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INTRODUCTIONS – PARP PROJECT 

 The Pioneer Valley 
Planning Commission 
 Andrew Loew 
 William Scanlan 

 
 The Town of Spencer 

 Adam Gaudette, Town 
Administrator 

 Michelle Buck, Town 
Planner 

 Steve Tyler, Superintendent, 
Office of Utilities & Facilities 

 Consultants 
 Community Preservation 

Associates 
 Brian Barber 
 Bill Giezentanner 
 DB Reiff 

 Lisa Davis Associates, 
Real Estate Consultants 

 Daniel Benoit, Benoit 
Design Group 



PARP STUDY AREA & GOALS 

 Property Assessment 
and Re-use Planning 
Project (PARP) 
 Have a downtown that 

Spencer and its citizens 
can be proud of 

 Accommodate future 
growth 

 Help create conditions 
for private actions 



WHAT CAME BEFORE? 

 2003 Community 
Master Plan 

 2009 Spencer Town 
Center Revitalization 
Planning Project  

 2013 Spencer 
Downtown Housing 
Study 

 Town Center Priority 
Development Study 

 And… 



INFRASTRUCTURE UPGRADES 

 Recently completed 
 Maple Street Reconstruction 

from Main to Vista Lane - $2.1 
million 

 Sewer & water upgrades on 
Maple Street - $500,000 

 Sewer upgrades on Water 
Street - $100,000 

 Elm Street bridge replacement - 
$440,000 

 Memorial Town Hall 
improvements - $1.1 million 



INFRASTRUCTURE UPGRADES 

 Recently completed 
 Water separation & 

infrastructure improvement - 
$7.4 million 

 Water upgrades – Langevin St. 
& Mechanic/ Chestnut Street - 
$180,000 

 Water St. reconstruction, 
drainage, water, sewer, 
sidewalks, roadway - $160,000 

 Adams & Clark St. 
reconstruction & pedestrian 
improvements – Maple to Ash 
St. - $400,000  
 



INFRASTRUCTURE UPGRADES 

 In the Pipeline 
 Mechanic St. reconstruction 

& pedestrian improvements 
– Main St. to Chestnut St. - 
$500,000 (2014-2015) 

 Roadway reclamation – 
Prospect, McDonald, 
Charron, Langevin & 
Pleasant View - $250,000 
(2016) 

 Main St. reconstruction - 
$3.7 million (2016) 
 

Total of $16.83 million 



INFORMATION SOURCES 

 Town leaders 
 Assessors’ records 
 On-the-street architectural 

assessment 
 Prior studies 
 Realtors 
 Banks 
 State inventories & funding 

programs 
 Zoning & other regulations 
 Registry of Deeds 
 Participants at 2 Public 

Workshops in June & October 
 You - tonight 

 



ARCHITECTURAL ASSESSMENT 

 65 properties selected for 
assessment 

 Criteria 
 Abandoned, dilapidated, or 

underutilized buildings  
 Town-owned properties that are 

vacant or underutilized 
 Focus on downtown  
 Properties that relate to other 

Town improvements 
 Includes several properties 

that may qualify for on-going 
Housing Rehabilitation 
Program funds  



ON-THE-STREET ASSESSMENT PROCESS 



ARCHITECTURAL ASSESSMENT RESULTS 

 Structural condition 
 Minor - conditions 

correctable by $ within 
normal maintenance 
practices 

 Serious – conditions 
correctable by $ beyond 
normal maintenance 
practices 

 Major - critical structural 
damage that is 
correctable only by major 
repairs 



PROPERTY DATA 



SITE & REGULATORY ASSESSMENT 

 Infrastructure – Southside 
Neighborhood Infrastructure 
Improvement Project 
 Lenard Engineering, Inc. 

inventory of roads, curbs, 
sidewalks, water lines, & 
sewer lines 

 Summary 
 Most infrastructure is in 

poor condition due to age 
 Programs to upgrade 

infrastructure are underway 
 No limitations for PARP 

project 
 

 



SITE & REGULATORY ASSESSMENT 

 Zoning 
 48 selected properties in 

Town Center Mixed Use 
District 

 11 properties in Village 
Residential District 

 6 in Commercial District 
 2 overlap Town Center & 

Village Residential District 



SITE & REGULATORY ASSESSMENT 

 Town Center Mixed Use 
District 
 Advantages 

 Allows mixed uses in a 
single building by right 

 Enables single-family 
homes to become 2-family 
by right 

 Allows many small-scale 
commercial uses 

 



SITE & REGULATORY ASSESSMENT 

 Town Center Mixed Use 
District 
 Disadvantages 

 Does not permit single-
family homes; meaning 
existing 1-family homes are 
non-conforming 

