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Executive Summary

Overview

The town of Belchertown funded this Housing Needs Assessment and Action Plan through
Community Preservation Act Administrative funds to identify the specific unmet housing needs of
Town residents and to develop action steps to meet these needs in ways that will also support
overall community goals. The planning process began in late 2008 and ended in August 2009. An
objective of this housing action plan is to make effective use of Belchertown’s Community
Preservation Act affordable housing funds, which have not been expended since the Town adopted
the Act in 2005.

Key Findings

This report shows that Belchertown residents have diverse housing needs based on household size,
income, householder age, and many other factors. The following are summary of the report’s key
findings.

A rapidly growing community

Belchertown is one of the fastest growing communities in the Pioneer Valley. Between 1980 and
2000, the town’s population grew by 4,629 residents, which was an increase of 56%. During this
same period, the Pioneer Valley and the state only grew by 5% and 11% respectively. The growth
continued into this decade as demonstrated by the 739 building permits issued by the Belchertown
Building Department between 2000 and May of 2009. Based on demographic trends, Belchertown
can continue to expect considerable growth in the future.

Belchertown is a growing, affluent community with non-affluent households
Belchertown’s median household income in 2008 was estimated to be $64,720, which was much
higher than the Pioneer Valley’s estimated median household income of $50,762. However,
Belchertown does have households that fall into the low and moderate income categories. In 2008,
28% of Belchertown households earned less than $40,000 a year. According to federal standards,
one-person households who make less than $43,450 and four-person households who make less
than $64,100 are potentially eligible for subsidized housing. This data should also be viewed in light
of the town’s limited affordable housing inventory of 205 subsidized units, eight of which are family
units. Because Belchertown’s median household income is rather high and the bulk of housing
stock quite young, the town may experience difficulty when applying to state and federal housing
grant programs. However, the town should continue to identify potential projects as requirements
and the competitiveness of grant programs vary from year to year.
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Belchertown has a diversity of household types

A variety of household types exist in Belchertown. Over 20% of all households are single-person
households and 28% were non-family households. Of the 3,519 family households only 40% had
children under the age of 18.

Housing Stock: young & unvaried

Belchertown has a fairly young housing stock when compared to its neighboring communities and
the region with 72% of all housing units constructed after 1970 and 21% after 1990. Single-family
homes are the predominant housing type (87%). The majority (78%) of housing units in town are
owner-occupied.

Households seeking to own a home find unaffordable sale prices

Despite the continual decrease in sale prices, many homes on the market still remain unaffordable
to existing Belchertown households. The median sale price of a single family home between
January-April 2009 was $245,000. To put this in perspective, the maximum sales price of a home
that a school teacher in the Belchertown Public School system who makes the average salary could
afford to purchase is $168,000. The elderly and young people just starting out, in particular, may
have a difficult time finding a place to live in Belchertown at these costs.

Residents are housing-cost burdened

Twenty percent of Belchertown homeowners spent 30% or more of their income on housing-
related costs in 2000. The general rule of thumb is that a household should be spending no more
than 30% of their income on housing-related costs. Households that spend more than this amount
are considered “housing cost burdened.” The situation was much worse for renter households, 42
percent of which spent 30% or more of their income on housing-related costs.

Elderly population burdened by housing costs

The majority of households age 65 and over fall under the town’s median household income of
$64,720. In fact, 23% of elderly households have household incomes that are less than $20,000 a
year. It is likely that many low-income elderly households own their own homes outright (no
mortgage) and as such are cash poor but equity rich. Rising energy prices, insurance costs, and
taxes as well as health-care related costs may drive elderly homeowners from their homes. Again, it
will be important for Belchertown to have the types of appropriate housing and services to
accommodate the needs of the elderly population.

The number of foreclosures has risen

The number of foreclosures in Belchertown has grown since the nationwide foreclosure crisis
started. Fourteen Belchertown houses went into foreclosure in 2008 and seven houses went into
foreclosure between January and mid-May of 2009.
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There is an overall lack of rental units in town and severe shortage of new rental units
Only 19% of housing units in town are renter-occupied. Communities with less than 30% rental-
occupied units have a need for additional rental housing units in the community. Seventy-five
percent of all rental units in 2000 were constructed prior to 1980. The lack of rental housing
production in the past decade indicates there is a need for newer rental housing. Residents in the
20-34 age group (new workers, professionals, existing students) seek attractive rental units which
are lacking in town. Most of Belchertown’s apartment complexes were constructed during the
1960s and 1970s, coinciding with the University of Massachusetts great period of expansion. By
nature of the market, the production of new rental units in a community will put pressure on the
owners of existing rental units to keep their investment competitive.

A tight rental market

Special populations like the elderly, young people just starting out, and other non-family residents
may have a difficult time finding a place to live in Belchertown due to low vacancy rates (2.2% in
2000—a healthy rental market is generally considered to have a vacancy rate of 4-5% for renter-
occupied units) and moderate-to-high rents. A household that earns approximately $32,000 could
afford a maximum monthly rent of $800. Of the rental units that do exist in town, there is a healthy
mix of unit sizes (by bedroom). Demographic data shows that current renters in Belchertown are
young and have smaller households than homeowners.

Need for more subsidized affordable housing

Belchertown currently contains 205 units on the state's subsidized housing inventory (SHI) for the
town, which amounts to 4.1% of the town’s total year-round housing stock. 76 of these units are
managed by the Belchertown Housing Authority, which reported very long waiting lists for their
units. The state encourages communities to make at least 10% of their year-round housing
affordable to low and moderate income households through Chapter 40B, the Comprehensive
Permit Law, which allows developers in communities that have not reached this 10% goal to
override local zoning to build affordable housing that have long-term affordability restrictions.
Increasing the number of subsidized affordable housing units in town will bring Belchertown closer
to its goal and provide housing units to needy residents.

