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(HPP), which is a program administered by DHCD and authori2dddsachusetts Chapter 40B to

encourage communities to take a proactive approach to affordable housing development and to

meeting their 10% affordable housing goal. This HPP is valid for a five year period from the approval

date by DHCD. Upon expiratithis HPP may be renewed.
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EXECUTIVE SUMMARY

TheTown of South Hadlegeeks taassure thasafe, high qualithomesare available and affordable to
people of all economic means. Thisusing production plan presentiata,analysisandrecommended
actionsto achievethis goalwhile sustaininghe character oSouth Hadley

As 0f2014 thereare 7,091yearround housing units isouth Hadley. {ihese, 39@units (5.6%)are
consideredsffordable toindividuals andamilies earning up t80%of the area median incom@MI) for
the region($65,800per year for a family of foun 2015. South Hadley needs to add another 313
affordable homes to reach the 10% affordahlsusing goaéstablished by thélassachusetts
Comprehensive Permit Law of 1969 Chapter.40B

South Hadlegurrently offersa variety ofrental and homeownership ofins many of which are
affordable toindividuals and familiesf varying economic means. However, housing affordabiiithe
coming yearsvill continue to be challengeby an overall shortage ¢fousingproduction in
Massachusettsalong with increasingnarketdemand for homes iplaces likeSouth Hadley

To address these challengelistHousing Productionl&n has been produced with the guidance and

input ofthe South Hadley Planning Board, and input fiechnical advisa andcommunity residentslt

odzAft Ra 2FF G(GKS FTAYRAY3IE FyR &GNF(iS3ASa RA&aOdaAaasSR
40RSmart Growth Zoning Overlay DistiiictSouth Hadley Fallg addition, the jan is intended to

provide information and resources that will suppoontinued discussion and action on housing needs.

The plan finds the following challenges in the housing market are most important to address:
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to lead to anincreasen individualsliving on a fixed income and/or requirispecial
accommodations within their home3rends also suggest an increased demand for walkable
areas where older individuals have access to the amenities necessary to meet daily needs.
Homes that are equipped to handle aging in place, located in walkable areas and/or are
affordable will be in high demand and the existing stock in South Hadley will not meet this
existing need.

f Rental units, both marketate and affordable, are a limited séSy & 2 F { 2dzi K | |
stock.Approximately onef 2 dzNIi K 2 F { 2 dziil K bk terRd UpibaQidithe Ketalza A Y
vacancy rate is extremely loffordable units in South Hadley areparticularlylow supply,
with an eight to ten year waitlidor subsidizedental units Lastly, in South Hadley and across
the region, the development of rental units has stagnated, limiting even the number of market
rate apartments available.

1 In many instances the current zoning in South Hadley requires thatunin lot sizes be %2 acre
or larger. Theseequirements mearthat even if a small home were built on the |atwould still
be unaffordablebecause of the cost of the land. This creates a barrier of entry into the market
F2NJ YIye GKI G @dstgsssocidted Fith MBe péréelS of Kaid Jakescially
difficult for thosefirst time homebuyers trying to enter the marke




The plan considers a wide range of options to address these fundamental housing markeigesal@f
these, the followindl4 actions have been ranked by the Planning Board and stakeholders as having the
highest priority, based on their effectiveness:

1. Create a Housing Partnership to serve as the advocate for pidtc affordable housing
development.

2. Identify and pursudinancial resources to be used to leverage state, federal, and private funding
of affordable housing development.

3. Create partnerships with areas institutions to collaborate on formation of resource pools to
develop affordable housing.

4. Reconsider adoptinthe Community Preservation Act, as at least 10% of the surcharge must be
used for affordable housing programs.

5. Adopt guidelines that encourage landscaping, site layout, building typology, and open space
designs that maintain the rural and semaral chaacter of the largdot zones.

6. Establish flexible standards for mixade developments to ensure integrated and walkable
designs with a variety of building types, lwerk spaces, common open spaces, shared parking
and other appropriate features.

7. Provide @nsity, parking reduction, and other incentives for the integration of affordable
housing into mixed used development.

8. Seek to condition any new Comprehensive Permit projects on affordability provisions which run
in perpetuity, or provide for the Town taalve the right to purchase such units upon the
expiration of the affordability protections.

9. Create zoning incentives (density bonuses, flexible bulk requirements, parking reductions, etc.)
for development of affordable housing. This could be done as aarexpn of the existing 40R
district or by creating additional 40R districts centered at commercial nodes.

10. Enforce maintenance codes on existing housing units to prevent their falling into disrepair

11. Continue and expand the existing CBBGded Housing Retbilitation Program to provide
feasibility assessments as to rehabilitation of housing units, and grants for necessary repairs,
upgrades, and hazard abatement. Consider requiringeBgible affordability restrictions in
return for funds.

12. Have staff, oftials and local stakeholders attend Mass Fair Housing Center and HAPHousing
trainings on renter and homebuyer rights; landlord rights and responsibilities; and common fair
housing violations.

13. Adopt a Fair Housing Bylaw to require equal access and aeeals for resolving allegations of
unequal housing and discrimination.

14. Create a Fair Housing Committee to resolve Fair housing disputes, possibly as a subcommittee
under the proposed Housing Partnership/Housing Trust.




1.INTRODUCTION

1.1 Background

Historically, rental and ownershhpusing in South Hadley ibeen considered affordable for most
residents, but this has begun to change in recent years as two larger national trends collide: the costs of
housing have been increasing rapidiiile houghold income has not. Many factors contributettee

price of housing, household growth and historicallpw interest ratesncrease housing demand, while
increasednaterialcosts,building coderequirements preddory lending practicesncreased assesde

value, and increasing HOA and utility feask to increase housing costddeanwhilg localzoning laws

that favorlarger and more expensive homes, NIMBYiSaderal financing policieand other

considerations limit housing production, especially fouking types that are now experiencing

increased demandOn the income side, national economic shifts that have dampened wage growth are
exacerbated by an increase in singleadwinner households, fixeidcome households, and disabled
persons. At the sane time increasingcosts associated with transportation, fodwealthcare and other
necessities compete for household income.

The resultin attractive placespew homesand tolesserextent older homeshave seen &aremendous

rise in their sales andental prices.Certainly South Hadley and most other Pioneer Valley towns have

been spared the full strength of these trends, but the fact remains that housing in the town is becoming
unaffordable for a growing number of residentsideed, onethird of resdents responding to a survey

conducted for this plan said they probably could not afford to buy the home they live in at its current

market value.Children who grew up in the community are now facing the possilbiiit they may not

be able to stay andaise their own families locallj.ongterm residents, especially the elderly, are

finding they areless able to maintain their homes and keep up with increased expenses, but are pressed

to find alternative housing that better meets their current lifelsty. Families are finding it more

RAFTFAOMzAE & (2 dodz dzlJré LIIzZNOKIF aAy3 fFNAHSN) K2YSa | a
homeownership.Lower-wage workers or people with disabilities who are squeeaeatof the private

housing marketare particulaly burdened and are ever more reliant on subsidized housWigiting lists

2T mMn @SEFENE 2N Y2NB F2N) {2dziK || Rt SeQa LJzmfAO K2 dz

1.2 Defining Affordable Housing

The U.S. Department of Housing and Urban Development (HUR) bnd & | O K éparBrient &f Q 5

Housing and Community Development (DHOR)Y & A RS NJ K 2 dzif & ioBseholthFsma NRI 6 f S ¢
more than 3060f their total income on mortgage or rent, utilities, insurance, taxes, HOA fees, and

related costs Householdshat pay more than 38o0f their total income for housingan beconsidered

a O DBHINR S y SrRRyhave diffitulty affordingevery daynecessitiessuch as food, clothing,

transportation and medical care A householgaying between 30% to 50% of their inconoe fiousing




is considered2 0 Y 2 ROMINRSYES RG 2T hajing nage $hEr2509Rai their income on
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Since very wealthy households may spend a large percentage of income on housing yet hawa plenty

income left for necessities, HUD and DHCD also take into account a ho3&ualohein relation to

regional norms.TheArea Mediany O2 YS 06! aL0 A& OI f OdehdridaSGMMAUNB Y G KS
Surveyeach yearand measures the median family imoe of a Metopolitan Statistical Area (MSA)

that is, half the households in the MSA earn more, half earn less. South Hadley is within the Springfield

MSA which includes Hampden and Hampshire Counties. The Springfield AMI in 3683230

From theAMI, income benchmarkare derived based on family sizegelncome limits for a family of
one are significantly lower than those for a family of four) and used to determine eligibility for federal
and state housing programs. The three most commonly a$eddable housing benchmarks are:

1 Low Income (LK 80%or lessof Area Median Income (AMI).
1 Very Low Income (VI4)50%or lessof AMI
1 Extremely Low Income (ELI30%or lessof AMI

Ly &42YS aKAIK Oz2aié¢ a{! ax | Rddnaveragf telits. The Splintsfield G A 2 v
a{! Aa y20 O2yaARSNBR aKAIK O2alodé

FY2015 Benchmarki¢come Limits for Springfiel1SA. AMI = $68,200

Low Income:

46,000 52,600 59,150 65,700 71,000 76,250
S0%AMI $ $ $ $ $ $

Very Low Income:

