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INTRODUCTION  

PROBLEM IDENTIFICATION  

The Town of Hatfield adopted its Housing Production Plan in December of 2015. Key findings of this report 

suggested that almost 28% of homeowners and 45% of renters in Hatfield are “cost burdened,” which means that 

they spend more than 30% of their income on housing. It also found that based on recent home sale prices and 

market rates rents that there are not enough homes in Hatfield to meet the demand that exists among individuals 

and households that meet the income thresholds established to qualify for affordable housing. In addition, only 

47(3%) of the homes in Hatfield were qualified as affordable to those earning up to 80% of the area median 

income for the region. In order to reach the 10% affordable housing goal established by the Massachusetts 

Comprehensive Permit Law of 1969-Chapter 40B, Hatfield needs to add an additional 123 affordable units to its 

housing stock. Lastly, while the demographics of Hatfield—and the region as a whole—continue to shift towards 

the desire and/or need for units in multifamily developments, single family home construction in Hatfield 

continues to outpace multifamily production  by approximately a 2 to 1 margin.  

Hatfield’s Housing Production Plan proposed a total of 48 strategies to help address their identified needs and 

challenges. A number of strategies that would likely create more housing choices through regulatory action were 

considered. They included:  

 Studying Hatfield’s existing optional density bonus for affordable housing (Section 6.67 of Zoning Bylaw) 

to understand why it has not been used to date.  

 Studying the adoption of an inclusionary zoning bylaw 

The objective of this work, funded by the District Local Technical Assistance Program, is to advance these two 

particular strategies and in turn implement key components of the Town’s Housing Production Plan.  

KEY FINDINGS  

1. Residential development in Hatfield is happening at a very slow pace. Since 2000, Hatfield has seen an 

average of six residential structures built a year. Of these residential structures, the majority (65%) have 

been single family homes. While communities like Northampton and Hadley- both which border Hatfield- 

continue to experience significant growth pressure, Hatfield has not experienced this same growth. 

Hatfield’s topography and current land use patterns play a role in this phenomenon. A significant portion 

of the land in the eastern part of Hatfield is currently active farmland, is in the flood plain and/or has the 

presence of wetlands. Land west of the Route 5 is more rugged with areas of steep slopes and rocky soil. 

This part of town also lacks access to public water and sewer stymieing development. All of these factors 

are likely contributing to a limited supply of buildable land in Hatfield, which is driving up the costs of 

land.  

2. This absence of development pressure is likely limited. In Hatfield, because of their historic and current 

agricultural practices, large swaths of land are owned by individuals.  Many of the current farmers are 

nearing retirement age and there is speculation that, in many cases, the younger generation won’t take 

over the family business. This could lead to the large swaths of land being sold and developed. It is likely 

then, that the Hatfield will begin to experience the growth pressures that its surrounding communities are 

feeling. Ensuring that affordable housing is being built alongside these new potential units will be integral 

to ensuring that Hatfield meets the goals outlined in its Housing Production Plan.  
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3. Areas currently zoned for the affordable housing density bonus are not advantageous. Hatfield’s 

affordable housing density bonus is currently only available in developments in the mixed-use overlay 

districts in town. These overlay districts are located along the Route 5 and 10 corridor and in the town 

center. The overlay districts along the Route 5 and 10 corridor are predominantly industrial and 

commercial land uses and most of the land in the overlay districts in the town center currently have 

limited redevelopment potential due to government ownership. 

RECOMMENDATIONS  

It is recommended that the following be done: 

1. Adopt an Inclusionary Zoning Bylaw. As outlined in its Housing Production Plan, the need for affordable 

housing in Hatfield exists and this need is bigger than the existing stock of affordable units. The adoption 

of an inclusionary zoning bylaw will help Hatfield work towards meeting the existing need in the 

community and will help to ensure that affordable housing is integrated into developments across the 

community, rather than concentrated in a few distinct districts.  

2. Remove the Optional Affordable Housing Density Bonus in the Mixed-Use Overlay District. If an 

Inclusionary zoning bylaw is adopted by the Town of Hatfield, most developments (those with five or 

more units) will be mandated to provide affordable units. Those that won’t be subject to the bylaw could 

voluntarily provide affordable units and in return take advantage of the cost offsets outlined in the 

bylaw—one of which is a density bonus. Thus, this density bonus provision will be redundant and 

unnecessary.  

DEVELOPMENT TRENDS 

IN HATFIELD  

Development in Hatfield has been on a downward trend since the early 2000s. Data suggests that there was some 

increased activity prior to the economic downturn of 2008. In the years since the economic downturn, 

development has increased slightly, but has not returned to the levels seen in the early 2000s. (Chart 1)  
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Chart 1: New Buildings in Hatfield 
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Source: MassGIS- Hatfield Assessor’s Data 

Ninety structures have come online in Hatfield in the last 14 years. Eighty-five of those structures (94%) were for 

either single family or multifamily. (Chart 2) The other structure built included a retail center, medical office, 

industrial building and a farm building. 