Existing affordable housing units are not accounted for on state’s Subsidized Affordable
Housing Inventory for the town.

Research for this report determined that the 158 affordable housing units at the Lord Jeffery
Apartments and 11 units at the Orchard at Cold Spring Commons were not included on the state’s
Subsidized Housing Inventory for the town. The Town Planner has already submitted the necessary
paperwork to the state to include the units at the Lord Jeffery Apartments and is currently working
with HapHousing to submit documentation for the remaining 11 units. With the addition of these
units, Belchertown’s percentage of subsidized housing units would increase to 7.3% from 4.1%
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Pine Valley Plantation housing units are not eligible as subsidized housing units

The Pine Valley Plantation Mobile Home Community features over 300 homeownership units
available to senior citizens. Even though these units are widely considered to provide senior citizens
with affordable homeownership opportunities, these units do not count toward Belchertown’s 10%
affordable housing goal. The state requires that housing units on a municipality’s subsidized
housing inventory be deed-restricted as affordable for a specified period of time (at least 30 years)
and the housing unit must be occupied by a household whose income does not exceed 80% of the
area median income. The state also caps household assets for age-restricted homeownership units.
In order for some or all of the units at the Pine Valley Plantation count toward Belchertown’s 10%
affordable housing goal, substantial restrictions would need to be placed on these pre-existing
owned units.

Employment opportunities in town are growing, but unemployment is climbing

The number of Belchertown businesses increased by 36% and the number of jobs in Belchertown
increased by 29% from 2001 to 2008. However, the unemployment rate in Belchertown has
drastically increased over the past three years due to the economic recession that started in late
2007. The percentage of unemployed Belchertown residents went from 3.9% in 2007 to 6.6% in
June 2009.

Opportunities to Promote Smart Growth Development & Sustainable Land Use Practices
The town contains a small amount of land available in and around the town center for new
residential development. The redevelopment of the Belchertown State School also offers
opportunities for new housing, both affordable and market rate. The town should consider
concentrating housing density along the well-traveled routes in town through amendments to the
town’s zoning. The state’s Chapter 40R Smart Growth program promotes these options and should
be studied for adoption by the town. This report also found that the town residents would benefit
from a greater awareness of carpooling and public transit opportunities as 75% of Belchertown
residents work outside of town, traveling Routes 21, 202, or 9 daily.

Town zoning limits ability to increase variety of housing types

There are little to no opportunities for the town to increase its variety of housing types under the
current zoning bylaw since multiple unit dwellings are prohibited in all zoning districts except the
Multiple Dwelling Residence District, which is already built out. An accessory apartment bylaw has
been rejected twice at town meeting; however, the planning board is looking to reintroduce the
bylaw in Fall 2009. The town did adopt a 55-and-over housing bylaw in May 2001 to provide
additional housing options for aging residents and the town does allow mixed-use residential in its
two business districts.
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Belchertown Shuttle service is in jeopardy due to low ridership

Ridership on the Belchertown Shuttle has been very low with as few as 10 riders per day in recent
years. Shuttle service may be in jeopardy if ridership does not improve. Both the Housing Authority
Director and Council on Aging Director noted that their constituents rely heavily on public
transportation to meet daily needs. The town is now working with the PVTA to improve shuttle
service schedule relative to cost and ridership and better market the service. A decision on
continuation of the shuttle will be made in late 2009.

Recommended Actions

Based on the findings of this planning process, this report outlines strategies and action steps to be
undertaken by the town and community organizations to increase and improve housing
opportunities in town. The key recommendations detailed in the plan are listed below.
Recommendations are categorized by need but are not prioritized within the categories.

Immediate Actions

1. Identify a group or individual to manage, administer, and implement Belchertown’s
housing initiatives.

2. Conduct outreach on existing affordable housing resources and establish a housing
contact within Town Hall.

3. Place qualifying subsidized units on the Town’s Subsidized Housing Inventory.

Shorter-Term Actions

4, Establish a Housing Trust Fund to receive, purchase, and convey real or personal
property.

5. Create a detailed inventory of suitable property in town for the development of
affordable housing, mixed income housing, mixed-use housing and assisted living
housing.

6. Create a detailed inventory of all single-family, duplex, or small multi-family (non-

apartment complex) rental units.

7. Adopt an Accessory Apartments By-law to increase housing options in Belchertown.

8. Adopt an Inclusionary Zoning Bylaw to increase affordable housing opportunities in
Belchertown.

9.  Amend use and dimensional requirements to expand housing options in Belchertown.

10. Create Affordable Housing Design Guidelines to ensure housing that the housing is
indistinguishable from market-rate housing.

11. Bolster use of existing public transit lines in Belchertown

12. Identify Park and Ride locations throughout Belchertown.

Longer-term Actions

13. Develop a relationship with a local land trust or support the creation of a new local land
trust to assist with acquiring land for future affordable housing.

14. Purchase existing homes for affordable housing & create deed restriction program.

15. Acquire land suitable for affordable housing development.
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16. Subsidize affordable units in future mixed-use and/or mixed-income housing
developments.

17. Add affordable housing units to existing Belchertown Housing Authority developments
and existing apartment complexes in town.

18. Start a Senior Property Tax Work-Off Program to help senior citizens lower their annual
property tax payments.

19. Fund a Housing Rehabilitation Program to assist income eligible households make
necessary repairs to their homes.

Moving Forward

It is now the responsibility of town officials, boards, and citizen volunteers to take this plan and
turn it into action. There are a host of resources available to the town, as detailed in the plan, to
assist moving these goals and actions forward.

6 | Executive Summary | Belchertown Housing Needs Assessment & Action Plan



Introduction

Overview

Belchertown residents have diverse housing needs based on household size, income, householder
age, and many other factors. The town of Belchertown funded this Housing Needs Assessment and
Action Plan to identify the specific unmet housing needs of Town residents and to develop action
steps to meet these needs in ways that will also support overall community goals.

