of
4.3% from 2000 and 2009This is slightly

hi gher t he
of 3.6%, but far below the national rate of
8.8%.

t han

However, population growth has also been
highly uneven, with almost no growth during
the first half of the decade. Figure 4 empha-

Data Sources:
Annual Population Estimates
The U. S. Census Bureauos

mates program produces annual population esti-
mates at the municipal level (i.e. minor civil divi-

sions) for each year between decennial census years.

Starting with the benchmark set by the 2000 Census,
annual estimates are estimated from county-level
changes in migration, births, and deaths i
distributed to municipalities by building permits,

new mobile homes, and demolition rates.

Commo

Current
Population 2009
[ ]2,950-7,500
[ ]7,501 - 15,000
[ 15,001 - 25,000
I 25,001 - 40,000
I 40,001 - 70,000

A

Figure 3:Municipal Population, 2009

UMASS Amherst Center for Economic Development
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POPULATIONCONTINUED

110 sizes year to year changes in the
< 108 - Corridords popul
% 106 - marked to year 2000 population
g% 0. to allow direct comparison with
&E_: g 102 Massachusetts and the nation.
= o ;

3 T 100 = —#-495/Metrowest  Thraughout the decade, popula-
< 98 - o tion change in 495/MetroWest
—4—United States
9% : \ ; : : : : . closely mirrored the Common-

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 wealth, with both lagging the

Figure 4:Yearly Population Change, 2000 to 2009

nation. The Corridor began the

decade keeping pace with the nation, but growth soon flattened and the popu-
lation remained essentially unchanged during first half of the decade. Census

estimates show growth resuming in 2005 with a fairly steep increase of 1.7% in

Population Change
2000-2009

[ ]-0.3% -2%
[ ]21% -4%
[141% - 7%
B 7.1% - 15%
B 15.1% - 25%

Figure 5:Municipal Population Change, 20@009

just the past year.

There has also been considerable variation in
population growth within the region.. Gener-
ally, the region has seen westerly migration of
people along the 1-495 beltway. Five commu-
nities (Berlin, Stow, Bolton, Hudson and
Southborough) all had nine -year growth rates
exceeding 10%. But with the exception of
Hudson and Southborough, all of the fastest
growing communities were fairly small to be-
gin with, so the high growth rates partly re-
flect their small baseline population. The
towns adding the most people were Franklin
(2,454), Shewsbury (2,169), Malborough
(1,859), and Hudson (1,849). Only one com-
munity (Medfield) lost population over the
decade, though only by 32 persons.

at



HOUSING
-

SINGLE FAMILY BUILDING PERMITS

We use the number of single- 2,500 -
farr_uly building perm|t§ as an £ 2,000 -
indicator of new housing con- 2
structionfi a predecessor of fu- g 1%
ture population growth. & 1 000 1
=
In 2009, building permits were 2 . |
. . R (aa]
issued for 642 new single-family
units in 495/MetroWest fi the - b e o o o e o m e w6 o ®
same number as in 2008 (Figure & & 3 & 9 & & 8 8 & 3 8 8 ¢
6). This follows a 10-year de-  Figure 6: TotalBuilding Permits , 1996 to 2009
cline since the number of resi- 200 -
dential housing permits in the .
region peaked in 1998 at 2,367 § {8
units issued. Although there o
T o
o . &3
was a slight increase in 2004, 8 % o /‘ (\‘ |
since 1998 housing construction g & o N @ 2
has decreased by anannualav- &~ F & 4 &
5 50 -
erage of 7.3% through 2008. The 2 ——495/MetroWest
. . . @ ——Massachusetts
largest single year drop in sin- Unibed Saips
gle family home building per- 0=

mits issued occurred between Figure 7:Building Permits Index
2007 and 2008, where the region _
Data Sources:

experienced a 36% decrease. Annual Residential Building Permits Survey

The region experienced a stead- Annual data on new building permits issued for single family homes
. . . is collected by the by the U.S. Census as reported in the annual sur-
ier decline in new housing con- vey of new residential construction. Statistics are based upon reports
struction over the past 10 years submitted by local building permit officials in response to a mail sur-
vey. This survey provides construction statistics by permit -issuing
compared to both the Common- places on new privately -owned residential housing units authorized
wealth and the nation. As a re- by building permits. Most of the permit -issuing jurisdictions are mu-
. . nicipalities; the remainder are county offices, townships or unincor-
sult, the region largely avoided porated towns. Data items include number of buildings, units, and
the dramatic drop -off in new construction cost from new privately -owned residential building per-
mits issued.