 

Source: MassGIS- Hatfield’s Assessor’s Data 

Of the new housing units built between 2000 and 2014, 35% were units in multifamily structures. (Chart 3) These 

27 units were spread across seven developments. The largest multifamily developments included a 10-unit 

building built in 2001 and two 4-unit developments built in 2004 and 2007.  The remaining units were in 2- and 3- 

unit developments. 
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Chart 2: New Buildings in Hatfield by Land Use Type 
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Development in Hatfield is not geographically concentrated in any particular parts of town.  Development since 

2000 has, however, been more likely to occur in areas with access to sewer and/or water. (See Map in Appendix A) 

In order to be considered affordable and included in the state’s subsidized housing inventory, homeownership 

opportunities must have a purchase price that is affordable to those earning between 70 and 80% of the Area 

Median Income
1
. In the Pioneer Valley, this means that affordable homeownership units can be sold at or below 

approximately $185,000. According to the Town of Hatfield’s Assessor Data, the homes that were built since 2000 

were valued at between $236,100 and $804,800 and had an average value of $438.475. (These values include the 

structure, land and additional improvements on the property.) Thus, none of the developments built during this 

time would have been considered affordable. Furthermore, land values associated with these developments range 

from $45,000 to $210,000. In most cases (63% of the time), the land alone cost more than half of the affordable 

sale price limit.   

 

Source: MassGIS- Hatfield’s Assessor’s Data 

 

IN SIMILAR TOWNS  

The Town of Hatfield’s Planning Board identified the following communities as communities they felt they were 

most like or that faced similar challenges: Whately, Granby, Southampton, Hadley, Belchertown, and Southwick. 

These towns have had varying levels of success with achieving their 10% affordable housing goal. Of the seven 

towns, only Hadley has met its goal of having more than 10% of its housing stock deeded as affordable—

approximately 13%. Three percent of Hatfield’s housing is deeded as affordable, which falls in the middle of the 

range (0.3-6.4%) of the other towns.  

Between 2010 and 2015 Hatfield population grew by 0.5%. Of the six other towns, only Whately saw its population 

decline during this time period. The other five towns (Southwick, Southampton, Belchertown, Granby and Hadley) 

all saw their population increase by 1.2-9.15%-- surpassing the population growth rate of Hatfield. Overall, Hatfield 

                                                                 
1
 http://www.mass.gov/hed/community/40b-plan/sale-prices-and-rents.html  
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Chart 4: Home Costs in Hatfield vs. the Affordable Housing Limit  
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has experienced a slower rate of population growth than its comparable towns likely caused by the similar slow 

growth in housing units.  

In 2015, approximately 25% of Hatfield’s housing stock was occupied by renters and the other 75% was owner-

occupied. When comparing this to the other towns selected, Hatfield is one of the communities with a higher than 

usual percentage of renter occupied units. Other towns with similar occupancy make ups included Hadley (73% 

owner occupied and 27% rental occupied) and Belchertown (77% owner occupied and 23% renter occupied). The 

other communities typically saw a split of 85% owner occupied and 15% renter occupied.  

For more detail data for each comparison town, see Appendix B.  

DEVELOPER INSIGHTS 

During this process we spoke with a few developers that have completed projects in the Town of Hatfield. Overall, 

developers shared that they had a good experience conducting business in the Town. It was noted that Planning 

Board was reasonable and worked to make sure that development was possible in town, while still ensuring that 

the town’s regulations were adhered to.  

The developers that we talked to were unaware of the Optional Affordable Housing Density Bonus provision that 

currently exists within the Mixed-Use Overlay district—even though they were developing housing or developing 

in those zones. While the developers didn’t feel that they had enough information to weigh in on how the 

adoption of an Inclusionary Zoning By-Law might impact their ability to develop housing in the Town of Hatfield, 

they did not outright oppose its adoption.  
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AFFORDABLE HOUSING DENSITY BONUS 

The Town of Hatfield adopted a mixed-use overlay district (Section 6.6) into its zoning bylaw in 2014. The purpose 

of the district was to encourage the development of multiple use properties, such as buildings with retail or office 

space on the ground flood and residential units on the upper floors. The areas in Hatfield zoned for the mixed-use 

overlay district were selected because of their transportation access and/or access to utility services—two key 

things needed to support higher density development. There are a total of 58 parcels in the mixed use zoning 

district and they are concentrated in four nodes throughout town. The two largest nodes are located along Routes 

5 and 10—one at the southern edge of town near the I-91 interchange and the other in the northern section of the 

corridor near the other I-91 interchange. The remaining nodes are located in the Town Center district of Hatfield.  

Section 6.67 of the mixed-use overlay district includes an optional affordable housing bonus. The bonus was 

created as a way to incentive more privately owned affordable housing units in Town. Developers that designate at 

least 10% of the housing units in their mixed development as affordable (income limits set at 80% of the Area 

Median Income) are eligible for a 25% increase in the number of dwelling units permitted. These units must be 

deeded as affordable in perpetuity. The density bonus can be used in an existing structure if they will lead to net 

increase in the number of dwelling unit. The density bonus does however exempt mixed-use infill developments 

from this bonus.  

To date, there has been limited mixed-use development in the overlay district and not a single developer has taken 

advantage of this optional affordable housing density bonus.  

ISSUES 

EXISTING CONDITIONS OF PARCELS IN MIXED-USE ZONING DISTRICT 

Almost of all (91%) of the parcels in the mixed-use 

zoning district are already developed. The structures 

currently in place date back to as early 1792 and no 

structures have been built since the overlay district 

was created in 2014. The existing structures on the 

parcels result in a mix of land uses across the 

district. A majority of the parcels (34%) are 

commercial uses, 32% of the current uses are 

residential and 18% are industrial.  The remaining 

parcels are occupied by government uses or are 

vacant. Of the vacant parcels, only 3.4% meet the 

minimum lot size and required frontage to be 

developed under the mixed use district dimensional 

requirements.  