The first part of this report comprises the housing needs assessment, which examines local and
regional demographic and housing trends and identifies the types of housing units needed and the
types of residents not being served by the current supply of housing. The second part examines
affordable housing opportunities and challenges, identifying existing development conditions in
town, local and regional organizations that can offer support, possible funding sources, and
potential sites for affordable housing development. The final section outlines strategies and action
steps to be undertaken by the town and community organizations to increase and improve housing
opportunities in town. An objective of this housing action plan is to make effective use of
Belchertown’s Community Preservation Act affordable housing funds, which have not been
expended since the Town adopted the Act in 2005.

The Pioneer Valley Planning Commission, Belchertown’s Regional Planning Agency, worked under
the direction of the Belchertown Community Preservation Committee and in conjunction with
Douglas Albertson, Town Planner, and the Belchertown Planning Board to prepare this housing
needs assessment and action plan for the Town.

Development of the Belchertown Housing Needs Assessment &
Action Plan

Planning Process

The roots of this project date back to the late 1990s when a group of interested citizens and town
officials came together to address the need for comprehensive planning. This interest coincided
with the launch of the Commonwealth’s E.O. 418 Community Development Planning initiative and
culminated in the 2002 Belchertown Community Plan. Housing was a prominent element of the
2002 Plan. The Housing and Population Chapter established housing policies to work toward the
three Community Plan goals (shown at right), summarized current housing and demographic
trends, examined affordable housing opportunities in town, and recommended housing-related
action steps to achieve town goals.
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Soon after the completion of the 2002 Plan, the town

began implementing many of the recommended 2002 & 2008 Community Plan Goals

strategies. Belchertown revised its zoning bylaw to Goal 1: To maintain Belchertown’s
allow development of Fifty-five-and-over housing in rural New England look and feel.
areas where it was not previously allowed and

adopted incentive zoning provisions to increase Goal 2: Manage Residential

Construction to Increase Benefits to the
Community while lessening Potential
Negative Effects.

housing density in cluster development areas. The
town worked with HAPHousing, Inc. to build seven
duplexes, finishing an existing 40B Comprehensive

Permit. The public works department extended town Goal 3: Evaluate and Achieve Business

sewer to take in an existing fifty-five and over mobile Development that Contributes to Town
home park, enabling the park to include an additional Life, and Mitigate Potential Negative

fifty units. The town also completed a Town Center
Plan in 2003. Finally, the town adopted the
Community Preservation Act in 2005

In 2007, the town planner convened a group of citizens to review progress made since 2002 and
update the Community Plan. This resulted in a comprehensive community driven master planning
process, culminating in the 2008 Community Plan update. While the town accomplished many
housing initiatives between 2002 and 2008, there was still more progress to be made. The
Community Preservation Committee decided to take the lead in moving the town’s housing and
affordable housing goals forward by working with the Pioneer Valley Planning Commission to
develop a more detailed assessment of housing needs in town.

The Belchertown Housing Needs Assessment and Action Planning process began in late 2008 and
ended in August 2009. The first phase of this project consisted of data collection. The Pioneer
Valley Planning Commission researched and updated existing housing and demographic data and
interviewed the Belchertown Housing Authority Director, Council on Aging Director, and Town
Planner to obtain qualitative information on community housing issues, concerns, and needs. The
PVPC developed a draft Housing Needs Assessment and Action Plan and presented this draft to the
Belchertown Community Preservation Committee, Planning Board, and Town Planner for review in
June 2009. The draft plan was then revised based on comments from this meeting. The final report
was completed and distributed to the town in July 2009.

The Belchertown Housing Needs Assessment and Action Planning process will not end with the
completion of the final report. The Town has appropriated funding to begin implementation work
on one or two of the recommended strategies, depending on cost and feasibility. The Community
Preservation Committee, in conjunction with the Planning Board and Town Planner, will determine
which strategy or strategies they would like to be implemented in the late summer to early fall of
20009.
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Data Sources for This Report

Data for this report was gathered from a number of available sources including: the 1990 & 2000
U.S. Census; DemographicsNow; the Warren Group; Massachusetts Department of Employment
and Training; Massachusetts Department of Revenue; Massachusetts Department of Housing and
Community Development; and MISER Population Forecasts. Although it becomes dated over the
decade, the U.S. Census still represents the most reliable, available information concerning overall
housing costs in communities. When available, more recent data is used. For example this report
used estimates of current community demographics as well as future projections from
DemographicsNow, which is an online software company that offers access to in-depth
demographic data.

Local resources included: the Pioneer Valley Planning Commission; Belchertown Assessor’s Office;
Belchertown Building Inspector; Belchertown Housing Authority; Belchertown Planning
Department; and Belchertown Council on Aging. State and Regional resources included: Citizens
Housing and Planning Association (CHAPA), Massachusetts Housing Partnership (MHP),
Massachusetts Community Preservation Act Coalition, and HapHousing.

Belchertown and State Affordable Housing Goals

Chapter 40B

Also known as the Comprehensive Permit Law, Chapter 40B is a state statute that was enacted in
1969 to make affordable housing more widely available throughout the state by reducing
unnecessary barriers created by local approval processes, local zoning, and other restrictions. It
provides the tools to do this by authorizing more flexible zoning for subsidized developments.
Chapter 40B allows developers to override local zoning to build housing if at least 20-25% of the
units have long-term affordability restrictions.

Chapter 40B encourages communities to make at least 10% of their year-round housing affordable
to low and moderate income households (generally those with incomes at or below 80% of area
median income) because communities that reach this 10% goal are not subject to the
Comprehensive Permit and thus become “40B-proof.”