29,150 33,300 37,450 41,600 44,950 48,300
S0%AMI $29, $33, $37, 4L, 44, $48,

Extremely Low hcome

17,500 20,000 22,500 24,950 28,440 32,580
30%AMI $17, $20, $22, $24, $28, $32,

Source: U.S. Department of Housing and Urban Development

Affordable housing in lslssachusetts usually referstiousing that is reserved for households with

incomes at or below 80% of the area median incaridis is becaugbe 80% benchmark is one thfe

criteria for ahousinguniti 2 6S f AaGSR 2y 51 / 5 Qa&SH) dkich i tReroffiGaR | 2 dza A
fAAG 2F FFF2NRIOES K2dzaAaAy3d GKFG O2dzyda G261 NRa |
Comprehensive Permit Law, or MGL Chapter 40B as it is cAdesthown above, in FY2015 8@% of

AMI thresholdfor the Springkld area was $6500 for a family of four




1.3 MGL Chapter 40Bhe SHland Housing Production Plans

Contemporary governmental response to housing affordability has tendedotmote theincrea® of

housing supplyusually by two means: reducing bargdo private housing production andubsidization

of incomerestrictedhousingunits. TheMassachusetts Comprehensive Permit Law of 1@&9first of

its kind in the countryalso knowras MGL Chapter 40Betsa goal foreachofti KS / 2 YY2y 6 S| £ (1 KQ
cities and towngo ensure at least 10%f homes within their boundaries qualifs affordable DHCD

maintains a Subsidized Housing Inventory (SHI), updated annually, nebislds the number of

gualifyingaffordable housinginits in each town ands portion of the yearround housing stock.

To qualify for the SHI, housing units must meet several criteria:

1 Unitsmust be rented or sold to @lividualsor families who ear80%or lessof the areamedian
incomefor the region in which the municipality is located

9 Sale prices or rents must be setreonthly housing costs (rent or mortgage, PMI, taxes,
insurance, HOA fees, utilities) does not exceed 30% of monthly income ifadigidual or
family earning 80% of area median income (AMThis varies blyousehold &e,unit size and
the income levels in the chart above.

1 The income qualification must be recorded on the deed, for a period of 15 years for
rehabilitated housing and 30 yesdfior newly created units. The deed restriction defines
maximum permissible resaprices or subsequent rental prices.

1 Units must be ented or sold according to statpproved affirmative fair marketing standards.

1 Buyersface qualifications concerning income, includiingited assets ($27800for age
restricted buyers; $7900for non-age restricted)

1 10% or more of the units in a development must have at least 3 bedroomseagicted,
assisted living, and other specialty developments are exempt, and DHCD may waive the
requirement for small projects (under 10 units), or if it renslarproject infeasible.

1 In a marketrate rental or assisted living development, if at least 25% of units are reserved for
80% AMI individuals or families or if at least 20% are reserved for 50% AMI individuals or
families, then ALL of the units in the déwement are eligible. This is to encourage minimally
subsidized market rate projects as a means for creating affordable housing.

Incommunities that have ndt OKA S@S R / K% affar&abilityrthneshOdesidentialdevelopers
who propose nevprojeds that will createaffordable housingre entitled to receive gingle
comprehensive permitrom the local zoning board of appeatsfectively overriding locdbcation,
density, and othestandards Communities that have met and maintain the 10% goalreot subject to
the comprehensive permit acceptance requirement.

As of 204, therewere 7,091 yeairound housing units in South Hadley, of which 396 units (5.6%) were
listed onthe SHI.Thus another 313SH#listed housing unitare neededo reach thel0% affordable
housing goal established IGhapter 40B.




South Hadley SHlisted Housing Units, 2016

DHCD Name Address Expires Comp. | Subsidizing
Id # Permit? Agency

2853 Lathrop Village 69 Lathrop St.  Rental Perp. DHCD
2854 Lathrqo Village 69 Lathrop St.  Rental 48 Perp. No DHCD
2855 Newton Manor 643 Newton St. Rental 40 Perp. No DHCD
2856 nla 27 Abbey Lane Rental 8 Perp. Yes DHCD
2857 Abbey St. Abbey St. Rental 12 Perp. Yes DHCD
2858 Hampshire Cty RHZ North St. Rental 2 Perp. No DHCD
2859 Riverboat Village River Lodge Rd Rental 170 Perp. Yes DHCD
4460 DDS Group Homes Confidential Rental 24 N/A No DDS
9144 Hubert Place 93 Canal St. Rental 44 2048 No e

DHCD

Total SHI Units in South Hadley 396 5.58% of housing stock
SourceDHCD

To helpcommunitiesmeetthe 10%goal andbe proactivein the development of affordable housing,
Chapter 40EB:ncouiages municipalities to prepaigousing Production PlaiHPP) Ths a specific type

of plan authorized byhe legislationand adminigered byDHCD. Implementation of an HPP can relieve
the municipality of the obligation to issue a comprehensive permit to developers of residential projects,
provided that the HPP is 1) approved by DHCD attteX)umber of affordable units in the townear
increased bt least 0.5% of totaiousing stoclkeach yearand documented by DHCD in an annual
certification of complianceln South Hadleyproduction of at least 3 units of SHlisted affordable
housingproduction each yeailis necessary for compliare.

Municipalities with DHCRapproved HPPs receive preference overiti?P communities for certain
state grant funds. Additionallyf,a community is certified compliant, decisions made by the Zoning
Board of Appeals to deny a comprehensive permit veiltllbemed consistent with Local Needs under
Chapter 40Bbytha i I 4 SQ& | 2 dza A y 3 and wilLB8 tipheid ag a2mdterotilansS S




1.4 Plan Componentsnd Process

DHCD has published guidelines for developingsing Production PlaHPP) Theseessentiallyrequire
communities to: 1) Complete a comprehensive housing needs assessment that takes into consideration
both local and regional housing needs and identifies opportunities and constraints to meeting needs;
and 2) Develop strategies to enaliti¢o meet its affordable housing needs, including an explanation of
how constraints will be mitigated’hePlanmust show how the community will meet its annual

affordable housing production goal (creation of affordable units equaling or surpassirgf ye#r-

round housing stock).

{2dziK | I Rt SeQa | 2dzaAy3 t NBPRdzOGA2Y tfly LINBaSyda R
the Town and offers a program of actions that are geared toward achieving the annual progress goal and
ultimate 10% affordal@ housing goal. The plan is organized into the following chapters:

w Chapter 1: Introduction (context and applicable laws and regulations).

w Chapter 2: Housing Needs Assessmdati{ographiceand housing stock over time).

w Chapter 3: Housing Market Conditiomeyiew of opportunities and constraints to housing
development).

w Chapter 4: Action Plan (recommendations to improve affordable home development that
I RRNBaasSa GKS ¢2¢6yQa K2dzaAy3d ySSRaovo

To develop the Plan, the Town contracted with the Pioneer ValleynRPig@€ommission (PVPC). The
¢ 2 ¢ Ylanaing Board, with support from the Town Planner, served as the reviewing body for the HPP

PVPC began work on the plan in July 2015. A community survey was conducted from October 10
through November 15Rublic presenations and conversations were conducted with the South Hadley
Planning Board on the following dates:

1 May 23, 201&; Findings of Chapter 40B, and demographic and housing statistics research.
Approximatelyl0 people attendedhe community meeting

9 June 16, @16¢ Discussion of affordable housing goals, constraints to housing production, and
potential locations for housing developmertpproximatelyl5 people attendedhe community
meeting

1 June 27, 2016 Discussion ofonstraint mitigation and potential mearns increase affordable
housing productionApproximatelyl0 people attendedhe community meeting

A draft plan was submitted to the Planning Boardririew onOctober 13 2016. A general community

meeting to review the plan was held ddovember 3, 2016. Thefinal HPPwill need to beapproved

locally by theSouth Hadley lBnningBoard and Suth Hadley Elect Board before it can kecceptedby
DHCDasavalidHP®2 NBOSA OS ( KNPI2yREdZILINRAIFSLOLGSAF2ty FNRY GKS /
comprehensive permitDHCD musipprovethe HPP by verifying thgt 2 dzG K |  Rf S@ Q& I yy dz- f
housing unit production goal is met each year.




1.5 Data Sources andlethod

Data for this report was gathered fromvariety of available sources including: the U.S. CensusaBure
(1990, 2000, 2010 U.S. Decennial Census and theZ2ll, 20.0-2014 American Community Survey);
the Warren GrougReal Estate and Financial Informatitdassachusetts Department of Housing and
Community Developmentylassachusetts Department of Employnmemd Training; Massachusetts
Department of Revenugnd Massachusetts Omartment of Education

Local resources include8outh Hadley & & S & &4 2 Nebush HadeyFDe@adnient of Public Warks
South Hadleyublic Schos] and South Hadley Conservati@ommissionState andegional resources
included: the Pioneer Valley Planning Commis&RiPC)Citizens Housing and Planning Association
(CHAPA), Massachusetts Housing Partnership (MHP), Massachusetts Community Preservation Act
Coalition, andHAPHousing

The following foumplans were consulted in detail and provided significant context and guidance for the
development of this fan.