A closer look at the four nodes of mixed use district zoning shows that the land use types vary greatly among the 

nodes. The node near the Northampton town line has a number of large industrial uses and a smaller mix of 

residential and commercial. A high concentration of industrial uses is likely a deterrent for residential 

development, due to the possible nuisances.  The node in the town center closest to the river is made up of 

predominantly governmental uses. These parcels are under the direct control of the city and to date still function 
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for town purposes. These parcels, while they may be in areas conducive for mixed use development, won’t be 

redeveloped until the facilities are no longer needed by the town—something that is not likely in the near future.  

Of the 9% of parcels that are considered developable, three of the five parcels can’t be developed under the 

mixed-use overlay district because they don’t meet the dimensional requirements. Two of the parcels fail to meet 

the minimum lot size required for development and another does not have adequate frontage. Thus, only two 

parcels with the mixed-use overlay district are vacant and could be developed. This severely limits the possibility of 

mixed use development and affordable housing in these overlay districts.  

ZONING REQUIREMENTS 

Developing in the mixed-use in the mixed use overlay district requires a special permit and a traffic study. While 

this is a way for the town to ensure that they are getting a good development, these requirements add uncertainty 

and time from the developer’s perspective. Uncertainty and can lead to delays, which can increase project costs. 

Some developers may opt to instead develop what can be done by-right and avoid the overlay district and its 

additional requirements.   

WATER AND SEWER  

Three out of the four nodes zoned as mixed-use overlay districts have access to sewer and water. The northern 

most node of mixed use zoning has limited water access and no sewer access. However, even with access to the 

Town’s sewer and water system development might not be feasible because the capacity of Hatfield existing sewer 

and water systems are strained.  Anthony Lastowski from Hatfield’s Water Department shared that the Water 

Department is reaching the limits outlined in its withdrawal permit from the Massachusetts Department of 

Environmental Protection. Without a new increased withdrawal permit, which is expensive, the town is limited in 

its ability to add more large water users to the system. Additionally, while the sewer system has capacity in its 

pipes to carry more wastewater and sewage, the wastewater treatment plant would require major improvements 

in order to process the waste. Without access to town water or sewer facilities mixed-use developments at a 

density that would be high enough to make affordable housing feasible would be almost impossible.  

CONFLICTS WITH OTHER ZONING INCENTIVES 

The Mixed Use Zoning Overlay in some areas has an underlying business zoning. The business zone is a receiving 

area for increased density through Hatfield’s transfer of development rights zoning provision. This would mean 

that large commercial and industrial uses could be clustered in these areas. These uses aren’t ideal neighbors for 

mixed-use housing that includes residential uses.  

AFFORDABLE HOUSING DENSITY BONUS IN OTHER TOWNS 

Zoning ordinances for Whately, Granby, Southampton, Belchertown, and Southwick were reviewed to see if they 

offered any type of affordable housing density bonus.  Southwick and Belchertown did not offer any type of 

affordable housing incentive. The bonuses for other towns can be found in detail below. See Appendix C for copies 

of the relevant zoning ordinances. 
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WHATELY 

The Town of Whately incentivizes the development of affordable housing units in Article VII-Growth Control 

Section 171-40.B.3 of its zoning bylaw. It is important to note that Whately only allows 10 building permits per 

year as a form of growth control and a developer is typically only allowed to apply for one building permit per year. 

The Town has a point system, which provides a bonus in the form of extra building lots allowed within a 

development based on the number of points earned. Applicants need to earn 40 points in order to get a 10% 

building lot bonus. If 20% of the units in a development are affordable to those earning at or less than 80% of the 

area median income for 30 years, a developer can receive 20 points. The only other option that yields as many 

points is the creation of a 55 years or older development. Other options that garner points include habitat 

conservation, designs compatible with the existing community character, cluster developments, and energy 

efficiency measures.  

Whately’s bylaws provides an additional affordable housing bonus. Because an individual can only acquire one 

building permit per year, the town has allowed for a developer to apply for acquire up to five building permits at 

one time if the proposed development will have at least 25% of its units set as affordable.  

These provisions have been in Whately’s zoning bylaw since at least 1991. Given that Whately only has 2 units of 

affordable housing on the Subsidized Housing Inventory, it is likely that these development incentives are not 

widely used.  

SOUTHAMPTON 

Southampton has an Inclusionary Housing bylaw that requires that any new development over 10 units must set 

aside 10% of its units for those making less than 80% of the Area Median Income. Their inclusionary zoning bylaw 

includes a “Voluntary Inclusionary Housing Bonus” (Section XVII.04.5.g). If a new development that isn’t subject to 

the inclusionary mandate (has less than 10 units) deeds 10% of its units as affordable, the developer is eligible to 

take advantage of affordable unit cost offsets. These cost offsets include:  

 The minimum lot area per dwelling unit normally required in the applicable zoning district may be 

reduced by twenty percent (20%) 

 Waiver from one or more of the dimensional requirements 

 Waiver from one or more of the subdivision regulations  

 Waiver from filing fees by 50% 

 Affordable units may take the form of a duplex. 