40B has played a major role in expanding the supply of affordable and mixed income housing across
the state and especially in suburban and rural communities where zoning is usually more restrictive
(e.g., large lot size requirements and limits on multi-family development). Developments built using
comprehensive permits (CPs) include housing for the elderly and people with disabilities, single-
family subdivisions that include affordable units for town residents, multifamily rental housing
developments, and mixed-income condominiums. According to CHAPA, over 53,800 units have
been created (built or in construction) using over 960 comprehensive permits since 1970. About
70% of the units are rental (37,500) and approximately 30% are ownership (16,300) units.
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Belchertown’s Progress Under Chapter 40B

As of June 2009, Belchertown had 205 units listed on the town’s Subsidized Housing Inventory
(SHI), which was 4.10% of the town’s year-round housing stock as defined by the 2000 census. The
SHIS is the official list for tracking a municipality’s percentage of affordable housing. Fifty-five of
the state’s cities and towns have met or surpassed the 10% goal, including Amherst. It is important
to note that while the state maintains the list of subsidized housing units on the inventory, it is the
town’s responsibility to report eligible units. This assessment identified potential housing units that
may have been accidently left off Belchertown’s SHI.

Housing Production Plans

A Housing Production Plan (HPP) is a community's proactive strategy for planning and developing
affordable housing by: creating a strategy to enable the community to meet its affordable housing
needs in a manner consistent with the Chapter 40B statute and regulations and producing housing
units in accordance with the HPP. With the commitment of municipal funds to complete a Housing
Needs Assessment and Action Plan, Belchertown hopes the product will be approved as their
Housing Production Plan. If a community has a state-approved Housing Production Plan and is
granted certification of compliance with the Plan by DHCD, a decision by the Zoning Board of
Appeals (ZBA) relative to a comprehensive permit application will be deemed "consistent with local
needs" under MGL Chapter 40B. "Consistent with local needs" means the ZBA's decision will be
upheld by the Housing Appeals Committee.

If a community has achieved certification within 15 days of the opening of the local hearing for the
Comprehensive Permit, the ZBA shall provide written notice to the Applicant, with a copy to DHCD,
that it considers that a denial of the permit or the imposition of conditions or requirements would
be Consistent with Local Needs, the grounds that it believes have been met, and the factual basis
for that position, including any necessary supportive documentation. Regardless of the date of the
certification request, the certification period will be deemed effective on the date upon which the
municipality achieved its numerical target for the calendar year in question (see 56 CMR 56. 03 (2).

If the Applicant wishes to challenge the ZBA's assertion, it must do so by providing written notice to
DHCD, with a copy to the ZBA, within 15 days of its receipt of the ZBA's notice, including any
documentation to support its position. DHCD shall review the materials provided by both parties
and issue a decision within 30 days of its receipt of all materials. The ZBA shall have the burden of
proving satisfaction of the grounds for asserting that a denial or approval with conditions would be
consistent with local needs, provided, however, that any failure of the DHCD to issue a timely
decision shall be deemed a determination in favor of the municipality. This procedure shall toll the
requirement to terminate the hearing within 180 days.”

For Belchertown’s Housing Needs Assessment and Action Plan to move from a state-approved to a
state-certified housing plan, Belchertown needs to demonstrate that it made recent progress on
affordable housing. Effective in February 2008, this is defined as either: an increase in affordable
housing units that is at least 1% of the town’s year-round housing units over the previous 12
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months or a 0.50% increase plus an approved housing plan over the previous 12 months. When this
occurs, Belchertown will be granted a “certification of compliance with the plan.”

The state legislature approved this provision within the 40B regulations, 760 CMR 56.03(4), to make
it easier for communities to become temporarily appeal-proof by lowering the number of
subsidized housing units they must create each year to demonstrate that they are making progress
toward the 10% goal. Completing a Plan and complying with the goals outlined in the plan can give
the Town of Belchertown the control it desires over the location of where affordable housing gets
built in town. Eighty-three communities have state-approved plans developed under the Chapter
40B “planned production” regulation.

A Housing Production Plan is valid for a five year period from the approval date by Department of
Housing and Community Development. Upon expiration, the plan may be renewed. The
community must decide whether to update the existing plan or write a new plan.
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Housing Needs Assessment

Community Demographics

Community Overview

Belchertown is a rapidly growing community close to the employment centers of Amherst and
Springfield. With 12,968 residents in 2000, Belchertown is the 15™ largest town in population in the
Pioneer Valley. The town features an abundance of natural and recreational resources, excellent
public schools, and a classic New England town common.

Population Trends

Belchertown

Over the last twenty years, the Town of Belchertown has been one of the fastest growing
communities in the Pioneer Valley. Between 1980 and 2000, the town’s population grew by 4,629
residents, which was an increase of 56% (Figure 1). During this same period, the population in the
Pioneer Valley and the state only grew by 5% and 11% respectively (Table 1). Building permit data
from 2000 to 2008 shows that volume of residential construction from the prior two decades has
continued into the 2000s. Between 2000 and May of 2009, the Belchertown Building Department
issued 739 building permits. As Table 2 shows, residential construction has slowed considerably
since 2006.