South Hadley Master Plan (2010)

South HadleyDpen Spce and Recreation Plan (262219)

Pioneer Valley Regional HousingrP{2014)

Fair Housing and Equity Assessment for the Knowledge Corridor (2014)

=A =4 =4 =4




2. HOUSING NEEDS ASBIEBS

Thischapter presents a housing neealssessment for South Hadlewn overview ofdemographic and
housingcharacteristicandtrendsthat providethe context within which strategies can be developzed
and meet affordable housingjoals.

2.1 Population and Household Trends

The2014 American Community Survey (produced by the US Census) estimaiadation of17,723

people live in South Hadleyrhis is a 1.2% increase since the 2010 Census. While that growth rate
remains higher than many other Pioneer Valley towns, it is nowhere near the rapid population increases
seen in the heyday of suburbanization follogt®50. Population moded anticipae continued lav level
increases going forward, similar to most Valley towns but far below statewide or national growth rates.

South Hadley Population Projections 2020 to 2035

+1.2% +2.5% +3.6% +4.2% +_4.7%

Census 2010 ACS 2014 Projection Projection Projection  Projection
2020 2025 2030 2035

Source: Longerm Population Projections for MaRegions and Municipalities.
Henry Renski, Susan StratdlassDonahue Institute, March 2015

Several broad demographic changes affecting the region will influence local housing markets over the
coming decades. Each of these is discussed in detail below.




Trend 1:The number ohouseholds isncreasing more rapidly than population.

Like most communities in theioneer Valley regiqhe number of householdm South Hadley has
increased at faster rate than the number of people from 1990 to 2010, reflectitrgnd of smaller
households The number of people living in a housing unit (a household) has been declining for decades
in the U.S.as more people live alone, have no childreave fewer childrenor divorce

South Hadley Population, Households, Families, 12900

20,000
1.9%
18,000 3.1% —
16,000 P\caidcnta,
14,000 17514
12,000
10,000 Households,
8,000 11.9% - 3.1% .6793
6,000 B
4,000
1.5% -1.2% ili
2,000 Families, 4156
0
1990 2000 2010

Source: US CensBsireau

In South Hadleyseveralagerestricted senior housing developmerdad smaller collegbousing
developmentsvere built in the 1990s and 2000s, which resulted in more households with srizier
average household sizeBiving aeper, we see changes taking place in the types of househadldse
are important to understand, since housing needs are closely related to household typology.

Trend 2:The types of buseholds are shifting as the numberof householdswith children decease and
the number of people living alone increases

South Hadley has seen a decrease in the numbboo$eholdswvith children in the last decade,
decreasin@% to become less than a quarter of all households in the toWmis accompanies a general
deaease in the size of families as well, as people have fewer children, later in pfrticular, the
number of 2parent families with children dropped significant}§§.8%), and now constitute only 16%
of all households.Ramilies are defined by the @&is Bureau as a householder and one or nuher
persorswho are related by birth, marriage or adoptjoframilieswith a single parenhead of
householdincreased 11.6%, such that single parents now const26% ofall householdsvith children.
Three-quarters of singlgparent families are femakaeaded.

10



Thisis not an uncommon trend in suburban towns of the Pioneer Vadlegt will have ramifications on
housing demand as fewer households make location decisions based on schools or othezrthdd
amenities andhosetownsg A G K | f F NHS LRNIA2Yy 2F K2dzaAy3a aidz2o0]
families compete for decreasing share tfose families. Moreovesingleparent households more
regularly encounter difficulty affording a place tha safe with enough bedrooms and living space
because there is usually only oimeome to support the familyAn estimatedhree-fourths of all
families led by a single parent in Massachusetts do not earn enough money to make ends meet,
accordingto 2013 studyd &€ (G KS / NR G ( S y.(TrBaystuélyZornd tha &ingle gakealiying
in Massachusettaeedsto earn $65,880 a year to pay for food, housing, child care, health care and
other basic needs for one scheadied child and another in prescho&hile South Hadley has fewer
singleparent households than both the region and the state can expect increased demand for
cheaper and shorteterm housing It should be noted thatémilies with children are a protected class
under federal law, and Mssachusetts has made it unlawful to discriminate based on marital status.

South Hadley Households by Type, 2010

m Husbandwife no children
m Husbandwife w/ children
Single parent w/ children
Other families
Unrelated housemates

m Living alone under 6¢

7% - m Living alone over 6¢

Source: US Census

Another key trend is the increase in people living alone, which rose by 10.5% for those under 65 years
old as more yang people delay marriage and chrtgaring and more midife marriages endAs the

general population aged, the number of singiésyears and older also increased at an elevatatd
(7.6%)and now constitute 14% of the total househald@#is is similato the region as a whole (11%).
Taken together changed$o household typesuggest the towrand region arexperiencing aecreasdn
demand for larger housesith many bedroomsand an increaskpreference for units gearetbwards
smaller familieschildesscouples and individuals.

11



South Hadley Households by Type, 2000 to 2010

% Change
2000 2010 2000- 2010
# % HHs # % HHs
Husbandwife, no children 2,084 31.6%| 2,112 31.1% 1.3%
Husbandwife w/ children 1,315 20.0%| 1,094 16.1% -16.8%
Male heal, no spouse w/ children 88 1.3% 115 1.7% 30.7%
Female head, no spouse w/ childre 343 5.2% 366 5.4% 6.7%
Other family arrangements 378 5.7% 469 6.9% 24.1%
TOTAL FAMILIES 4,208 63.9%| 4,156 61.2% -1.2%
Non-family, 2+ people, no children 245 3.7%| 298 4.4% 21.6%
Non-family households w children 129 2.0% 150 2.2% 16.3%
Living alone under 65 1,102 16.7%| 1,218 17.9% 10.5%
Living alone over 65 902 13.7%| 971 14.3% 7.6%
TOTAL NORAMILIES 2,378 36.1%| 2,637 38.8% 10.9%
TOTAL HOUSEH@LD 6,586 100.0%| 6,793 100.0% 3.1%
Households with person under 18 | 1,875 28.5%| 1,725 25.4% -8.0%
Households with person 65+ 2,102 31.9%| 2,178 32.1% 3.6%
Average household size (all) 2.33 2.25 -3.4%
Average family size 2.93 2.85 -2.7%

Source: US Census Bureau.

Not shown in the chart above is the fairly large number of people in South Hadley (2200, or 12.6% of the

L2 LJdzf F A2y 0 fAGAY 3T Ay a3 bddretgichaljfatlitioklingrbidy thamest KS  / Sy & dz
hospitds, college dormitories, military barracks, group homes, missions, and shelters.

2 A0KAY GKS OFGS3I2NE 27F 3INE JAVYIj deid NIiA WE This BBrgeydS ¥ & RS §
accounted for by the 2,189 students enrolled at Mount Holyokdée@eland living in campus

dormitories?!

Trend 3:The population is aging and the large Baby Boom generation is entering retirement
Meanwhile, the Millennial generation is entering the housing market

Between 2000 and 2010, the median age in Southéyadise from 38.4 to 40.6 years old, and will
continue to age, according to population projections. This trend is consistent with Bibeeer Valley

tazdzyd 128218 / 2f f $tHS/wadntholyokeSedunboutbadtsReried@d #1£3/15.
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towns, asthe large Baby Boomegeration (people born 1946 to 196dhtersretirement age and fewer

working age and children replace themKS 3INJ LK 06Sf2¢ aKz2ga {2dziK 1} RfS
cohort¢ ignoring the dramatispikesof 15Hn & S| NJ 2f Ra Ol dzZASR o6& az2dzyd | 2¢
clear aging of the large group of Boomers is occurring. Algworthy: the large increase in the 85+

population, and a sizeable decrease in children as young families decline between generational bumps.

South HadleyPopulationby Age Cohort
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Source: US Cengugeau

Longterm population projectiondor SouthHadley by the WMass Donahue Ingtite groups the ages
differently, but similar trends are apparent. Their projections for the decades from 2010 to 2030 show:
1 The portion of residents ages 29 and younger will fall significantly, by approximatéy for
the cohorts 10 to 19 and 20 to 29.
T ¢KSNB gAftft 0SS Ly S@Sy 3ANBI GSNJ
drops 0f-11.4% in ages 40 to 49 arB.7% in ages 50 to 59.
1 The portion of residents age 60 and older will increase dramitidrom 25.6% for people age
60 to 69, 41.1% for people age 70 to 79, and 17.7% for people age 80 and older.

v A

SOftAYS Ay (KS L
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South Hadley Population Projections by Age

Age Group Czeonlssj S Projection 2020 Projection 2030
4 4 % Change 4 % Change
from 2010 from 2010

Total 17,514 17,967 2.6%| 18,273 4.3%
0-9 1,473 1,464 -0.6%| 1,464 -0.6%
1019 2,626 2,482 -5.5%| 2,439 -7.1%
20-29 2,780 2,697 -3.0%| 2,582 -7.1%
30-39 1,743 1,907 9.4%| 1,845 5.9%
4049 2,366 1,910 -19.3%| 2,124 -10.2%
5059 2,442 2,472 1.2%| 2,058 -15.7%
60-69 1,815 2,414 33.0%| 2,440 34.4%
70-79 1,169 1,545 32.2%| 1,985 69.8%
80+ 1,100 1,076 -2.2%| 1,336 21.5%

Source: Long Term Population Projections for Massattel®egions and Municipalities.
Henry Renski, Susan Strate. Umass Donahue InstitutenN815
. oe . eckiénsldeut where to retire will significantly affect future population growth and
housing trendsMarket researctfrom around the countnshowsthe following trends concerning this
generation:
1 Many baby boomersvish to age in [ace, staying close to their social netwaikd children
1 In surveys, many baby boomers say they continue to pfburban communitiesbut many
are seeking talownsizeand live irmaintenancefree homes
1 A growing portion obaby boomers are seeking Wable locations near cultural and
entertainment destinations such akdaters, museumsandrestaurants College towns and
successfutlowntowns have seen growth from thigoup.
9 Others seek lowax rural havensespecially those areas with naéal amenities such as Cape
Cod, the Berkshires, aiermont.
1 Someretirees are continuing to move taleer regiors of the country, especially the Sun Belt.