 The addition of up to two market rate units for each affordable unit provided. The minimum lot area per 

dwelling unit normally requires in the applicable zoning district may be reduced by 20 percent to permit 

up to two additional market rate units for each on affordable unit required. (This is not applicable if the 

developer chooses to donate land or makes a fees-in-lieu-of-units payment.) 

Southampton adopted its Inclusionary Zoning Bylaw, which includes the Voluntary Inclusionary Housing Bonus, in 

May of 2014. Since its adoption, no developer has taken advantage of the bonus.  

GRANBY 

Granby’s affordable housing density bonus is identical to Hatfield’s current bonus. The “Optional Affordable 

Housing Bonus” (Section IV.4.46) is included in Granby’s Mixed-Use Development Overlay District. Like Hatfield, it 
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allows for a 25% increase of dwelling units in developments that set aside 10% of their units for those earning up 

to 80% of the area median income. It also includes the provision that prohibits infill development projects from 

taking advantage of this density bonus. Granby’s Mixed-Use Development Overlay District is located at the five 

corners section of town—which includes a concentration of commercial and residential uses. This density bonus 

was adopted in March of 2014 and no one has taken advantage of the density bonus to date.  

RECOMMENDATIONS  

In regards to the Optional Affordable Housing Density Bonus, the Town of Hatfield’s Planning Board has three 

options to pursue. They include: 

1. Keep the density bonus as is and wait for the market demand to yield units. Changes to the bylaw 

would include removing the provision that prohibits infill development from taking advantage of this 

density bonus. The Town should also add in language that ensures that these affordable units are 

administered in a way that makes them eligible for DHCD’s Subsidized Housing Inventory and thus 

count towards Hatfield’s 10% affordable housing goal.  

2. Keep density bonus and expand to other areas of town that have developable land, such as area 

zoned for Town Center development. Changes to the bylaw would include removing the provision 

that prohibits infill development from taking advantage of this density bonus. The Town should also 

add in language that ensures that these affordable units are administered in a way that makes them 

eligible for DHCD’s Subsidized Housing Inventory and thus count towards Hatfield’s 10% affordable 

housing goal. 

3. Remove the optional affordable house density bonus from the mixed-use overlay district. This option 

should only be followed in the Town of Hatfield anticipated adopting an Inclusionary Zoning bylaw. 

The Inclusionary Zoning bylaw would require affordable housing units in developments in all zoning 

districts and would provide for cost offsets to help defray the costs of requiring these affordable 

units. The Inclusionary Zoning bylaw would also include cost offsets for developers that would like to 

provide affordable units in developments that are not subjected to the requirements in the 

Inclusionary Zoning bylaw. 

The Hatfield Planning Board has chosen to pursue Option #3. The updated zoning bylaw, which needs to be 

adopted at Hatfield’s Annual Town Meeting, can be found in Appendix D. Additionally, the Inclusionary Zoning 

bylaw, which was prepared for adoption at Hatfield’s Annual Town Meeting can be found later in this report.  
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INCLUSIONARY ZONING  

INTRODUCTION  

The Pioneer Valley Regional Housing Plan defines inclusionary zoning, as:  

“Inclusionary zoning is a regulatory tool for creating new affordable rental and ownership opportunities in 

 connection with market-rate housing development. For this reason, it is most effective in communities 

 with strong housing markets. Inclusionary housing policies may be mandatory or voluntary, and either 

 require or offer incentives for developers of market-rate projects to set aside a modest percentage of 

 units for low- and moderate income households, helping to create diverse, mixed income neighborhoods 

 and disperse affordable housing throughout the community.
2
” 

In this sense, inclusionary zoning can take many forms. Hatfield’s affordable housing density bonus would be 

considered inclusionary zoning. In addition, communities that have established Chapter 40R Smart Growth Zoning 

Districts have a form of inclusionary zoning. (Chapter 40R Smart Growth Zoning Districts are a voluntary program 

that requires a 20% affordable housing unit set-aside for new development that the community is allow to be 

denser than what would be allowed using the base zoning district requirements.) 

In the most traditional sense, Inclusionary Zoning is a zoning bylaw that requires the inclusion of affordable 

housing units in developments that have over a certain number of units. This is the form of inclusionary zoning that 

is being explored and drafted for Hatfield in this project.  These bylaws can be applicable to developments in all 

zoning districts, certain zoning districts or on projects that require a special permit. Towns have the flexibility to set 

their own unit thresholds and the required number of percentage of affordable units that must be set aside. 

Inclusionary Zoning bylaws typically give developers a number of ways that they can meet the requirement. These 

include building the affordable units in the development that triggered the requirement, developing the affordable 

units off-site in another location, paying the town a fee that is equal to the costs associated with developing the 

unit, and/or donating land that would be equal in value to unit they aren’t building. Additionally, towns have the 

option to include cost off-sets that developers may use to ease the burden of meeting the inclusionary zoning 

requirements.  

TOWNS IN THE PIONEER VALLEY WITH INCLUSIONARY ZONING BYLAWS 

In the Pioneer Valley only three towns have adopted a mandatory Inclusionary Housing Zoning Bylaw. These towns 

include Hadley, Southampton and Amherst. Details of their bylaws, which vary immensely, are explored below.  

See Appendix E for copies of each town’s Inclusionary Zoning Bylaw. 