 Requires numerous uses to 
obtain special permit 

 Of 77 uses listed – 30 are 
not permitted, 26 require 
special permit, & 21 are 
permitted by right 

 



SITE & REGULATORY ASSESSMENT 

 Village Residential 
District 
 Advantages 

 Allows mixed-uses in a 
single building by special 
permit 

 

 



SITE & REGULATORY ASSESSMENT 

 Village Residential 
District 
 Disadvantages 

 Single-family & 2-family are 
only residential uses 
permitted by right 

 All other residential uses 
require special permit 

 Requires commercial uses 
to obtain a special permit 

 

 



SITE & REGULATORY ASSESSMENT 

 Commercial District 
 Advantages 

 Allows a broad range of 
activities 

 
 

 



SITE & REGULATORY ASSESSMENT 

 Commercial District 
 Disadvantages 

 Allows activities that require 
an extensive land area 

 Many such uses are likely 
to be incompatible with 
village character that 
promotes walkability 

 
 

 



SITE & REGULATORY ASSESSMENT 

 Historic Districts 
 All but 4 properties are 

inside one of the Historic 
Districts within the Town 
& would potentially be 
eligible for Historic Tax 
Credits 
 To qualify for tax credits 

property must be income 
producing, i.e. 
commercial, rental 
housing, etc. 

 



SITE & REGULATORY ASSESSMENT 

 Ownership (based on assessors’ records) 

 3 properties owned by Town of 
Spencer (including 1 small 
vacant parcel) 

 All others are privately owned 
 Several individuals or families 

own multiple properties 
 1 owns 7 properties 
 2 own 3 properties 
 6 own 2 properties each 

 14 are owner occupied 
including commercial 
properties 
 
 

 

 Environmental constraints 
 8 properties are within the 

100’ buffer of Muzzy Brook 
 An additional 8 properties are 

within 200’ 
 7 are within 100’ of a wetland 
 Small portions of 3 properties 

are within the FEMA flood 
area of Cider Mill Pond 

 6 properties are listed as 21E 
sites by MassDEP 
 4 have had underground 

storage tanks removed 
 2 have had hazardous 

chemical incident remediation 
 1 has use limitations on a 

portion of the site 



REAL ESTATE MARKET ASSESSMENT 

 
 

 

 Demographics 
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REAL ESTATE MARKET ASSESSMENT 

 Generally considered 
poor 

 Some signs of recent 
improvement in 2014 
 7.5% increase in single 

family home sales prices 
 6.2% increase in all 

property sales prices 
 

 



REAL ESTATE MARKET ASSESSMENT 

 
 

 

 Recent property sales & 
rental data 
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REAL ESTATE MARKET ASSESSMENT 
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OPPORTUNITIES & OBSTACLES 

 Opportunities 
 A village where homes, 

jobs, & shopping are 
close to each other 

 Many attractive buildings 
with historic character & 
potential for reuse 

 Walkability – convenient 
shopping 

 Rt. 9 traffic = business 
potential 
 



OPPORTUNITIES & OBSTACLES 

 Opportunities 
 Large inventory of vacant 

& underutilized 
properties 

 Demand for a variety of 
retail & service facilities 

 A poor market in a rising 
economy offers 
opportunity for investors 

 High traffic volumes on 
Main Street 



OPPORTUNITIES & OBSTACLES 

 Opportunities 
 Historic & architecturally 

significant structures 
 Town investments in 

upgrading infrastructure 
 Several vibrant local 

farms & businesses 
 Spencer Fair = people 
 Other events 
 Broad range of potential 

reuse for many buildings 
 



OPPORTUNITIES & OBSTACLES 

 Opportunities 
 Reuse example – Natick 

Center for the Arts reuse of 
abandoned fire station as a 
performing arts venue 

 Non-profit housing developers 

 

Northampton – Village Hill Northampton – Paradise Pond Apartments 



OPPORTUNITIES & OBSTACLES 

 Obstacles 
 Weak real estate market/ 

economy 
 Negative perceptions 
 Appearance of some 

buildings 
 Circulation issues 
 School reputation 
 Burdensome process for 

obtaining special permits 
 



RE-USE RECOMMENDATIONS 

 Re-use options 
 Rehab existing structure 
 Change use 
 Mixed uses 
 Tear-down & build new 
 Tear-down & reuse lot for 

open space or parking 
 Other 

 
 