7 UMASS Amherst Center for Economic Development



HOUSINGCONTINUED

construction associated with the recent national
housing crisis (Figure 7). Regional permitting
peaked in 1998, but declined at an average an-
nual rate of 7.7% until 2007, when it dropped by
36%. Nationally, new single family housing con-
struction boomed up until 2005, but then de-
clined sharply in each year since: by 18% in 2006,
29% in 2007, 41% in 2008, and another 23% in
20009.

In 2009, new housing construction activity was
concentrated along the western fringe of 1-495,

Building Permits Issued L
2009 )

with Northborough issuing the highest number

[Jo-17
%;22‘1‘ N (85) of permits (Figure 8). This is nearly twice as
i A many permits issued for any the next highest
communities of Shrewsbury (49), Stow (47),
Figure 8:Building Permits by Town, 2009 Franklin (41), and Bolton (41). However, munici-

pal building permits can also be highly volatile

i heavily skewed by the approval of a single
large development. Such is the case for
Northborough whose 85 permits in 2009 follows
17 permits issued in 2008 and 43 permits in 2007.

Figure 9 shows the average number of single
family building permits for the past three years
(20072009). The threeyear averages provide a
more reflective measure of where new growth is
occurring by smoothing annual fluctuations.
Northborough remains among the top five com-
munities for new permitting with an average 48

Building Permits Issued [
3-yr Average 2007-2009

[ 12-18
[ 119-34
[ 35 - 51

52 - 68
I 69 - 85

Figure 9:Building Permits, 3 Yr Average 268009

permits per year, but is now exceeded by Frank-
lin (60), Acton (50), Stow (49), and Sudbury (49).
The spatial distribution of new residential build-
ing permits is also more dispersed under the




HOUSINGCONTINUED

three year averages than was found for 2009.
Four communities averaged under 5 new sin-
gle family permits per year for the past three
years: Harvard, Boxborough, Sherborn and
Hopedale.

The effects of the housing crisis have also
played out differently among the 32 commu-
nities of the Corridor. Figure 10 shows the
percentage change between 19988, the re-
cent 15 year peak for permitting in the Corri-
dor, and 2007-09.

Many of same areas along the 495 Corridor % Change in Building

Permits Issued

that had the most new housing construction 1996-2009 (3-yr Avgs)
in 1998 have since seen the most significant I -120% - -80%

. . [1-79.9% - -40%
declines. Only three towns (Stow, Berlin, and T 1-39.9% - 0%
Bolton) had more permits in 2007-09 than BN 012 69% A

. ) B 60.1% - 120%
they had in 1996-98. Conversely, eight com-
munities saw declines of more than 80% from  Figure 10:Single Family Hon®ales by Town, 2009
their 1996-98 permitting levels i Ashland, Franklin, Southborough, Wayland,

Bellingham, Medway, Boxborough, and Marlborough.

SINGLE FAMILY HOME SALES 8,000 -
The past decade also saw a - 7_’000 ]
fairly steady decline in the sale é 2'222
of existing single family homes § 4:000 |
in 495/MetroWest . Existing ; 3,000 -
home sales peaked in 1999 at § 2,000
6,695 units, but then declined at = 1,000 1
an average annual rate of 10.3% 0 . ' - ' ; ; ; - '

over the next two years (Figure 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

11). Following a slight increase  Figyre 11:Single Family Hon@ales, 1992009

9 UMASS Amherst Center for Economic Development



HOUSINGCONTINUED

Data Sources:
Single Family Home and Condominium Sales

Information on existing home and condominium
sales is based on data published by the Massachu-
setts Association of Realtors and MLS Property Infor-
mation Network, Inc. Data are collected on single
and multi -family residences sold in the 495/
MetroWest Corridor communities and does not in-
clude for sale by owner (FSBO) or intra-family trans-
actions. Because different homes are sold in each
year, changes in median sales prices does not reflect
appreciation or depreciation in the value of individ-
ual homes.

from 2001 to 2004, the number of units sold in
the region continued to fall for the next four

Single Family Home

Sales 2009 years, reaching a low of 3,918 units in 2008.
%f:fgo . Home sales saw a modest recovery in 2009,
[ 101 - 150 > climbing back up to 4,132 units but given the
=;§: igg present state of the housing market it is uncer-

tain if this is the beginning of an upward trend.