 

 

 

 

 

                                                                 
2
 Pioneer Valley Regional Housing Plan. February, 2014.  
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Summary of Inclusionary Zoning Bylaws currently adopted in the Pioneer Valley 

 Hadley  Southampton  Amherst 

Year Adopted 2006 2014 2005 

Units Built to Date 1 0 6 

Application  All projects with will 
result in a net increase 
of 6+ units 

All projects that will result in 
a net increase of 10+ units 

All projects requiring a special 
permit that will result in a net 
increase of 10+ units 

Affordability 
Requirement 

15% of the units must 
be affordable  

10% of the units must be 
affordable  

1-9 units: none 
10-14 units: 1 affordable 
15-20 units: 2 affordable 
21+ units: 12% of total unit 
count 

Unit Provision  Allows for construction 
on site, off site, fee-in-
lieu of payment or land 
donation 

Allows for construction on 
site, off site, fee-in-lieu of 
payment or land donation 

Units must be built in the 
development 

Cost Offsets 
Provided 

No cost off-sets 
provided 

-Lot area per dwelling unit 
reduced by 20% 
-Waiver from one or more 
dimensional requirement 
-Waiver from one or more 
subdivision regulation  
-Waiver from filing fees by 
50% 
-Density Bonus- 2 additional 
market rate units for every 
affordable unit 
-May take form of a duplex 

No cost off-sets provided 

HADLEY  

The Town of Hadley adopted their Inclusionary Zoning bylaw in November of 2006. Hadley has had one unit of 

affordable housing built as a result if its bylaw and has a number of units in the pipeline.  

Hadley’s inclusionary zoning requirements apply to developments in all housing units that will result in a net 

increase of six or more dwelling units. (This includes subdivisions and elderly and/or handicapped person housing.) 

The bylaw requires that at least 15% of the units in the development subjected to the regulation be affordable.  

The developer can meet this requirement by building the units on-site, building the units off-site, paying an 

equivalent fees-in-lieu of payment or donating land equal to the value of the affordable units.  

SOUTHAMPTON  

Southampton adopted its Inclusionary Zoning bylaw in May of 2014. Southampton’s Inclusionary Zoning bylaw 

applies to all projects that will result in a net increase of ten or more dwelling units. The requirements of the bylaw 

are applicable in all zoning districts, although cluster developments are exempt. Southampton requires that 105 of 

the units in the project be affordable. The developer can build the unit on-site, build it off site, pay an equivalent 

fees-in-lieu of payment or donate land equal to the value of the affordable units. To date, no affordable units have 

been built in Southampton 
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AMHERST 

The Town of Amherst adopted their Inclusionary Zoning bylaw in 2005.  To date, six affordable units have been 

built because of this requirement and another 12-13 units are expected in the near future. Amherst has seen very 

few units as a result of their Inclusionary Zoning, even as development has boomed in town, because their 

Inclusionary Zoning bylaw only effects projects that require a special permit based on their use. In the last five 

years, Amherst has tried to modify their Inclusionary Zoning bylaw to make it apply to a broader range of projects, 

but the attempts have failed at Town Meeting due to a variety of reasons.   

The inclusionary zoning regulations in Amherst apply to all residential developments that require a special permit 

and will result in additional new dwelling units. The required affordable unit provision varies based on the total 

number of units in a development. Developments with less than 10 units do not require affordable units. Those 

with 10-14 units require that a minimum of one unit be affordable; those with 15-20 units require that a minimum 

of 2 dwelling units be affordable; and those with 21+ units require that 12% of the total unit count be affordable. 

These units must be dispersed through the development and must be comparable to market-rate units in terms of 

the quality of their designs, materials and general appearance. Amherst does not allow developers to build their 

units off-site, pay a fee-in-lieu of payment, or donate land of equal value. 

The bylaw requires that 49% of the affordable unit be eligible and countable on the Subsidized Housing Inventory. 

It also requires that affordable homeownership units be permanently available for low- and moderate-income 

buyers. Rental units must maintain their affordability rents for a minimum of twenty years.  

RECOMMENDATIONS  

The Hatfield Planning Board felt that with some minor changes, the Southampton Zoning bylaw was the one that 

most met their needs. The Planning Board felt that all residential developments in all of Hatfield’s zoning districts 

should be subject to this Inclusionary Zoning bylaw.   Hatfield elected to emulate Amherst’s sliding scale unit 

requirement in order avoid a lot of developments that included one unit short of triggering the Inclusionary Zoning 

bylaw. The Planning Board also felt it was important to require the mandated affordable units into the 

developments in order assure that the affordable units don’t get clustered along Route 5 and Route 10. There was 

also concern about taking fees-in-lieu of payments given the town’s limited capacity to develop the units 

themselves.  