RE-USE RECOMMENDATIONS 

 Implementation steps that 
may help 
 Regulatory changes 
 Tax incentive programs 
 Loan programs 
 Property-owner training 

programs 
 Private/public development 

corporations 
 Economic development 

strategies 
 Technical assistance 

programs 
 Other 



IMPLEMENTATION PLAN 

 Recommend re-use 
strategies for individual 
or “packages” of 
properties 
 Strategies for owners & 

residents 
 Rehab, re-use, rebuild 
 Regulatory changes 
 Financial programs 
 Home ownership 

programs 

 



IMPLEMENTATION RECOMMENDATIONS 

 Information for property 
& business owners & for 
potential developers 
 Market 
 Financial assistance 
 Historic Tax Credits 
 Tax Increment Financing 
 Façade/ Storefront 

improvement program 
 Successful examples 



IMPLEMENTATION RECOMMENDATIONS 

 Area development 
packages 
 Gather together 

properties to make a 
difference 

 Economies of scale 
 Opportunities for parking 

and green spaces 
 Several key development 

parcels 



Re-Use Example – 200 Main Street – 1 Linden 
Street & 170 Main Street 



IMPLEMENTATION RECOMMENDATIONS 

200 Main – 1 Linden 170 Main 



Re-Use Example – Main Street/Mechanic Street/ 
Wall Street Area 



IMPLEMENTATION RECOMMENDATIONS 

59-61 Wall 11 Cherry 



IMPLEMENTATION RECOMMENDATIONS 

124 – 126 Main 134 Main 



IMPLEMENTATION RECOMMENDATIONS 

 Redevelopment of Town-
owned properties 



IMPLEMENTATION RECOMMENDATIONS 

 Not-for-profit 
redevelopment for 
housing 

Mass Development – Northampton – 
Village Hill Apartments 

 



IMPLEMENTATION RECOMMENDATIONS 

 Develop tax incentives 
 Historic Tax Credits 
 Tax abatement during 

construction 
 Tax Increment Financing 

(TIF) program 
 Property taxes foregone 

for up to 20 years for 
property improvements 

 Owner uses savings to 
help finance 
improvements 

 Town has increased 
revenue after relief period 



IMPLEMENTATION RECOMMENDATIONS 

Before  

 Façade & storefront 
improvement program 

After  



IMPLEMENTATION RECOMMENDATIONS 

 Zoning 
recommendations 
 Shorten time for 

reviewing special permits 
 Increase number of uses 

allowed without special 
permits 
 For example, allow shoe 

repair, tailoring, dry 
cleaning, and similar uses 
in TC District 

Town Center District 
Uses Listed = 74 
Uses Permitted = 20 
Special Permit = 24 
Not Allowed = 30 

 



IMPLEMENTATION RECOMMENDATIONS 

 Improve/ enforce sign 
control regulations 

 Alter parking regulations 
 Permit shared parking 
 Allow parking 

requirements to be met 
off-street within 400 feet 

 Allow increased density 
in Town Center & Village 
Residential Districts 



IMPLEMENTATION RECOMMENDATIONS 

  Implement Town Center 
Revitalization Study 
recommendations 
 Improve pedestrian 

environment 
 Enhanced sidewalks/ 

crosswalks 
 Street trees where 

appropriate 

 Better signage for parking 



IMPLEMENTATION RECOMMENDATIONS 

 Economic development 
initiative 
 Meet with property 

owners/ developers 
 Retain & grow 

businesses 
 Assistance for obtaining 

& managing funding/ 
grants 

 Organize events to 
showcase local 
businesses 
 

 



RECOMMENDATIONS FOR EACH PROPERTY 

 Recommended property 
treatments 
No Action – 9 buildings 

owner occupied residences may 
quality for Residential Rehabilitation 
Program 

Minor Residential Rehab – 20 
buildings 

Window replacement, new siding, 
insulation, new heating system, etc. 
$50 to $100/sf 

Major Residential Rehab – 15 
buildings 

complete demolition of the existing 
building systems down to the 
structural studs - $125 to $150/sf 

Minor Commercial Rehab – 4 
buildings 

storefront renovation; masonry 
repointing, re-roofing, etc. - $70 to 
$100/sf 

Major Commercial Rehab -  13 
buildings 

demolish all existing mechanical & 
electrical systems & replace existing 
elements of the building envelope 
and interior - $150 to $200/sf 

Demolition – 6 properties 
Redevelop or provide green space/ 
parking 

demolition would be a last resort for 
historically significant buildings 

Redevelop – 2 vacant lots 
Building site, parking, or green space 

 



RECOMMENDATIONS FOR EACH PROPERTY 



COMMENTS & SUGGESTIONS 

 We want your 
suggestions 

 How can Spencer’s 
Town Center move 
forward? 
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