Firding ways for aging people to staySouth Hadleyhile accommodating demand for smaller,
maintenancefree housing will be important. In addition, the town might capitalize on interestixed
uselivingclose to amenities such &olyoke College and Village Commons.

Meanwhile, helargegeneration born in the 1980s and early 90s reached adulthood dfteturn of

the century and ar@mow entering the housing market in greater numbeBeyondrelatively strong

health and education sectgrgrowth inentry-levelemploymentin the Pioneer Valley is not as robust as
in other regions. Many young adulise leavingin search of greater opportunities, though most stay in
the Northeast. The result is a decrease in the numbers of young adults and families.
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Several factorsoncerning housing angnique to this generation:

9 Across the countryeksdependable emplpmenthas translated int@an increasig demand for
rental rather than ownethousing. Thimay be even more important ithe Pioneer Valley
where, generally housing values do not appreciatapidly.

9 Alarger share ofoung adults are saddled with studdogn debt and individuatiebt is larger
than previous generations. This delays the ability to buy a home or car, and increases demand
for rentals, and smaller, more affordable homes.

1 Perhaps tied to the above, Millennidiave been showmore willing b use pult
transportation, walk, or bikeand are drawn to locations where this is possible.

1 In addition, young adults tend seek locatsowhere other young adults are, especially in places
with vibrant arts scenes amgbcial amenities such as bars,teegants, and cafesChis trend is
illustrated in the ongoing revitalization of Easthampton center.

1 The Millennial generation is far more ethnically and racially diviéirae previous generations.
When seeking housing, they seem to emphasize the raciabiai neighborhoodr schoolless

1 Millennialsare having fewer childretater in life.Earlyhousing choicesely less on the
perceived quality of public schools. Whether this preference increases as the generation ages
remains to be seen.

South Hadleyas several traits that make it competitive in attracting Millennials, including convenient
commutes to locationsf relatively stableemployment inhealth and education, proximity to arts and
culture centers in Northampton, Amherst, and now Easthamp#am relatively affordable housing
prices and lower property tax rates compared to these plabBkennial attraction can be furthered by
fosteringaffordablestarter-housing as part ahixeduse developmenti desirablewalkable nodes.

Trend 4:SouthHadley isslowly diversifying in terms of race and ethnicity.

The population oBouth Hadlegontinues to beprimarily white, encompassing abo@1%of all

residents This is a higher proportion than in many of the surrounding towns. Mib&roacial goups

have increaseth number from 2000 to 2014with the number of blacks trebling to become 3.8% of the
population. Latinos of any race make up 4.6% of the town, nearly double the percentage in 2000. The
majority of Latinos have Puerto Rican and otBarribbean originsThe 20162014 ACS estimated that
5.6% of South Hadley residents are foreign born and another 2.5% were deweiito Rico

For some migrants from Puerto Riaod immigrants from other placefanguage can present a
significant challege to finding decent, safe, and affordable housing. In addition to the challenge of
linguistic isolationpeoplemayalso besubject to linguistic profiling, which is the practice of using
auditory clues such as accent or diateédbr example, over the telfghoner to identify (supposedyace,
ethnic origin or other characteristics, which are then used as the basis for discrimin@ticording to
the ACS 200-2014 an estimated 8.8%f South Hadleyesidentsagesfive and olderspoke a language

other than Engsh athomecm ®p:’> I NB &A1 AR G2 &LISI | Engllhlangukges S & a
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spoken at home are (in order of population size) include Other-Eul@pean languages, Spanish or
Spanish Creole, and Asian and Pacific Island langus@eth Hadlg is likely to continue diversifying
the South Hadley Public School District repoppraximately18%of studens were racial or ethnic

minorities for the 201415 school year.

Race in South Hadley, 20014

RACE 2000 2010 2014 % Change
# % pop # %pop # % pop
White 16,172 94.0%| 15,770 90.0%| 16,168 91.1% 0%
Black/ African American 207 1.2% 393 2.2% 674  3.8%| 226%
Amerindian/ AK Native 20 0.1% 23 0.1% 16 0.1% -20%
Asian 435 2.5% 706  4.0% 472 2.7% 9%
Hawaiian/ Pacific Islande 10 0.1% 9 0.1% 23 0.1%| 130%
Some Other Race 132  0.8% 223 1.3% 116 0.7% -12%
Two or More Races 220 1.3% 390 2.2% 276 1.6% 25%
TOTAL POPULATION 17,196 100.0%| 17,514 100.0%| 17,745 100.0% 3%
Source: US CendBareau, Decennial Census 2000 and 2010, ACS 20¥édivesimates
Hispanicdn South Hadley, 2002014
ETHNICITY 2000 2010 2014 % Change
# % pop # % pop # % pop
Hispanic/Latino 405 2.4% 753 4.3% 823  4.6%| 103%
Mexican 54 0.3% 87 0.5% 61 0.3% 13%
Puerto Rican 207 1.2% 405 2.3% 501 2.8%| 142%
Cuban 6 0.0% 26 0.1% 4 0.0% -33%
Other Hispanic/Latino 138 0.8% 235 1.3% 257  1.4% 86%
Not Hispanic/Latino 16,791 97.6%)| 16,761 95.7%| 16,922 95.4% 1%
TOTAL POPULATION 17,196 100.0% 17,514 100.0%| 17,745 100.0% 3%

Source: US CendBsreau, Decenniale@sus 2000 and 2010, ACS 2014yirar estimates

South Hadley Public Schools Enroliment by Race/Ethnicity 220045

Race

African American

Asian

Hispanic

Native American

White, nonHispatric

Native Hawaiian, Pacific Islande
Multi-Race, NosHispanic

% of District
1.7
15
9.4
0.3
82.0
0.1
5.1

% of State
8.7
6.3
17.9
0.2
63.7
0.1
3.1

Source: Massachusetts Department of Education
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Trend 5:An increasing number of residents are living with losigrm disabilitiesand special
needsthat require specialized housing.

Disability is a protected class under federal |@nditions can make it difficult for a person to do

activities such as walking, climbing stairs, dressing, bathing, learning or rememiédringcanthen
impedethe abilityto go outsde the home alone or to work. Many residents with one or more

disabilities face housing challenges due to a lack of housing that is affordable and physically accessible.

I O0O2NRAY 3 G2 GKS ! YSN®I3yan ésemated2g (v.0%pf P dzNBS e RRf S8 0 A
population of residents age 18to @44 2 YS G A YS & | y 2 &yesiderty havwodeht moge3 | 3 S
disabilities which include difficulty with hearing, vision, cognitive function, ambulating,cee#, or

living independentlyCognitive ancgambulatory difficulties were the most prevalent types of disability

reported. Of South Hadleyesidents age 65 and older, astimated923 (314%) have one or more

disabilities. Becausd¢ ¢ 2 ¢ yeRidrpopulationisforecastto increasen coming yearghe demand

for barrierfree andaccessible housirttpat accommodates people with disabilities is expected to

increase sharply

Theproportion ofpopulation with dsabilities South Hadley Residents with Disabilities
in South Hadley isomparable to that of the Population vith a disability 11.0%
region.The2013 Pioneer Vallelegional Population 18 to 64 years 7 0%
Housing Plan nqtes the critical'n'eed formore | \\in a hearing difficulty 0.6°
acce§5|ble housing to meet existing and With a vision difficulty 0.79
growing demandThe RHP_ ?!SO notes: ) With a cognitive difficulty 2.89
1 Therange of disabilities present in our . .
region requires different types of Wfth an ambulat(?ry difficulty 3.5%
accessible housing to serve the needs With a selicare difficulty 1.49
of persons \ith disabilities. With an independent living difficulty 3.29
{1 The need for more concerted efforts tc |PoPulation 65 years and over 31.4%
integrate accessible housing and With a hearing difficulty 12.89
housing with supportive services into | With a vision difficulty 4.19
our planning for marketate and With a cognitive difficulty 6.59
affordable housing development. With an ambulatory difficulty 18.79
1 Many of the existing units with With a selfcare difficulty 6.19
accessibility featureare often rented With an independent living difficulty 12.09
to people who do not need them or at
least those particular featureslore Source: U.S. Census Burexl9-2013 ACS.

concerted efforts are needed to
address this mismatch.
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Beyond those with longerm disabilities, there are populations with special needs teguire

specialized housg and/or support servicescluding
1 Bderly and frail elderly

Veterans

Qurvivors of domestic violence

Youth aging out of foster care

People who are homeless

At-risk youth

People with substance abuse issues
Ex-offenders

People living with HIV or AIDS

= =4 =4 =4
= =4 -4 =

In many cases, the needs of these subpopulations ovealadp the institutions that serve them
although their priorities may differ. Due to lower incomes, special needs populations are more likely
than the general population to encounter difficultiescsiring and retaining adequate housing, and
often require enhanced support servicd$ese populations often move through temporary
placements, to transitional programs, and eventually seek permanent and stable housing options.