Hatfield’s Inclusionary Zoning bylaw, which will need to be adopted at Annual Town Meeting, can be found in 

Appendix F.  
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APPENDIX 

APPENDIX A- POST-2000 DEVELOPMENT MAP 
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APPENDIX B- DATA METRICS OF COMPARATIVE TOWNS 

 

 Hatfield Southwick Belchertown Whately Southampton Granby Hadley 

Census Data 

2010 

Population  3,279 9,502 14,649 1,496 5,792 6,240 5,250 

Housing Units 1,645 3,878 5,584 699 2,248 2,644 2,024 

# owner occupied 1,065 3,061 4,428 577 1,898 2,578 1,381 

# renter occupied 418 676 1,014 88 328 66 596 

Owner Vac Rate 0% 0% 0.3% 0% 0.7% 2.9% 0% 

Renter Vac Rate 0% 8.6% 0% 0% 0% 0% 0% 

2015 

Population  3,297 9,640 14,838 1,391 6,022 6,322 5,324 

Housing Units 1,623 3,898 5,932 652 2,532 2,475 2,483 

# owner occupied 1,168 2,968 4,429 498 2,194 2,021 1,675 

# renter occupied 388 598 1,287 93 200 341 613 

Owner Vac Rate 0% 2.4% 0.6% 0.6% 0% 0% 0.5% 

Renter Vac Rate 0.6% 0% 0% 0% 2.1% 0% 4.4% 

Median HH Income $65,451 $80,444 $76,881 $73,229 $79,858 $86,910 $65,625 

% below poverty 7.3% 5.4% 9.2% 3.6% 5.4% 4.5% 6.8% 

 

DHCD SHI Inventory 

# affordable units 52 168 387 2 44 66 285 

%  3% 4.50% 6.40% 0.30% 1.90% 2.70% 13% 
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APPENDIX C- DENSITY BONUS BYLAWS 

1. Town of  Whately Article VIII Growth Control  

2. Town of Southampton Inclusionary Zoning Bylaw 

3. Town of Granby Mixed Use Overlay District 
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Town of Whately Article VIII Growth Controls
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Town of Southampton – Inclusionary Zoning Bylaw (voluntary component is folded into this)
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Town of Granby Mixed Use Overlay District
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APPENDIX D- DENSITY BONUS BYLAW FOR TOWN MEETING ADOPTION 

Remove the following from Section 6.6 Mixed Use Development in Hatfield’s Zoning Bylaw:  

6.67 Optional Affordable Housing Bonus  

A. At least ten (10%) percent of the total dwelling units in a mixed use development may be designated as 

 affordable housing. Affordable housing will be defined as those residential units affordable to a household 

 earning up to eighty percent (80%) of the median income in Hatfield’s statistical area.  

B. The affordable housing units shall include resale, lease or rental controls that will ensure continued 

 affordability by future low and moderate income households. Deed restrictions or similar devices shall be 

 used to limit future sale or rental prices for these purposes.  

C. The affordable units may be located in an existing structure if their construction constitutes a net 

 increase in the number of dwelling units in the development.  

D. A bonus of twenty-five percent (25%) additional dwelling units – over and above the allowable density - 

 may be awarded if the above criteria are met.  

E. Mixed Use Infill developments shall not qualify for this Affordable Housing Bonus.  

  



43 
 

APPENDIX E- INCLUSIONARY ZONING BYLAWS 

1. State Smart Growth/Smart Energy Toolkit Inclusionary Zoning Model Bylaw 

2. Town of Hadley Inclusionary Zoning Bylaw 

3. Town of Southampton Inclusionary Zoning Bylaw 

4. Town of Amherst Inclusionary Zoning Bylaw 
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State Smart Growth/Smart Energy Toolkit Inclusionary Zoning Model Bylaw 
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Town of Hadley Inclusionary Zoning Bylaw 
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Town of Southampton Inclusionary Zoning Bylaw 

 



57 
 

 



58 
 

 



59 
 

 



60 
 

 



61 
 

 



62 
 

 



63 
 

 

 

 

 



64 
 

Town of Amherst Inclusionary Zoning Bylaw
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APPENDIX F- INCLUSIONARY ZONING BYLAW FOR TOWN MEETING ADOPTION  

Town of Hatfield  

Inclusionary Zoning Bylaw- Draft- 03/08/18 

Formatting shown here may not be consistent with the version that gets inserted into the zoning bylaw.  

 
01.0 Purpose and Intent 

The purpose of this bylaw is to: 

 expand housing opportunities 

 promote economic diversity in our community, and 

 include affordable housing in typical market-rate housing development 

 address the need for affordable housing documented in the Town of Hatfield’s Housing 

Production Plan 

At minimum, affordable housing produced through this regulation should be in compliance with the 

requirements set forth in G.L. c. 40B sect. 20-24 and other affordable housing programs developed by 

state, county and local governments. It is intended that the affordable housing units that result from this 

bylaw be considered as Local Action Units (LAU) under the Local Initiative Program (LIP) Program, in 

compliance with the requirements for the same as specified by the Department of Housing and 

Community Development (DHCD). Definitions for affordable housing unit and eligible household can be 

found in the Definitions Section. 

02.0  Definitions  

Affordable Units: Housing units which the Planning Board finds are affordable for rent or purchase by 

eligible households making 80% of the median household income for the Springfield Metropolitan 

Statistical Area as calculated by the U.S. Department of Housing and Urban Development, or less, with 

adjustments for family size, provided that there are deed restrictions, easements, covenants or other 

mechanisms to ensure that the units are affordable in perpetuity.  

Affordable Deed Restriction: A deed restriction of Affordable Housing meeting statutory requirements in 

MGL c. 184, § 31, and the requirements of this bylaw. 

Eligible Household: An individual or household whose annual income is at or less than 80% of the area-

wide median income as determined by the United States Department of Housing and Urban Development 

(HUD), adjusted for household size, with income computed using HUD's rules for attribution of income to 

assets.  

Inclusionary Housing Plan: A document that outlines and specifies the development's compliance with 

each of the applicable requirements of this Bylaw as part of the approval of a development project. 