Figure 12:Single Family Horgales by Town, 2009 o ) ) )
The municipalities with the most single family

units sold in 2009, each above 250 units, were Framingham, Franklin, Shrews-
bury and Natick, four of the most populous communities within the region
(Figure 12).

MEDIAN SALES PRICE, SINGLE FAMILY HOMES

The real dollar sales price of existing homes in the region has declined slightly
since peaking mid-decade. In 1999, the estimated median sales price was
$335,400, expressed in real 2009 dollars (Figure 13). Median prices climbed
steadily over the next six years at an average annual rate of 6.5% before peaking
at $485,925 in 2005. Since then, housing prices in the region began to decline
and by 2009, housing prices had dropped to $365,008 nearly the same real dol-
lar value they had in the year 2000.

10



HOUSINQCONTINUED
L

Despite this decline, sales prices 2600000
of single family homes in the o $500,000 -
(=]
region have remained consis- % $400,000 -
tently higher than those of the Z
. & $300,000
state or the nation. In Massachu- !
wv
i i $200,000 -
setts, home prices peaked in § o—495/MetroWest
2003 at $440,341 and began a g $100,000 - sssachusett
-l Massa usetts
slow decline thereafter. Accord-
A SO T T T T T T T T T 1
ing to recent data from the Na- 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

tional Association of Realtors,
. . . Figure 13:Median Sales Price of Existing Single Family Homes; 20880
the estimated median sales price

in 495/MetroWest in 2009 was nearly twice that of the national median of $172,100.

Figure 14 shows the range and spatial distribution of both single family home prices within
the 495/MetroWest region as of 2009. Me-
dian single family home prices ranged from
$245,000 in Bellingham to $608,375 in Sher-
born. The communities with higher median
housing prices tend to be concentrated along
the eastern border of the MetroWest subre-
gion, perhaps due to their closer proximity to
Boston.

Single Family Home
Median Sales Price
2009

[ ] 245,000 - 300,000
[71300,001 -375,000 N

[ 375,001 - 450,000
[ 450,001 - 525,000 A
B 525,001 - 650,000

Figure 14:Median Sales Price of Single Family Homes, 2009

11 UMASS Amherst Center for Economic Development



HOUSINGCONTINUED

Number of Units Sold

Figure 15:Sales of Existing Condominiums, 12989

Condominium Sales
2009

2,500 - CONDOMINIUM  SALES

2,000 - Like single family homes, sales
of existing condominiums in

e 495/MetroWest have declined

1,000 in the latter half of the decade.
The past decade witnessed con-

bl dominium sales in the region
0 : , , ; . ; . . . climb from 1,532 units in 1999 to

1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 a peak in 2004 at 2,253 units,
then decline at an average an-
nual rate of 10.3% for the next

four years to reach a low of 1,325 units in 2008

(Figure 15). The biggest decline in existing

condominium sales occurred between 2005

and 2006 when the region experienced a 20%

drop in one year. The past year of 2009 saw a

slight reversal of downward trends with a

slight rise in existing condo sales back up to

1,357 units.

Within the Corridor the highest numbers of
Condominium sales in the past year occurred
in Framingham, Marlborough, Natick, and
Franklin each with more than 100 units sold.
Together these four communities account for

just under 40% of the units sold in the Corri-
[]2-10
[ ]M-25 N

[ 26 - 50
I 51 - 100 A
I 101 - 200

h A dor. The fewest condominium were sold in
//-/\ Harvard, Berlin, Sherborn, Southborough and
Bolton each with fewer than 10 units sold.

Figure 16:Condominium Sales by Town, 2009

12



HOUSINGCONTINUED
L

MEDIAN SALES PRICE, CONDOMINIUMS

Unlike single -family homes, _ 200,000
condominiums in 495/ ‘é’ $500,000 -
3
MetroWest typically sell for less % $400,000 -
than they do statewide (Figure é I
16). As of 2009, the median sales 2
price for a existing condomin- E »200;000 - ——495/MetroWest
ium in the region was estimated ;‘3’ $100,000 - e Miassadhaselis
at $218,000. This is higher than 50 f e w e e
the national median of $175,600, 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

but below of Ma g8 18 MeHiah SakstPicd of Existing Condominiums,-2099
median sales price of $252,000.