Municipal level data is navailable on thesepecial residents due to the fact that the population

size of South Hadley is not sufficient to overcome high margins of error and/or risk identifying

individuals because of their characteristicemiever, the Regional Housing Plan suamnires each of
these special needs poptians and identifies key issues.

Homelessnespopulations include those who live logrm in shelters or in the woods or on the

streets (actually a small subset of the homeless population), and thosexgerience a single

episode of homelessness and then recoamrd regain housing stabilitfhe causes of homelessness

are complex, including both societal factorsuch as housing costs that have outpaced income

growth and the loss of manufacturing jabsnd individual factors such agongterm
unemployment,domestic violence, chronic illness, and substance abuse. Housing discrimination can
also play a role in perpetuating homelessness. The economic recésgjanin 2008further

exacerbated homelessness in the icg

There are no family shelters in the regigfamilies seeking housirare directed to the Department
of Transitional Assistance intake center in Holyoke and then are placed temporarily in hoitsing,
in motels.Springfield, Holyoke, NorthamptoWestfield, and Greenfieldave larger populations of
homeless peoplbéecause many social service providers are located isegtb@mmunities.

2.2 IncomeCharacteristics andirends

The ability to exercise housing choepends orthe amount of money a hasehold can afford to

spend on housing. Housing that is affordable for-losome and moderatéo-middle-income or

Ge2NJ Ay3dé K2dzaSK2t Ra FNB YIFI22NI NBIA2y It FyR adlas
income households is critical to creatingusehold stability and economic sslfifficiency. Housing

that is affordable to working class and middle class households is critical to building and retaining

talent andfor improvingtheNE 3A 2 Yy Q&0 I Yy RQ & KEGSNI £ f SO02y2YAO0 02VYLIS
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Medianhousehold mncome levels have risesignificantlyin South Hadley during the past 15 years
from $46,678m 2000to close to $62,803 in 2014Thecurrent mediarhousehold incomés slightly
higher thanthe Hampshire County median of $61,000, and highent$80,000 of Hampden County.

Though some of the increase is attributable to inflatiand while many knowhe community to be
comprised of many wding class residents, dashows thathouseholds making over $100,000+ a
yearhave increased substantialbyer last 15 years. This points to two trends: a higher number of
households with two incomes rather than arend wealthier people findin§outhHadley attractive
to live in.A breakdown of change by income category, shows the large increase in relatbadiity
households has been offset by a decrease in midditeme households.

South Hadley Income Distribution, 20e#014

25.0%
20.0%
15.0%
10.0% m 2000
m 2010
5.0% _:i 2014
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Source: US Census 2000; ACS-2010five-year estimatesNote: The U.S. Census Bureau does not
update data to adjust for infléon, which would allova more accurate comparison between years.

The affect of these changes is that housing priespecially for new construction or remodgdse
driven higher than many existing households in the town can affd@ds of the househdk in South
Hadley earn at or below 80% of the Area Median Income (68,200 of the Springfield MSA used
as a benchmarto determine eligibility foisubsidized housing. Renters, in particular, fall below this
benchmarkg 70.1% of renting households glify. Geographically, many of these households reside
in the South Hadley Falls area.
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South Hadley Households Earning 80% or less of Area Median Income
(Warm colors meet affordable housing benchmarks)
Owner Renter
H < 30% AMI
m 30% to 50%
m 50% to 80%
m 80% to 100%
>100% AMI

Source: US Dept. of Housing and Urban Dpredat, US Census Bureau.

9EI YAYAY3d K2dzAaAy3a Oz2aida lFa | LSNOSydl3as 27 |
households in South Hadley that are likely to be cost burddayeldousing (described as spending
more than 30% of income towards bhsing costs). While some of this data comes with larger margins
of error than preferred, it is useful as a ballpark measurement. Somewhere around 18% of
households that own their home outright could be considered cost burdened. This number rises to
about 2% of owners with mortgages, and about 50% of renting households. In addition, there are

households paying between 25% and 30% of income on housinggoultd® I £t £ Ay G2 GKS

6 dINRSYSRE OF (i S Ideopldr hoasing axtsiiser y 02 Y §

100% -
90% -
80% -
70% -
60% -
50% -
40% -
30% -
20% -
10% -

0% -

Source:

South Hadley dusing Costs as a PercentageHduseholdincome 2014

m 35% or More
30% to 34.9%
25% to 29.9%

m Less than 25%

Owned without Owned with Renter All Reporting
Mortgage Mortgage Households

US Census Bureau, ACS-PO1Data wncertainties creataignificantmargins of errorput
the measurements areseful as estimations.
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Economicallyf 2 dz0 K | F Rf S@ Q& dzy Soverdt floth W& postecdsdion Bighkfl & NS O
2010, yetthe town is highly dependent on other towns for employmerit2% of workers commute

beyond the town with large portions working in regional education and healthcakethe lowest

income levels, approximaly 4.2% of the 4,198 families in South Hadley lived below the poverty level

in 2014. Singlenother familiesare disproportionately affectedt2.7%were below the poverty level.

South Hadley Unemployment 2004 to 2015
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2.0
1.0
0.0 . . . . . . . . . . . )
& S & & )

) R
P NN N
D7 ADT AT ADT AT ADT 4D ADT ADT ADT DT AD

Source: Massachusetts Departmentabor and Workforce Development.

South Hadley Employment by Twigit NAICS Code, Monthly Average for 2014

92 - Public Administration
81- Other Services, Ex. Public Adnr
72- Accommodation and Food Servic
62- Health Care and Social Assistar
61- Educational Service
56- Administrative and Waste Service
54 - Professional and Technical Servic
53- Real Estate and Rental and Leas
52- Finance and Insuranc

51- Information
48-49- Transportation an
44-45- Retail Trade
42-Wholesale Trade
NONDUR Non-Durable Goodx
DUR- Durable Goods Manufacturin
31-33- Manufacturing
23- Construction 280

1,692

0 500 1,000 1,500 2,000
Source: MA Department of Labor and Workforc @5data.
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2.3 HousingCharacteristics andirends

Previous sections looked at the populationdaimcome trendsaffectingSouth Hadley and what they
mayYSlIy F2NJ {2dziK || Rf SeQa K2dzaiAy3d ySSRad® ¢KAa asSo
{2dziK 1| Rf SeQa K2dzaAy3a aiz201

' O0O2NRAY 3 G2 GKS ' { [/ 8ryes 225004, thehe G35 hoysing uhitdry dzy A (&  {
South Hadlg. Of these, 447 (6%) were vacant. Over the past few decadesiumber of units has

increasedat a slightly faster pace than the region as a whole, but as in most communities, that

increase slowe considerably following the 2008 recession.

In the last 14 years, the share of housing being rented has remained constant afti69%s.

consistent with corparably sized comunities in the region(Larger cities such as Springfield and
Holyoke have owrrdrenter ratios closer to 50/50, while outlying communities such as Monson have
82% ownetoccupied / 18% renteoccupied splits)The rental vacancy rate wagggedat 2.1% in

2014, which is fairly lownd suggests a high demand/low supply situatidmisis a significant

concern, as rental homes are often the first, and many cases, only option for young families, single
parent families, and individuatsall of which are growing segments of the South Hadley population.
Most of the new rental housing sto@ppears to be from existing owneiccupied homes flipping to
rentals, as opposed to new construction of rental units.

OccupiedHousing Units in South Hadley, 1990 to 2014

8,000

7,000

6,000

5,000 -
® Renteroccupied

4,000 - m Owneroccupied
3,000 -
2,000 -

1,000 -

1990 2000 2010 2014
Source: U.S. Census Bureau.
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The trend of flat to low rental housing productitalso true at the regional level for the past 20

@8SIFNEX SaLISOAlLfte Ay O2YYdzyAiGASa 2dzZiaARS (GKS NB3IA
and Amherst)Most communities in the region saw limited growth in rental housing or a Ibss o

rental units from 1990 to 2014Much of the rental housing within buildings of four units or more

that has been produced over the last two decades has been ingestdcted housing, which means

that marketrate rental housing development has been almost fexigent.

Age of Housing Stock

Welltmaintained older homes are an important part of a community's local history and help preserve
historic character; however, older homes can have many challenges:
1 Increased need for maintenance and repairs;
1 Some have pogpast maintenance and repair
history, especially in the region's urban Housing Units by Age
centers, resulting in a deteriorated state that

requires costly rehabilitation; m 2000+
1 Design of many older homes are not well = 19801999
suited for people with mobility impairments 19601979
and can be expensiue retrofit;
1 Outdated and inefficient heating, cooling, 19401959
Pre1940

and insulation systems that result in higher
associated utility costs;

1 Outdated materials and products that Source: U.S. CersstACS 20104,
present personal health risks such as: lead
paint, asbestos, and lead pipes.

Like mosestablished Northeast placeSputh Hadley has high percentage of older homes, yet the
average age here is younger tharcaommunities like Holyoke and Northamptaeflecting more
recent suburban developmentOver half of the units are at least 55 y®ald, and 41% of these
were built preWWII.