Income, Low or Moderate: A combined household income which is less or equal to 80% of median income 

or any other limit established under MGL c. 40B, its regulations or any amendment thereto. 
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Income, Median Household: The median income, adjusted for household size, for the Springfield 

Metropolitan Statistical Area published by or calculated from regulations promulgated by the United 

States Department of Housing and Urban Development, pursuant to Section 8 of the Housing Act of 1937, 

as amended by the Housing and Community Development Act of 1974, or any successor federal or state 

program. 

03.0  Applicability 

1. In all zoning districts, the inclusionary zoning provisions of this bylaw shall apply to the following uses: 

a) Any project that results in a net increase of five (5) or more dwelling units, whether by new 

construction or by the alteration, expansion, reconstruction, or change of existing residential or 

non-residential space; and 

b) Any subdivision of land for development of five (5) or more dwelling units; and 

c) Any Congregate Housing for the Elderly or Disabled housing development that includes five (5) or 

more dwelling units and accompanying services. 

d) This bylaw further stipulates that the project shall not be segmented or phased to avoid 

compliance with the provision of this bylaw either by filing a plan for the subdivision or land or 

the filing of a so-called approval not required plan (ANR) or by any other means. ANR filed under 

the same ownership within five years will be considered as under the provision of this bylaw. A 

development that occurs on adjacent parcels under common ownership shall be considered one 

development.  

2.  Upon determination that an application falls under this regulation, the Hatfield Planning Board will 

review the application until it is completed or approved. The Hatfield Housing Committee will be 

provided copies of all relevant documents and will have ample time to supply the Planning Board 

with comments and concerns. 

04.0  Special Permit and Additional Submission Requirements 

1. The development of any project set forth in Section 03.0 (above) shall require the grant of a Special 

Permit from the Planning Board. A Special Permit shall be granted if the proposal meets the 

requirements of this bylaw. The application procedure for the Special Permit shall be as defined in 

Section 5.0 of the Town’s Zoning bylaw.  

2. In addition to the Special Permit submission requirements outlined in Section 5.0 of the Town’s 

zoning bylaw, the following is required:  

a. Inclusionary Housing Plan: In addition to the requirements outlined in Section 04.0, the 

Applicant shall present to the Planning Board an Inclusionary Housing Plan that outlines 

and specifies the development’s compliance with each of the applicable requirements of 

this bylaw as part of the approval of a development project. The plan shall specifically 

contain, at a minimum, the following information regarding the development project; 

i. Preliminary Plan: 

1. A general description of the development, including whether the 

development will contain rental units or individually owned units, or 

both; 

2. The total number of market rate units and affordable units in the 

development; 
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3. The total number of attached and detached residential units (as 

applicable); 

4. The number of bedrooms and bathrooms in each market rate unit and 

each affordable unit; 

5. The square footage of each market rate unit and each affordable unit; 

6. The location within any multiple-family residential structure and any 

single family residential development of each market rate unit and 

each affordable unit; 

7. Floor plans for each affordable unit; 

8. The amenities that will be provided to and within each market rate 

unit and affordable unit; and 

9. The pricing for each market rate unit and each affordable housing unit 

and proposed condominium fees if applicable. 

ii. Final Plan: 

1. All of the information required for the preliminary Inclusionary 

Housing Plan pursuant to 04.02.a.i; 

2. The phasing and construction schedule for each market rate unit and 

each affordable unit; 

3. Documentation and plans regarding the exterior appearances; 

4. Affirmative Fair Housing Marketing Plan as defined by the 

Massachusetts Department of Housing and Community Development 

(DHCD). The developer (Developer) is responsible for resident 

selection, including but not limited to drafting the resident selection 

plan, marketing, administering the initial lottery process, and 

determining the qualification of potential buyers and/or tenant. The 

Developer is responsible for paying for all of the costs of affirmative 

fair marketing and administering the lottery and may use in-house 

staff, provided that such staff meets the qualifications set forth by 

DHCD. The Developer may contract for such services provided that any 

such contractor be experience and qualified under the standards set 

forth by DHCD. 

b. Draft regulatory agreement for submission to DHCD 

c. Draft affordable housing deed rider to be recorded with the Registry of Deeds 

05.0  Requirements 

1. Affordable Housing Contribution: All residential development resulting in additional new dwelling 

units shall provide affordable units at the following minimum rates:  

 

Total Development Unit Count Required Affordable Unit Provision 

< 5 units None* 

5 – 10 units Minimum of one (1) dwelling unit  

11-20 units Minimum of two (2) dwelling units 

21-30 units Minimum of three (3) dwelling units 

For every additional 10 units or portion thereof, a minimum of 1 additional affordable unit must be 

provided.  
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*While the provision of affordable units is not required for developments containing less than 5 units 

under this section, the Bylaw encourages affordability and provides for incentives. [Section: 05.03] 

 

2. Methods of Affordable Housing Contribution: The affordable units required under this bylaw must be 

constructed on-site  

 
3. Affordable Unit Cost Offsets: To facilitate the objectives of this Section 05.0, the applicant may 

request and the Planning Board may approve, the following in exchange for the provision of 

affordable housing units: 

a) The minimum lot area per dwelling unit normally required in the applicable zoning district may 

be reduced by twenty percent (20%) or to an amount considered reasonable by the Planning 

Board. 

b) Waiver from one or more of the dimensional requirements specified in Section 4 of the Town of 

Hatfield’s Zoning bylaw. 

c) Density Bonus. The Planning Board may allow the addition of up to two market rate units for 

each affordable unit provided. The minimum lot area per dwelling unit normally required in the 

applicable zoning district may be reduced by 20 percent to permit up to two additional market 

rate units for each one affordable unit required in Section 04.1 (above).  

d) Voluntary Inclusionary Housing Bonus. New affordable housing development that is not subject 

to Section 03.0 and exceeds the requirements specified in Section 05.01.a may receive the same 

benefits specified in Sections 05.03 when the development is approved by the Planning Board. 