Figure 1: Population Growth and Projected Growth by Decade
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Source: U.S. Census Bureau & Massachusetts Data Center, MISER Population Projection Forecasts
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Table 1: Population Growth: Belchertown & Surrounding Communities

% Change
1980 1990 2000 1980 to
Town Name Census Census Census 2000
Belchertown 8,339 10,579 12,968 56%
Ambherst 33,229 35,228 34,874 5%
Granby 5,380 5,565 6,132 14%
Ludlow 18,150 18,820 21,209 17%
Palmer 11,389 12,054 12,497 10%
Pelham 1,112 1,373 1,403 26%
South Hadley 16,399 16,685 17,196 5%
Ware 8,953 9,808 9,707 8%
Wilbraham 12,053 12,635 13,473 12%
Pioneer Valley 581,831 602,878 608,479 5%
State 5,737,037 | 6,016,425 | 6,349,097 11%
Source: U.S. Census Bureau
Table 2: Building Permits Issued: 2000 to May 2009
Total
Condo Residential

Year Single-unit | Two-unit Units Permits

2000 88 0 0 88

2001 97 1 0 98

2002 92 1 0 93

2003 91 0 10 101

2004 100 6 8 114

2005 89 0 8 97

2006 54 0 14 68

2007 54 0 4 58

2008 13 0 6 19

2009* 3 0 0 3

Totals 681 8 50 739

Source: Belchertown Planning Department

Based on demographic trends, the state’s Data Center at the University of Massachusetts
developed population projections for Belchertown as well as all municipalities in the state (Table
3).) To forecast future population levels, the Data Center develops low, middle, and high
population projections by age and race for each town, using slightly different assumptions for each
projection category.
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Table 3: Population Projection Forecasts for Belchertown, Pioneer Valley & State of Massachusetts

% % %
Change Change Change
2000 2010 2020 2000 to ;‘ 2000 to 2000 to
Category Census | Projection | Projection 2020 Category = 2020 2020
©
Low Low > 2
Projection 12,968 15,350 18,427 42% Projection ; -4% s 0%
Q (%]
Middle Middle c
Projection 12,968 15,825 19,658 52% Projection ° 1% 7%
Q.
High High
Projection 12,968 16,312 20,953 62% Projection 7% 14%

Source: State Data Center, University of Massachusetts, released 2003.

All projection categories demonstrate that Belchertown can continue to expect considerable
growth in the future. This cannot be said for the region and the state, which are both expected to
see very minimal to no growth. In fact, recent studies report that the state’s population would have
actually decreased if it were not for new immigrants.

Population Distribution By Age Group

One demographic factor that can affect housing demand is the age distribution of the population.
Different age groups have different housing needs. Figure 2 shows the population distribution for
Belchertown in 1990 and 2000 as well as the estimated population distribution for 2010. Table 4
compares the population distribution of Belchertown to the region and state over this same time
period. The following discussion highlights the key findings from the analysis of this data.

Figure 2: Belchertown Population By Age Group

3,500

3,000 i

2,500

2,000

1,500

1,000

500

b |

80 plus

0

0-4 5-19

20-29 30-39 40-49 50-59 60-69 70-79

M 1990Census M 2000Census 2010 Projection k42020 Projection

Source: State Data Center, University of Massachusetts, Released 2003
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In 2000, Belchertown contained more residents in the 30-39 and 40-49 age groups, the group of
adults most likely to have children living with them, than both the region and the state, supporting
the boom in single-unit construction in the first half of the decade.

The percentage of Belchertown residents in the 50-59 age group in 2000 was comparable to that of
the region and state. Between 1990 and 2000, the percentage of people in this age group increased
on the local, regional, and state level and projections for 2010 indicate that this trend will continue.
As the population ages, residents in this population group may be looking to down-size to housing
that is smaller and more maintenance free. Therefore, it will be important for Belchertown to have
housing that accommodates an aging population: empty nesters who might want condos or small
single-family homes with limited or no yards as well as the elderly age groups, who would benefit
from the creation of assisted living residences and nursing homes.

Table 4: Population by Age Group: Belchertown, Pioneer Valley & State Comparison

Belchertown Pioneer Valley State

Age 1990 2000 2010 1990 2000 2010 1990 2000 2010

Group | Census | Census | Projection | Census | Census | Projection | Census | Census | Projection
0-4 8% 7% 6% 7% 6% 6% 7% 6% 6%
5-19 20% 22% 19% 21% 22% 21% 19% 20% 19%
20-29 14% 10% 14% 18% 14% 15% 18% 13% 14%
30-39 23% 18% 12% 16% 14% 11% 17% 16% 12%
40-49 15% 20% 16% 12% 15% 14% 13% 16% 15%
50-59 7% 11% 17% 8% 11% 14% 9% 11% 14%
60-69 7% 5% 9% 9% 7% 10% 9% 7% 10%
70-79 5% 1% 1% 6% 6% 5% 6% 6% 5%
80 plus 2% 2% 2% 3% 4% 5% 3% 1% 1%

Source: U.S. Census Bureau & State Data Center, University of Massachusetts, Released 2003

Belchertown, like many municipalities in Massachusetts, has a small percentage of residents in the
20-29 age group (10%) compared to 14% for the Pioneer Valley and 13% statewide. This is
somewhat surprising considering the town’s proximity to the University of Massachusetts. Recent
studies argue that the lack of residents in this population group has been largely due to the high
housing costs that have plagued the state since the early 2000s. Residents in this population group
are new workers or still in school, and they seek attractive rental units, condominiums, and starter
homes. Therefore, it will be important for Belchertown to make sure that its current zoning allows
for the creation of new units to support these lifestyles.
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Table 5: Population (by Age Group) of Potential First-Time Homebuyers

% Change % Change

2000 2010 2000- 2020 2010-

Age Group Census Projection 2010 Projection 2020
20-24 656 1,086 65.5% 1,136 5%
25-29 672 1,134 68.8% 1,388 229
30-34 1,001 946 -5.5% 1,569 66%
35-39 1,315 939 -28.6% 1,583 69%
Total Population 12,968 15,825 19,658 24%

Source: U.S. Census Bureau & MISER Population Projections

Table 5 examines the projected population for the age groups commonly considered to be potential
first-time homebuyers. Despite the fact that the percentage of Belchertown residents within the
20-24, 25-29, 30-34 age groups is small when compared overall, the populations in these age
groups are projected to increase. Again, it will be important for the Town to act upon the
recommendations to help ensure that housing is available and affordable to people in these age
groups.