At the regional scaléhere is acorrelationbetween the age of a home and its tenancy stadgs

owner- or renter-occupied 66.2% of owneoccupied home the Valley arat least 50 years old;

for renter-ocaupied homes, the rate is 76.2%outh Hadley reflects this correlation to a limited

extent¢ the older the home, the more likely it is rented. A noted exception are homes built in the

40s and 50s, which remain 89% owsoecupied(zoning restrictions agaihmulti-family uses were
strongest in these decade€jompared to previous decades, relatively little new housing, owner or
rental, has been constructed since 2000. The recession of course plays a large part in this. Given that
a good amount of the rentalnits constructed posR000 are incomeor agerestricted units, this

means there has been a significant lack of new mar&td, unrestricted rental units constructed.
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Housing Units by Age and Tenancy
2500

2000

1500 -
1000 - m Renteroccupied
m Owneroccupied

500 -

1939 0r 1940to 1960to 1980to 2000 or
earlier 1959 1979 1999 later

Source: U.S. Census, ACS 2310

Since the cost toehabilitate and achieve code compliance in older houses can be extremely high,
some landlords and homeowners cannot affeednake these improvements @ome have not
invested in their properties because low home values do not justify the cost of capital
maintenance improvements. Deferred maintenance can resutivinquality or unsafehousing.

The age of the housingan also create impediments to fair housiggme landlords have tried to

avoid renting to families with young children because of ghesencec or the perceived presenoce

of lead paint in their units and the associated expense of lead abatement and disposal, even though
doing so is prohibited by law. This has the effect of limiting the supply and availability of housing,
especially fofamilies with young children.

Housing Typology

Housing affordability is closely relateddo Housing Units by Type
a0 NHzOG dzNB Qa G & wifdndyzid d
smaller singlédamily homegi.e. 1,500 square feet
or less)n smaller lotgi.e.1/4 acre or less)end to
be more affordable to a widerange ofindividuals
and familieghan larger single family homes

m SF detached
m SF attached

2 units
large lots(typically 1 acre or more)
3-4 units
The majority (63%) of housing units in South 5.9 Units
Hadley are singkamily detachedbuildingsg this
m 10+ units

is similar to theaverage across the region, and
typical for older mill towns. By comparison, rural
towns and newer suburbs such as nearby Hadley
and Granby have far higher percentages

Source: U.S. Census, ACS A@1.0
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19% ofSouth HadleQ & 0 dzA f R Aaftaghed Hathiy,|and2 t& 4 udiffbuildings Many of these
reside inSouth Hadley Falls, where older buildings weften built asduplexes and triplexe@
vernacular style in New England mill toyasd older singlainit houses havdeendivided to
produce additional unitd.arger buildings with or more units make up 17% of the stockeVast
majority (84-95% depending on typologgj buildings with 3 or more unitare rented not owned
(e.g.condog. By comparison, only 13% of single family detached dwellings are rented.

Housing Unit SizeNumber of Bedroom$

Consideringhe changing demographics in town Units by Bedroom
(increasing elderly, childless couples, and
singles), it is helpful to x@ew the housing stock
regardingthe number of bedroomdn each

home. The large majority (69%)of homes in
SouthHadley are B bedrooms, which are
useful in accommodating a variety of householt
sizes. Smaller unitsstudios and dbedroomscg
constitute 17% of housing. There will likely be
market demand for more of these given that
32% of current households are siadjving alone
and this percentage will likely increagehe Source: U.S. Census, ACS 2210
majority of small units are rented, which is

consistent with the changing circumstances single

households often face.

Studio
m 1 bedroom
m 2 bedrooms
m 3 bedrooms
m 4 bedrooms

m 5 + bedrooms

South Hadley Houses by Number of Bedrooms and Tenancy

5000
4500
4000
3500
3000
2500
2000
1500 =x4
1000
500 156
0 - . .
No bedroom 1 bedroom 2o0r3 4+ bedrooms
bedrooms

m Rented

m Owned

Source: U.S. Caus Bureau, ACS 262014.
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Larger rental units of 4 bedroomsmight be Household Size
slightly undefrepresentedg there isa good

percentagg(21%)of these larger unitas part of 1-person
the total stock but only 4% are rented.ypically, B 2-persons
larger family sizes correlates wittiminishing

. . . x 1 X < a s oz m 3-persons
housing affordabilitya I d a | OKdza S U
housing agenciasthe Department ofHousing m 4-persons
and Community Development the m 5-persons
MassachusettsiousingPartnership, 6-persons

MassHousing, MassDevelopmeanhdthe
Community Economic Development Assistance
Corpoationt have established an interagency
agreement that requires at least 10% of new
affordable homes that are funded, assisted, or
approved by one of these agencies to have three or more bedrdobmwvever, there seems
groundsto waive thisrequirement, cosidering the relatively low portion of larggzed householdg (
seems this requirement could be waived salering that households with 4 or more persons are
only 17.3% of total households.

W 7+ persons

Source: U.S. Census, ACS @10

2.4 Existing Affordableand RestrictedHousing
Thissectionlc G | £ 2 3 & { 2ed#iirfgaffordabiearf @eQrictechousing stock.

SubsidizedIncome RestrictedHousing

There are two forms of incomeestricted housing: public and private. Public incerastricted
housing is managed by a public housing autlypgstablished by state law to provide affordable
housing for lowincome people. Private incormestricted housing is owned and operated by both
for-profit and nonprofits owners who receive subsidies in exchange for renting te doa
moderateincome pe@le. Both will be discussed in separate sections.

Asof206z UG KSNB G6SNBE odpc dzyAlda opdc: 2F &SEFEN NRdzyR K2
Inventory. Three things about this inventory are worth noting. First, all of the units are rentals (all of
the units are this not necessarily incomestricted, sincaunder Chapter 40B both subsidized and

%The Bedroom Mix Policy doast apply to affordable developments for agestricted housing, assisted living, supportive
housing for individuals, single room occupancy, or other developments in which the policy is not appropriate for the
intended residents. The Bedroom Mix Policyoalses not apply to new affordable developments where such units: (i) are
in a location where there is insufficient market demand for such units, as determined in the reasonable discretion of the
applicable State Housing Agency; or (ii) will render a deweént infeasible, as determined in the reasonable discretion of
the applicable State Housing Agency. A state housing agency also has the discretion to waive this policy (a) for small
projects that have less than ten (10) units and (b) in limited instagcd€sSy > Ay GKS LI AOFo6fS F3aASyde Q:
factors applicable to a project and considered in view of the regional need for family housing, make a waiver reasonable.
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non-subsidized units in a rental development count). Second, all the units except Hubert Place are
deedrestricted in perpetuity, meaning the town need naircern itself with expiring units. Third,
several of the projects were built pursuant to a comprehensive permit issued by the Zoning Board of
Appeals under Chapter 40B.

South Hadley SHlisted Housing Units, 2016

DHCD Comp Subsidizing
.-

2853 Lathrop Village 69 Lathrop St.  Rental Perp. DHCD
2854 Lathrop Village 69 Lathrop St. Rental 48 Perp. No DHCD
2855 Newton Manor 643 Newton St. Rental 40 Perp. No DHCD
2856 n/a 27 Abbey Lane Rental 8 Perp. Yes DHCD
2857 Abbey St. Abbey St. Rental 12 Perp. Yes DHCD
2858 Hampshire Cty RH/ North St. Rental 2 Perp. No DHCD
2859 Riverboat Village River Lodge Rd Rental 170 Perp. Yes DHCD
4460 DDS Group Homes Confidential Rental 24 N/A No DDS
9144 Hubert Plae 93 Canal St. Rental 44 2048 No HUDDH®
Total SHI Units in South Hadley 396 5.58% of housing stock
SourceDHCD

Of thecomparable Pioneer Valley communities used for analysis, only Amherst and Hadley have
exceeded the goal of providing a minimum 6ffdercent of their housing stock as affordable.
Interestingly, these are the most and least populated communities analyzed. South Hadley ranks in
the middle of those communities that have not achieved the 10 percent goal

The South Hadley Housing Authgriin operation for 58 years, manages five properties, including
Lathrop Village (96 units), Newton Manor (40 units), Abbey Street (12 family units), Hubert Place (44
elderly units), and a duplex with eight bedrooms for physically and mentally challémdjediuals.
The 2010 Master Plan describes the waiting lists for unite situation remains similar:
9 85 applications are on file for family housing with an average waitcdi@years; 43 are for
two-bedroom units and 42 for threbedroom units (12rbm South Hadley residents).
91 35 applications are pending for elderly housing with an average wait of one year (12 from
South Hadley residents).
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Subsidized Housing in Comparable Communities

2000 Census Year Total SHI Peacent SHI

Community Round Housing Unit:  Units Units
South Hadley 7,091 396 5.6%
Amherst 9,621 1,034 10.7%0
Belchertown 5771 372 6.4%
Easthampton 7567 449 5.9%
East Longmeadow 6,072 436 7.2%
Granby 2,451 66 2.7%
Hadley 2,200 285 13.0%
Ludlow 8,337 187 2.2%
West Springfield 12,629 440 3.5%
Wilbraham 5,442 253 4.6%

Source: DHC@hapter 40B Subsidized Housing Inventory éHifjdunel, 2010.