The net increase in housing units shall not exceed fifty percent (50%) of the original property 

yield before any density bonuses were applied. 

 

06.0 Provisions Applicable to Affordable Housing Units: 

 
1. Siting of affordable units: All affordable units constructed or rehabilitated under this Bylaw shall be 

situated within the development so as not to be in less desirable locations than market-rate units in 

the development and shall, on average, be no less accessible to public amenities, such as open space, 

as the market-rate units. The Planning Board in its sole discretion makes the final determination of 

the suitability of the siting of the affordable units. 

2. Minimum design and construction standards for affordable units: Projects containing affordable units 

shall meet the standards set forth by the Massachusetts Department of Housing and Community 

Development Local Initiative Program (LIP).  

3. Timing of construction or provision of affordable units or lots: The Inclusionary Housing Plan, Section 

04.02.a, and the development agreement shall include a phasing plan that provides for the timely and 

integrated development of the affordable housing units as the development project is built out. The 

phasing plan shall provide for the development of the affordable housing units concurrently with the 
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market rate units. Building permits shall be issued for the development project based upon the 

phasing plan. The phasing plan may be adjusted by the Planning Board when necessary in order to 

account for the different financing and funding environment, economies of scale, and infrastructure 

needs applicable to development of the market rate and the affordable units. The phasing plan shall 

also provide that the affordable housing units shall not be the last units to be built in any covered 

development. Additionally, the building inspector will not grant a Certificate of Occupancy for any 

unit in the development, until the required affordable units have been completed.  

07.0  Maximum Affordable Purchase Prices and Rents 

1. Maximum affordable purchase prices and maximum affordable rents shall be affordable to low- or 

moderate-income homebuyers or tenants in the development. Maximum affordable purchase prices 

and maximum affordable rents shall adhere to the current low- or moderate-income limits as 

determined by the U.S. Department of Housing and Urban Development (HUD) applicable to the 

Town of Hatfield and shall satisfy the Massachusetts Department of Housing and Community 

Development's Local Initiative Program (LIP) affordability requirements. The applicant shall submit a 

proposed schedule of maximum affordable purchase prices or rents with the inclusionary housing 

application. 

08.0      Preservation of Affordability 

1. All affordable housing units created under this Inclusionary Housing bylaw shall be subject to an 

affordable housing restriction ensuring that the affordable housing units provided under this 

ordinance will be permanently (99 years) available for purchase by eligible buyers, and available for a 

minimum of thirty years (30 years) in the case of rental housing and must be eligible for listing on the 

State’s Chapter 40B Subsidized Housing Inventory. Toward that end, the applicant is required to enter 

into a regulatory agreement with the Town of Hatfield and DHCD. The Planning Board encourages the 

applicants use the state’s “model” regulatory agreement. To reduce delays, applicants are required to 

submit a draft regulatory agreement with the submission requirements for the Special Permit so that 

regulatory agreement details can be worked out during the permitting process. It is the applicant’s 

responsibility to prepare a complete regulatory agreement for signature by the Town and DHCD, to 

obtain the necessary signatures and to record a fully executed agreement at the Registry of Deeds 

prior to the issuance of any building permits.  

2. In addition, for-sale units must be protected by a deed rider that “lock in” an affordable housing 

purchase price upon resale. The Town encourages applicants to use the state’s “model” affordable 

housing deed rider. Applicants are required to submit a draft affordable housing deed rider with the 

special permit application so that details can be worked out during the permitting process. This 

document must be fully executed and submitted to the Planning Board prior to the issuance of a 

certificate of occupancy and must also be recorded with the Registry of Deeds at the time of transfer 

of ownership.  

3. Finally, the regulatory agreement requires an annual monitoring procedure to verify that affordable 

homeownership units remain owner-occupied and that affordable rental units are occupied by low- 

or moderate-income tenants at rents they can afford. The applicant is responsible for making 

monitoring agreements with an organization qualified to provide this service on behalf of the Town. 

Since DHCD will not approve affordable housing units for inclusion on the Subsidized Housing 
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Inventory unless a satisfactory monitoring plan is in place, it is in the applicant’s interest to purchase 

this service from a qualified organization.  

09.0  Conflict with Other Bylaws  

The provisions of this bylaw shall be considered supplemental of existing zoning bylaws. To the extent 

that a conflict exists between this bylaw and others, the more restrictive bylaw, or provisions therein, 

shall apply. 

010.0  Severability  

If any provision of this bylaw is held invalid by a court of competent jurisdiction, the remainder of the 

bylaw shall not be affected thereby. The invalidity of any section or sections or parts of any section or 

sections of this bylaw shall not affect the validity of the remainder of the Hatfield’s zoning bylaw. 

 