Households

Number of Households & Household Size

Belchertown contained 4,886 households in 2000, which was an increase of 1,061 households since
1990. The average household size in Belchertown has been decreasing over the last few decades,
mirroring state and national trends (Table 6). Compared to the surrounding communities as well as
regional and state figures, Belchertown has a larger than average household size.

Table 6: Comparison of Average Household Size Trends

Year Belchertown | Amherst | Granby | Ludlow | Palmer | Pelham | Ware P\'IC:I‘I:?" State
1990 2.7 2.62 2.85 2.7 2.5 279 | 2.56 2.58 2.58
2000 2.65 2.45 2.71 2.55 2.45 2.57 2.41 2.49 2.51
2008 2.67 2.47 2.72 2.61 2.51 2.59 | 2.43 2.54 2.55

Source: U.S. Census Bureau & Demographics Now

The average household size for owner-occupied units in Belchertown in the year 2000 was 2.78
compared to the 2.12 average household size for renter households. This data supports the fact
that renters are typically young and have smaller households than homeowners. For example, 43%
of households headed by someone 34 years and younger rent their housing (Table 7). Only 14% of
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households headed by someone 55 years and older rent their housing. This data also belies the fact

that renter households overwhelm schools with children.

Table 7: Tenancy by Age of Head of Householder

Age of Head of Owner % Renter %
Household Occupied Occupied
15 to 24 years 23 0.6% 166 17.7%
25 to 34 years 597 15.1% 300 31.9%
35 to 44 years 1160 29.4% 187 19.9%
45 to 54 years 1050 26.6% 103 11.0%
55 to 59 years 255 6.5% 27 2.9%
60 to 64 years 242 6.1% 8 0.9%
65 to 74 years 385 9.8% 27 2.9%
75 to 84 years 219 5.5% 80 8.5%
85 years and over 16 0.4% 41 4.4%
Total Units 3,947 | 100.0% 939 | 100.0%

Source: U.S. Census Bureau & DemographicsNow

Household Types

The statistics in Table 8 underscore the fact that there are a variety of household types in
Belchertown. Out of the 4,886 Belchertown households, 72% were family households and 28%
were non-family households. Of the 3,519 family households only 40% had children under the age
of 18. Over 20% of all households are single-person households. This variety of household type
supports the need for a range of housing options to accommodate various household needs. For
example, does Belchertown have enough quality town-house style units available to a single
working professional who desires to own and not rent?

Table 8: Belchertown Households by Type, Year 2000

Belchertown Households by Type Number Percent
Total households 4,886 100.0
Family households 3,519 72.0
With own children under 18 years 1,895 38.8
Non-family household 1,367 28.0
Householder living alone 991 20.3
Householder 65 and older 342 7.0
Households with individuals under 18 1,969 40.3
Households with individuals 65+ years 342 7.0
Average household size 2.65 —
Average family size 3.09 —

Source: U.S. Census Bureau
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Household Income

Level of household income is one indicator of economic security in a community. Belchertown’s
median household income in 2008 was estimated to be $64,720, which was much higher than the
Pioneer Valley’s estimated median household income of $50,762 (Figure 3). This data shows that
Belchertown is one of the more affluent communities in the Pioneer Valley.

Figure 3: Median Household Income Trends, Adjusted for Inflation
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Source: U.S. Census Bureau, 1990 & 2000 Census; Demographics Now Income Estimates; U.S. Bureau of Labor, Inflation Calculator.

Belchertown’s median household income, in adjusted dollars, rose slightly by approximately $1,700
between 1990 and 2000.” This local increase, while slight, was not experienced by the Pioneer
Valley region as a whole (Table 10). The median household income for the Pioneer Valley actually
decreased (S857) over this same period.

Table 9: Median Household Income Comparison

Median

Household

Income in 2008

Dollars Belchertown | Amherst | Granby | Ludlow | Palmer | Pelham | Ware Wilbraham
2008 $64,720 | $50,755 | $66,885 | $58,424 | $51,041 | $75,440 | $45,637 $83,033
2000 Adjusted $65,829 | $50,026 | $68,426 | $59,340 | $52,227 | $76,663 | $45,670 $82,817
1990 adjusted $64,108 | $44,627 | $67,861 | $59,675 | $51,322 | $80,850 | $48,673 $82,477

Source: U.S. Census and Demographics Now

2008 estimates indicate that the median household income in Belchertown has actually decreased
since 2000 by approximately $1,100. Overall, this income trend shows that influx of new residents
over the last two decades did not significantly alter the economic status-quo of town whereas, in
other areas of the region and state, the influx or loss of population has left communities wealthier
or poorer, suggesting that Belchertown might be able to weather the current economic crisis better
than other Pioneer Valley communities.
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Household Income & Housing Affordability

The determination of which households are very-low income, low-income, moderate-income and
upper-income is based on the Area Median Household Income limits, which are determined
annually by the United States Department of Housing and Urban Development (HUD). Area
Median Household Income limits are set for geographic regions called Metropolitan Statistical
Areas (MSA’s) and not for specific communities. All municipalities in Hampshire and Hampden
counties are part of the Springfield Metropolitan Statistical Area (MSA).

The table below shows the current household income limits for the Springfield MSA that qualifies a
household for affordable housing (Table 11). Income limits are updated annually to reflect evolving
demographic and housing market conditions. HUD uses a rather complicated formula that adjusts
the AMI limit to account for different household sizes. You can find the income limits for the
Springfield MSA on HUD’s website: http://www.huduser.org/datasets/il.html.