Rental Assistance for Lower Income Households

Rental assistance to afford housing can be obtained through vouchers, where the subisiely g/ a
tenant to find rental housing in the private market and is paid to a private landlord. This subsidy stays
with the tenant. There are two rental voucher programs available in Massachyggb#dousing

choice voucher program also known as thddral Section 8 program and the Massachusetts Rental
Voucher Program (MRVP). The Section 8 voucher program was enacted in 1974 to promote
economic and racial integration and to shift public assistance to the private market. The MRVP has a
similar purpose.

In 2012, a total of 9,760 vouchers were allotted in the region through either the Section 8 or MRVP
program. These vouchers were allotted to and administered by the housing authorities of Amherst,
Chicopee, East Longmeadow, Holyoke, Monson, Northam@pringfield, Ware (administered by
Westfield), West Springfield, and Westfield as well as by DHCD via HAPHousBauthhdadley
Housing Authority does not currently administer vouchensd South Hadley rielents do not have

local preference status wi any of the housing authorities that administer vouchers.

There is a much greater demand for vouchers than supply ingtjien. On April 5, 2012, there were
117,471 applicants currently waiting on the Massachusetts Section 8 Centralized WaitinigeList. T
Massachusetts Chapter National Association of Housing and Redevelopment Officials (MassNAHRO),
the administrators of the Centralized Waiting List, noted that an estimated wait time for a voucher
cannot be gauged since all 86 housing authorities in thie $rave different selection preferences.
However, they stated that some applicants have been waiting since the Centralized List opened in
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2003. All voucher administering agencies in the region except the Northampton Housing Authority
and HAP Housing 6iA T S G KS &aidrdi8SQa /SydNItAT SR 2FAGAY3 [A&dl

Senior Housing
South Hadleyasthe following agerestrictedsenior housing options, with varying levels of care

South HadleyAge-RestrictedHousing

Development Name Income Restdted? Units
Hubert Place Yes 44
Loomis Village No 159

SourceTown of South Hadley

Hubert Placeorovides44 units of affordable housindor peopleages 60 years and oldeiThese units

have affordability restrictions on them unfiD48.These units areczNNBy (i f & 2y 51/ 5Qa { dzo
Housing Inventoryin addition to Hubert Place, Loomis Village provides housing options for those

over the age of 62 years old in South Hadley. This development provides 159 units of senior housing

with a variety of care optias. These units are not considered affordable in the DHCD Subsidized

Housing InventoryAt present, there are no ownership opportunities for senior households that

qualify as affordable under Chapter 40B legislation.

Accessible Housing

Accordingtothd YSNA Ol y / 2 Y Y dz@g-20i3an ¢staddB22 (7.8%) wf/South

| I Rf @®gulian of residents age 18 to G¥awe one or more disabilitigswhich include difficulty

with hearing, vision, cognitive function, ambulating, s&lfe, or living indepattently. Among

residents age 65 and older, the proportion of people with disabilities is significantly greater, with 923
persons (31.4% of population age 65#aying one or moref thesedisabilities.No matter their age,
people withdisabilities often facehallengesn finding a homehat isboth affordable andsafely
accommodates their disability or disabilitiesvhether these are physicdisabilities that require

features such as ramps or elevators to be fully accessibfeatures that helgeople wih hearing

or visional impairments live more safely and comfortably

To address thislong G F YRAY 3 LINRO6f SYXZ G(GKS /AGAT SyaQ | 2daAaAiy3a |
conjunction with a variety of partners, created the wehsed Massachusetts Accessibtaubking

Registry (MassAccessline athttp://ww w.massaccesshousingregistry.png 2000 to help people

with disabilities find affordable and accessible housing in Massachusetts. The Registry has been the

best attempt at centralizing the total number ofalable accessible/adaptable units, units on a
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ground floor, or units accessible by elevator. The management of Mass Access believes that the
registry captures over 80% of all accessible housing rental housing that is aviilable.

The registry suggests ththere is a great shortage of accessible housing units compared to the
number of residents with one or more disabilis of November 30, 201he reqistry showed that

there wereonly fouraccessible/adaptable unievailablein Hampshire and FrankliroGnties (two in
Easthampton and two in Springfield) of whialhfour 4 S NB  &-& i/ & SvieFeéhe rent or price

is based on the income of the occupant. The Regional Housing Plan identifies that this shortage also
exists at the regional level and for eyecommunity in the region.

Special Needs Housing

Special needs housing typically refers to housing units specifically designexgbidatons with
special needs such as: people with psychiatric and cognitive disabilities; veterans; survivors of
domedic violence; youth aging out of foster care aneriak youth; people with substance abuse
issues; exoffenders; people living with HIV or AIDS; and people who are homeless.
1 The MassachusettBepartment of Developmental Servic&(S)formerly Departmenof
Mental Retardationpperates group homes in the city (discussed in the next section).
1 The South HadleyHousing Authority providesight public housing units fgphysical and
mentalspecial needs.

The Regional Housing Plan discusses the specias ieersing for these and the other special
populations that is available in our regicend notegshe demand for all forms of special needs
housingin our regionfar outstrips the supply of these units

% Accessible homeownership housing is more difficult to gauge because thereenaagumber of homeowners who may
have made accessibility improvements to their homes with no intention of selling in the near future.
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3. HOUSING DEVELOPME®NDITIONS

The purpose ofttis section is to understand local housing market conditions in and around South
Hadley. Housing development is, of course, a complex process influenced by a variety of conditions,
many of which are beyond local contminarket preferences, financing coitions, materials costs,

the regional and national economy, etc. This section therefore focuses on the constraints and
limitations placed on housing development by local geograpifyastructure,and regulation

3.1 Housing Market South Hadley Home Value

2500 Median; $234,400
2000

As of 2014, the madn value of housing
in South Hadley is $234,400 according tc
seltreported U.S. Censufata. Real 1500
estate websites such as Zillow.com track 1000
sales more closely, and estimate the

median at $209,800, or about $145 per 500
square foot. As in many communities in 0 -
' ' ¥ oF O O oF oF o%
the United Sta}tes, this valug has. . Cg)g rg)@ %\/@ 5’\/& g\‘f’q 5@9 @"’q QQQx
fluctuated during the recession, sinking S 0 07 02 ©F ©F .o Q@\

from a high of $232,000 in 2008 to a low S r;o&

X X
S & &S Y

of $188,000 in 2012 before rising, leaving 2 vl o
approximately 9.7% of property owners
with negative equity. Source: U.S. Census Bureau, ACSZI4

South Hadley Home Value Trend

Zillow Home Value Index ~ ‘ All homes 1-yr 5-yr Max
Jun 2017 — South Hadley $214K
Current | Forecast
$237K
$219K
$201K
$183K
2007 2008 2009 2010 201N 2012 2013 2014 2015 2016 2017

Source: Zillow.copduly 2016
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While certainlynot the worst hit
community in the region, South Hadley
did experience a fair amount of
foreclosure activity following the

recession.New foreclosures have

tapered offrecently, but did serve to
damper the prices of homes.

South Hadley is far from the most

expensive (Amhetkor least expensive
(Chicopeepf nearbycomparable
towns. It lies in the middle in terms of
housing values and rental rates.
Measuring ental prices is a little more
difficult since there are far fewer
rentals in town. Typically, rents are betwe®h00to $1.30per square foot irthe Valleyg Zillow
indexes South Hadley at $1.@6r square foot.

Agawam
Amherst
Chicopee
Easthampton
Granby
Holyoke
Northampton
South Hadley

West Springfield
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¢tKS STFFSOU 27 {-dtmiréad dostsRs tiatheuding YehdraRyf k&pt affordable for
more middle income households, but fprofit developers may find it hard to create affordable
housing as part of markette projects. Of note, however, is the recent sharp increase in rent prices
¢ indicating that rentatlemand isgncreasing faster than supply

Building Permit Activity in South Hadley

45

m Single Family Unit:

m Multi-Family Units

QO O A4 OO X v O A ©@ ©O O D VO
O O " T O O " ' " " N &N N
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Source: HUD, Building Permit Database

Data forbuilding permits andecent sales ofiew-constructionhomes shows how developers are

responding to current market demarahd the prices new units commanigxcept for a few

AAIAYATAOLF yi LINE 2 S Odadily kofistrictioswas lardely &gnoredh This 08 > Y dzf (0 A
changed postecession as developers learn to serve the growing demand for imaartenance

houses and yals (and optimize building site€}ondos make up a significant portion of recent

constructiong 11 out of 32 sales of recent builds were condos. In addition, many of thebnéd/

singlefamily houses are on small lots.