The rise and fall of the median condominium
sales prices of the state and region have fol-
lowed a similar trajectory over the past dec-
ade. In 1999, the typical condominium in the
495/MetroWest region sold for $161,250 in
real 2009 dollars. The median selling price
would nearly double over the next six years fi
estimated at $284,900 in 2005. Prices stabi-
lized over the next few years, but have fallen
by an annual average of 10% since 2007. Al-
t hough the regionds m
ued the trend of decline dropping 5.2% be-
tween 2008 and 2009, the region still fared
better than the state and nation, which de-

Condominium Median [
Sales Price 2009

[ 185,000 - 100,000

creased 7.2% and 16.3%, respectively. [[71100,001 - 250,000 N
77 250,001 - 350,000

Median condominium prices ranged from [l 350,001 - 450,000 A
I 450,001 - 600,000

$85,000 in Framingham and Marlborough, the
two municipa”ties with the |argest popu|a_ Figure 17:Median Condominium Sales Price by Town, 2009

tions within the region, to $555,100 in Sudbury.

13 UMASS Amherst Center for Economic Development



HOUSINGCONTINUED

RENTAL M ARKETS

Currently, there is no information source that reports annual estimates of the
rents at the municipal level. Therefore we use data from the Decennial Census
to characterize the rental housing market in the Corridor.

$1,000 - According to the 2000 Census,
700 roughly 26% of the

$800 -

$700 housing stock were rental units. The
5600 -
$500 -
$400 -
$300 -
5200 -
$100 -

$0 -

median gross monthly rent within
495/MetroWest was $792 according to
the 2000 U.S. Census (Figure 18). This
is well above the respective monthly
averages of $684 and $602 for Massa-

Median Gross Rent (2000 $)

United States Massachusetts 495/MetroWest

chusetts and the nation. However,

Figure 18:Median Gross Rent, 1990 and 2000

rentals in the region have actually be-
come slightly more affordable since 1990 in real
dollar terms. Real median gross rent declined by
11% between 1990 and 2000, down from $893 per
month. This rate of real decline matched the state
A both considerably lower than the nation
where rents increased by 2%.

Within the region, the town of Bolton has the
highest monthly rents of $1,331 per month, as of
the 2000 Census (Figure 19). The lowest median
gross rents within the region were found in Ber-
lin ($629/mo) and Hudson ($632/mo) at rents
less than half of the adjacent town of Bolton.

Median Gross Rent
2000

[ ]629-695
[ 696 - 756
[ 757 - 873
I 874 - 1032
B 1033 - 1331

Figure 19:Median Gross Rent by Town (2000)

14



UNEMPLOYMENT

The impact of the recent recession has clearly been felt
by 495/MetroWest . At the height of the recession in

2009, the region posted an annual average unemploy-
ment rate of 7.0% in 2009, having doubled from the re-
cent low of 3.5% in 2007 (Figure 20). This marks the

highest unemployment rate in the region since 1992
when unemployment peaked at 7.1% of the civilian la-

bor force.

Although the unemployment rate has risen sharply, the

regionds | abor force

both the Commonwealth and the nation with their re-

spective 2009 unemployment
rates of 8.4% and 9.3%. This is not
surprising as unemployment
within 495/MetroWest has con-
sistently been one to two percent-
age points below state and the na-
tional averages over the past
twenty years. The lone exception
was in during the recession of the
early 1990s, which hit the North-
east particularly hard, when re-
gional unemployment briefly ex-
ceeded national averages.

Figure 21 focuses on recent
monthly unemployment trends as
experienced over the last business
cycle. Because monthly unem-
ployment rates are prone to sea-
sonal volatility, Figure 21 also in-
cludes the 12 month moving aver-
age. The unemployment rate in

10% +

Unemployment Rate

8% -

has

f

Data Sources:
Local Area Unemployment Statistics

Unemployment data comes from the Bu-
reau of Labor Statistics, Local Area Un-
employment Series (LAUS). The unem-
ployment rate is measured by the pro-
portion of the civilian labor force that are
not employed but were seeking work.