Table 10: Area Median Income Limit for Hampden & Hampshire Counties

FY 2009
Area Income
Income Median Limit HECBERCE S e
Limit Area| Income | Category | 1Person | 2Person | 3 Person | 4 Person | 5Person | 6 Person
Very Low
(30%) $16,300 $18,650 $20,950 | 523,300 $25,150 $27,050
Springfield $67.200 Low
MSA ! (50%) $27,150 $31,050 $34,900 | 538,800 $41,900 $45,000
Moderate
(80%) $43,450 $49,700 $55,900 | $62,100 $67,050 $72,050

Source: U.S. Department of Housing & Urban Development, Last updated March 2009

Households are considered to be very low-income if they earn less than 30% of AMI and low
income if they earn between 30% to 50% of the AMI. Households earning 50% to 80% of the AMI
are considered to be moderate income.? Middle income households earn between 80% and 150%
of the AMI.

Most federal and state housing subsidy programs limit eligibility to households that make up to
80% of the AMI. However, municipalities using local funding sources to provide housing subsidies,
such as Community Preservation Act funds, can establish a higher income threshold, such as 100%
of the AMI. The only disadvantage of having units available to households that make up to 100% of
the AMI is that the unit will not be eligible to be counted on the town’s subsidized housing
inventory (40B threshold list).

A comparison of Belchertown’s 2008 household income estimates to the Springfield Area Median
Income (AMI) limit categories for a family of four indicates that Belchertown does have households
that fall into the low and moderate income categories. Twenty-eight percent of Belchertown
households earned less than $40,000 a year and 46% earned less than $60,000 a year (Table 12).
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Table 11: Median Household Income by Age

Age of Householder

Total % of % of % of

Belchertown Age Age Age

Income Category Households 25-34 Group 35-64 Group 65 + Group

$01t0$19,999 556 | 11% 120 13% 196 7% 174 23%

$20,000 to $39,999 805 | 17% 182 19% 388 13% 196 26%

$40,000 to $59,999 866 | 18% 218 23% 508 17% 116 15%

$60,000 to $74,999 651 | 13% 144 15% 427 14% 70 9%

$75,000 to $99,999 901 | 19% 147 16% 657 22% 86 11%
$100,000 to

$124,999 497 | 10% 55 6% 366 12% 57 7%
$125,000 to

$149,999 293 | 6% 35 4% 229 8% 27 4%

$150,000 or more 299 | 6% 33 4% 226 8% 37 5%

Totals 4,868 | 100% 934 100% 2,997 100% 763 100%

Source: Demographics Now, 2008 Household Income Estimates

An important fact from this data is that the majority of households age 65 and over fall under the
town’s median household income of $64,720. Twenty-three percent of elderly households have
household incomes that are less than $20,000 a year. It is likely that many low-income elderly
households own their own homes outright (no mortgage) and as such are cash poor but equity rich.
Rising energy prices, insurance costs, and taxes as well as health-care related costs may drive
elderly homeowners from their homes. Again, it will be important for Belchertown to have the
types of appropriate housing and services to accommodate the needs of the elderly population.

The majority of households headed by a householder between the ages of 25 and 34 also fall under
the town’s median income. In this case it is unlikely that these households own their homes
outright and thus are potentially cost burdened each month by housing-related costs. These
situations will be assessed in greater detail in the following sections of this report.

Residents Living in Poverty

Table 13 presents data on poverty levels in Belchertown over the last two decades. The 2000
Census indicates that the number of individuals and families below the poverty level has dropped
since 1989. Belchertown went from 983 individuals (9.3%) below the poverty level in 1989 to 763
(5.9%) in 1999. This local decrease was not experienced by the Pioneer Valley region or state as a
whole. The percentage of individuals below the poverty level in the Pioneer Valley rose from 12.5%
to 13.4% and in the state rose from 8.9% to 9.3% over this same period.
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Table 12: Percentage of Belchertown Individuals and Families Below Poverty Level

Geography Individuals in Poverty Families in Poverty
1989 1999 1989 1999
Belchertown 9.3% 5.9% 6.1% 5.1%
Pioneer Valley 12.5% 13.4% 9.8% 10.0%
Massachusetts 8.9% 9.3% 6.7% 6.7%

Source: U.S. Census Bureau

The percentage of Belchertown families below poverty level decreased from 6.1% in 1989 to 5.1%
in 1999, however the number of families below the poverty level moderately increased over this
same period from 168 to 181. This data clearly shows that there remains a population within
Belchertown who have substantial income limitations and may require public assistance to meet
their housing needs. This data should also be viewed in light of the town’s limited affordable
housing inventory of 205 subsidized units, eight of which are family units. This number is not
sufficient to cover the housing affordability issues confronting these vulnerable populations.

Residents with Disabilities

Residents with disabilities often face substantial rental affordability problems. A new report by the
Technical Assistance Collaborative (TAC), “Priced Out in 2008”, has found that fair market rents for
studio and one-bedroom apartments are now 119% and 131%, respectively, of the average income
of people with disabilities living on SSI (up from 69% ten years ago) in Massachusetts. According to
the 2000 Census, 16% of Belchertown residents between the ages of 21 to 64 claimed a disability
(Table 14). Thirty percent of residents with a disability in this age group were unemployed (or 5% of
the total population 21-65), likely due to their disability. Seventy-three (6%) Belchertown residents
age 65 years or older claimed some type of disability. The Belchertown Housing Authority currently
has 48 units reserved for elderly individuals or individuals with disabilities.

Table 13: Special Populations with Disabilities

Total % of Population % of Population
Geograph Population: % of Population | Age 21 to 64 Total 65 to 74 years
grapny Age 21 to 64 Age 21 to 64 Years & Not Population: 65 | With a
Years Years Working to 74 years disability
Belchertown 7,965 16% 5% 1,132 6%
Hampshire County 87,615 14% 5% 17,263 6%
Hampden County 248,797 23% 11% 61,753 7%

Source: U.S. Census 2000
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Race & Ethnicity

According to the 2000 Census, Belchertown is a racially homogenous community with 96% of its
residents being Caucasian (Table 9). This is much higher than the percentages for the Pioneer Valley
(84%) and the state (86%), but similar to the surrounding towns with the exception of Amherst.
Despite the relative homogeneity, Belchertown does have to ensure that any housing lotteries

created for development meets state and federal requirements for affirmative marketing within
the Springfield Metropolitan Statistical Area.