Unsurprisinglynew houses are comand a price premiung the median sales price for singflamily
houses is $392,000 and new condos is $320,Mile these prices ai@&7% and 53% respectively
above the medin sales price for all housing, they may have limited potential to subsidize
constuction of affordable units AlImost no new construction rental units have been built recently in
South Hadley, so measuringetipremium for new rental units difficult.
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RecentSales of New ConstructiorHomesin South Hadley (Built 2010+)

Yr Built Sde Date Sale Price Lot Beds  SqFt $/SF
2012 9/25/2013 $425,000 0.33 5 2,736 $155
2013 10/10/2013 $325,000 0.69 4 1,436 $226
2012 4/3/2014 $435,000 1.27 4 2,240 $194
2014 5/5/2014 $165,000 0.72 5 3,723 $44
2010 6/20/2014 $465,000 0.32 3 2,510 $185
2012 6/20/2014 $311,000 0.41 3 1,700 $183
2013 6/26/2014 $465,000 0.33 3 2,250 $207
2012 7122/2014 $447,500 0.35 3 2,509 $178
2 2013 8/20/2014 $410,000 0.33 3 2,239 $183
(c% 2013 10/9/2014 $54,000 0.95 4 2,548 $21
g 2013 2/3/2015 $351,300 0.69 3 1,884 $186
L 2014 4/16/2015 $369,000 0.77 3 1,780 $207
2010 6/25/2015 $395,000 0.70 3 2,643 $149
2014 7/10/2015 $350,000 2.90 3 1,777 $197
2012 7/30/2015 $410,000 0.32 3 2,197 $187
2011 7/31/2015 $453,000 0.33 4 2,697 $168
2011 10/16/2015 $360,000 1.87 3 2,406 $150
2013 10/22/2015 $415,000 1.09 3 2,381 $174
2015 11/13/2015 $382,507 0.69 3 2,018 $190
2016 4/22/2016 $389,000 0.69 4 2,000 $195
Median $392,000 0.69 3 2,245 $175
2011 8/22/2013 $290,000 - 2 1,770 $164
2010 8/28/2013 $324,900 - 2 1,922 $169
2011 8/30/2013 $343,850 - 2 1,770 $194
2012 10/24/2013 $305,050 - 2 1,439 $212
o 2012 11/15/2013 $289,900 - 2 1,450 $200
° 2012 4/2/2014 $299,900 - 2 1,448 $207
3 2013 5/9/2014 $337,500 - 2 1,800 $188
2012 7/2/2014 $333,756 - 2 1,439 $232
2013 10/7/2014 $307,000 - 2 1,439 $213
2013 11/3/2014 $320,100 - 2 1,439 $222
2014 3/1/2015 $327,335 - 2 1,439 $227
Median $320,100 - 2 1,448 $207
Duplex| 2014 4/30/2015 $250,000 0.43 6 1,488 $168

Source: Zillow.com
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3.2 Housirg Affordability Analysis

Understanding housing costs versus housing prices in relatiéne@ Median Incoméhresholds
allows us to assess tlafordability of housing in South Hadleg.general rule of thumb is that
K2dzaAy3 A& WI T holNays nd m@ehan I0of ifis ruakirgam@ 8n housings
Section 2.2 showed, approximately 33% of households in South Hadley or beyondhis amount.
The U.S. Census gives an indication offie&ibution ofhousingcosts distinguished by terme.
South Hadley displaystypical pattern where rent costs are skewed lower than housing costs

South Hadley Monthly Housing Costs (percentage of households)

25.0%
20.0% m Owneroccupied
15.0% H Renteroccupied
pds Source
urce:
5.0%
0 00/0 i U.S. Census,
. ACS 20104.
<
o’z’(;(\
S

Estimated Affordable Monthly Housing Cost Thresholds for Springfield MSA

I ) N e e

Low-Income Limits (809%AMI) $46,100 $52,650 $59,250 $65,800 $71,100

Utilities (estimated) $250 $350 $425 $500 $550
Rental Pricéestimated) $903 $966 $1,056 $1.145 $1228
Sales Price (estimated) $100,000 $107,000 $117,000 $127,000 $136,000

Source: HUD income limits, PVPC. Rental prices are assumed to be 30% of income limits minuSalg#ities.
prices calculated with same monthly payment and the following financial assumptions: 30yr fixed mortgage; 5%
down; 5%closing costs rolled into mortgage; 5% interest; 2% property tax; .6% insurance; .75% PMI; 1%

maintenance costs, no HOA fees

The cost measurements make a useful comparison with estimated costs of housing that meet the
30%of-income threshold for househds at the 80% of Area Median Income limits described earlier.
Several assumptions are made concerning down payment amount, interest rate, and primary
mortgage insurance that reflect typical buying conditions for-loeome families.
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A checlof Craigsst, Padmapper, and Zillow South HadleySalesHousing (below $140k)August 2016

with South Hadley While this is just a
snapshot, the asking prices should be 2 bedrooms 4 $104k- $130k $125k
regarded as typical, and lend support to the

theory that while there are rental properties 3 bedrooms 4 oA GRS L
affordable tolow-income households in Source: Zillow
South Hadley, there are not many. A
significant and growing portion of rental Available South Hadley Rental Units, August 2016
units arebeyond the means of Loincome W
households

1 bedroom 2 $925- $1045 $985
Homeownership is also problemati©nly 8
units wereon offerfor $140,000 or belovin 2 bedrooms K $935- $1250 $1100
August 2016Some of thesverein the 3 bedrooms 3 $1500-$1600  $1550
range of affordabilitygiventhe household
size but the better maintained products 4+ bedrooms 1 $2600 $2600
were not. All the units at this lowst price SourceCraigslist, Padmapper, Zillow

range were in or near the South Hadley Fa

area of town.In conclusion, while South Hadley i aoccommunity with a tremendous affordable
housing problem at this time, at least compared to other communities in the region and state, new
marketrate construction is certainly not within reach of targeted households, and the costs of
existing housing ahrental units are climbing further away from affordability.

To extend this conclusionegeral points are worth noting:
1 Homeownership is often more difficult than assumed here due to lending requirentemtsnding on
0 KS 0 dzé Sincdhie highaxyar debtIoad; measurements that often push loimcome
households out of the mortgage marké&ven with good credit, requiredbwn payments can climb to
15-20%, unlike in the preecession yearsHigher interest rates, including variabigte mortgages,
can also significantly increase costs.
1 Likewise, renting comes with hidden cqstsch as first and last month's rent, security deposit, and
application or broker fees, which can preclude some households from affording to rent.
1 VeryLow and Extremel.owlIncome thresholds (50% and 30% AMI respectively) are far from
meeting housing cos@smeasured here. Even in towns with relatively low market rents and
concentration of governmensubsidized units, such as Springfield and Holyoke, many households
faceadl LJ 0SG6SSy ¢KIG (GKS& OFy FFF2NR (2 LI & F2N K2d:
2010Hnmn / 2yaz2t ARIFIGSR tfty Oly26ftSRISRY al AAAYATFA
incomes at or below 50% of median and just simply cannot afford even lmeéwket rents, although
such apartments are available. No amount of additional construction or reconstruction can affect the
income of potential tenants. Without some sort of rental assistance, certain families cannot afford
even the lowest rents requiredtkeep buildings viable. These are the families that require subsidies,
YR g2dzZ R NBIldZANBS (KSY y2 YIFGGSNI 6KSNBE G(KSe& fAPSRd
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3.3 Development Constraints and Limitations

South Hadley faces some considerable constraints and limitations on new developroenhdsic
geography, to municipal service areas, to land use regulations. This section outlines these and
discusses how they relate to residential development.

Environmental Constraints and Limitations

The following environmental conditions place consitgion residential development in South
Hadley. These are mapped on the following pages.

Steep slopes

Generally speaking, any slopeder15%gradeis considered suitale for development slopes

greater than 15%re considered "excessive" or "steep" fesidentialor agricultural uses. Due to

the high potential for erosion on steep slopes, it is best to preserve these areas as undeveloped.

Most steep slopes in South Hadley are in the Holyoke Range in the north end of town, but there are

ribbons of slope in specific locations such as the Connecticut River escarpments to the north of the
Crftfta FINBFIY KAffa Sraid 2F [26SNIt2yR 2y |1 2fte21S /
the south andBatchelorBrook in the north.

Wetlands and Vernal Pools

Wetlandsare valuable because of the role they play in filtering water, slowing runoff, and as critical
KFoAGEFOG® { 2dzi K | I RfiSfo@@paingadrigtreel §ystemd Sugh@atdndlot @ f A S
Brook, Stony Brook, White BrodButtery BrookandLeaping Well Brook. In addition, there are

significant wetlands along New Ludlow Raathe southeast corner of town, and smaller scattered

wet areas west Lathrop/Alvord Street. Development can occur in wetlands, but mitigation or wetland
replication ma be required by the locaionservation commission, which may add significant

expense to proposed development projects. Vernal poolssaieemeral wetlands that fill annually

from snowmelt, rain, and the rising groundwater of spring and early sunqrttexy provide breeding

habitat for many rare wodland amphibians and reptiles.

{ 2dz0 K | I seivéien@emigsidryeviews projects within 100 feet of wetlands and vernal
pools and within 200 feet of open water, for adverse impacts and @gylateany sich
development, which can add significant expense to proposed development projects.

Natural Heritage & Endangered Species Program (NHESP) Priority Habitat

The Massachusetts Division of Fisheries and Wildlife responsible for the conservation and protectio
of hundreds of species in the state and the natural communities that make up their habitats,
especially those officially listed as Endangered, Threatened or of Special Concern in Massachusetts.
Priority Habitat in South Hadley is concentrated in thetiméhird of town, along the Bllyoke Range

and Batchelor Brook. Habitat also appears along the Connecticut$tioee, along Stony Brook, and
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Environmental Constraints to
Development

Open Water

Wetlands

Wetlands / Water Buffer
Steep Slopes

NHESP Priority Habitat
Water Service

Sewer Service

Source: MassGIS, PVPC
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