The civilian labor force includes all civil-
ian, non-institutionalized residents age
16 or higher who are not enrolled full -
time in school. Local area unemployment
rates are not seasonally adjusted and are
subject to periodic revision by the Bureau t t e r
of Labor Statistics.
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Figure 20:Annual Average Unemployment Rates, 1990 to 2009
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Figure 21:Monthly Unemployment Rates, June 2003 to June 2010
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UNEMPLOYMENCONTINUED

495/MetroWest peaked at 8.3% in January 2010 but
has hovered at 7.4% in the months since. Even at its
January peak, unemployment in the region re-
mained notably lower than the nation (10.6%) and
state (10.4%), respectively. The sharpest monthly
climb in unemployment occurred between Decem-
ber 2009 and January of 2010, when unemployment
surged by .9 percentage points in a single month.
However, such surges are common following the

end of the holiday shopping season.

Unemployment Rate

e Communities in the southern part of the 495/

MetroWest were among the hardest hit by the reces-

[ 16%-6.8%
%53; ;j; sion. The town of Bellingham experienced an unem-
B 5.5% - 9.2% ployment rate of 10% in 2009 the only municipal-

B 9.3% - 10% . . ;
ity with an unemployment rate exceeding the na-

Figure 22:Municipal Unemployment Rates, 2009 tjong| average (Figure 22). It also had the largest
percentage point increase in unemployment from
the pre-recession period of 2007 (Figure 23). Other
communities with the highest 2009 unemployment
include Hudson (8.0%), Milford (8.0%), Norfolk
(7.9%), Berlin (7.7%), Foxborough (7.7%), Mills
(7.7%) and Wrentham (7.7%).

By contrast, communities in the central and north-
eastern portions of the region have, thus far, best
weathered the recession. Acton, Natick, and Way-
land all had 2009 unemployment rates of 6% and
among the smallest increases in unemployment

Unemployment Rate
Change 0709
(percentage points)
[ ]3.0-31

[ ]3.2-33
[]34-36
Bl37-39
Bl 40-55

from the two years prior.

Figure 23:Change in Unemployment Rates, 2605
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EMPLOYMENT TRENDS

As of 2009, the 495/MetroWest

region accounted for just under

9% of the entire employment

base of the Commonwealth.

Employment in 495/MetroWest

declined sharply with the recent

recession. As of December 2009,

the region had 218,204 full and

part-jobsfi four percent lower

than the same month one year _
Figure 24Monthly Employment Totals, Jan. 2001 to Dec. 2009

prior (Figure 24). Examining job

trends over the past nine years, we see employ- Data Sources:
The Quarterly Census of
Employment and Wages (QCEW)

L Data on employment, payroll earnings, and the
the onset of the recession in 2009. number and size of establishments comes from the

. h | ds i Quarterly Census of Employment and Wages
Figure 25 puts these employment trends in con- (QCEW) as furnished by the Massachusetts De-

text by comparing the region against the state partment of Labor, Executive Office of Labor and
. Workforce Development The QCEW is also com-
and the nation. The larger graph shows employ- .o | y referre2l02® asedeom EiShe

ment change in all three areas, benchmarked to  form number used to collect the information from
employers.

ment in the region initially declining, expanding
mid -decade, and then dropping sharply with

2001 levels. The smaller charts to the right show
The QCEW covers the employees of all businesses

the percent change in employment from one that are required to report to state unemployment
year to the next. All three areas lost jobs be- insurance bureaus. This excludes sole proprietors
. . and some government agencies. In the QCEW,
tween 2001 and 2003, with the rate of decline in employment is a count of jobs (not peoplef a sin-
495/MetroWest exceeding the nation up until gle person may hold more than one job) and in-
. . . . cludes both full -time and part -time workers. An-
2004. By mid-decade job growth in the region nual payroll includes wages and salaries paid to

recovered, keeping pace with the national recov- covered employees including commissions, bo-
) nuses, stock options, overtime and sick pay, but
ery and outpacing the rest of Massachusetts. By 45 not include non-work earnings such as pay-

2007, the national economy was beginning to ments from stock dividends, retirement payments,
. . . or public assistance. Establishment or place of

show signs of slowdown, while growth in the work refers to an economic unit that produces

region continued until 2008. 495/MetroWest goods or services at a single physical location. A

. single firm may have one or more establishments.
employment declined by 4.6% between 2008 g Y
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