Table 14: Percent of Population by Race & Ethnicity, Year 2000 Comparison

Race and Ethnicity Belchertown | Amherst | Granby | Ludlow | Palmer | Pelham | Ware Wilbraham
White 96.1% 79.3% 96.8% 95.8% 96.8% 95.1% 96.5% 96.4%
Black 0.8% 5.1% 0.5% 2.0% 0.8% 1.4% 0.6% 1.2%
Asian, and Hawaiian

or other Pacific

Islander 1.0% 9.1% 1.0% 0.6% 0.6% 1.1% 0.7% 1.3%
American Indian,

Eskimo, Aleut 0.2% 0.2% 0.1% 0.1% 0.2% 0.0% 0.2% 0.1%
Other 0.6% 2.9% 0.5% 0.3% 0.4% 0.6% 0.8% 0.3%
Two or More Races 1.3% 3.4% 1.1% 1.2% 1.2% 1.8% 1.3% 0.8%
Hispanic Ethnicity 1.6% 6.2% 1.2% 6.5% 1.2% 1.9% 2.1% 1.4%
Not of Hispanic

Ethnicity 98.4% 93.8% 98.8% 93.5% 98.8% 98.2% 97.9% 98.6%

Source: U.S. Census 2000

Educational Attainment
Higher education is increasingly necessary for long-term access to well-paying jobs. Since
household income affects a household’s ability to own and maintain housing, the percentage of the
population (age 24 and over) with a bachelor’s degree is briefly analyzed in this housing

assessment.

Table 15: Percent of Population with a Bachelor's Degree or Higher, Year 2000

Year Belchertown | Amherst | Granby | Ludlow | Palmer | Pelham | Ware Wilbraham
2000 32% 68% 23% 15% 14% 61% 14% 44%
1990 29% 66% 20% 12% 13% 53% 10% 34%

Source: U.S. Census Bureau

Positively, Belchertown as well as nearly all municipalities in the Pioneer Valley witnessed a marked

increase in the percent of population with Bachelor’s degrees (Table 15).
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Local Wages & Local Employment

Overall, Belchertown has experienced positive economic trends over the past decade. The number
of Belchertown businesses increased by 36% from 2001 to 2008, and the number of jobs in
Belchertown increased by 29% (Table 16). The average weekly wage has also increased by more
than $100. Belchertown’s business community can be characterized as being dominated by small
businesses. According to the Pioneer Valley Planning Commission’s 2008 Major Employers
Inventory, only five businesses in Belchertown had fifty or more employees: Hulmes Transportation
Services (200), First Student Inc. (65), Department of Conservation and Recreation (60), Cooley
Dickinson Hospital (53), and Universal Forest Products Inc (50).

Table 16: Belchertown Employment Data

Average
No. of Monthly Average
Year Establishments Employment Weekly Wagesz
2001 228 2,006 $483
2002 246 2,104 $493
2003 284 2,316 $499
2004 294 2,339 $529
2005 287 2,343 $539
2006 301 2,433 $554
2007 303 2,433 $567
2008" 309 2,593 $591

Source: State of Massachusetts, Department of Employment and Training
1. 2008 data through September 2008 (3rd Quarter)
2. Wage Data not adjusted to show inflation

The unemployment rate in Belchertown, the region, and the state has drastically increased over the
past three years due to the economic recession that started in late 2007 (Figures 4 & 5). The
percentage of unemployed Belchertown residents went from 3.9% in 2007 to 6.2% in March 2009.
While the latest unemployment figures are lower than the state unemployment rate of 8.2%, it is
still cause for concern.

The Donahue Institute, in conjunction with CHAPA, recently released the results of a public opinion
poll on housing conducted in March 2009. The results clearly indicate that Massachusetts residents
continue to place the costs of housing and job security among their top concerns. The Poll found
that large numbers of Massachusetts residents are very concerned about their job security and
their ability to make ends meet. As Belchertown residents begin to experience difficulties paying for
housing-related costs, town staff, community institutions, and local social service providers need to
make sure they have a current list of resources for distressed households.
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Figure 4: Area Unemployment Rates
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Figure 5: Recent Unemployment Rates
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Areas of Employment

Belchertown contained 7,165 working residents in 2000. The 2,593 jobs located in Belchertown is
far fewer than the number of working age residents, which means that a large segment of
Belchertown’s working population commute to jobs elsewhere. The 2000 Census showed that 75%
of Belchertown residents work outside of town.
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Table 17 shows the top municipalities where Table 17: Top Places of Employment

Belchertown residents worked. Ambherst is the for Belchertown Residents

only employment center that Belchertown

. . . # of Belchertown
residents can reach through quick and reliable Place of Work Residents
public transit (via the Pioneer Valley Transit Belchertown 1,241
Authority’s Route 45 bus line). According to the Springfield 1,207
University of Massachusetts, 342 University Amherst 1,024
employees live in Belchertown. To reach the Holyoke city 466
majority of the other employment centers, Chicopee 432

. Northampton 355
residents take Route 21, 202, or 9. Because so

Hadley 291
many residents follow the same route to work Palmer 209
every day, there appears to be an opportunity for West Springfield 185
a greater amount of ridesharing. In addition, the Ludlow 160
town should consider further concentrating Source: U.S. Census Bureau

housing density along the well-traveled routes.
The fifth chapter of this report will discuss
strategies to meld smart growth principles with
existing demographic and land use patterns.

Housing Inventory & Housing Characteristics

Housing Supply

Belchertown contained 5,050 housing units in 2000. This was an increase of 27% from the 3,988
housing units in 1990. Belchertown added the most housing units out of all municipalities in the
Pioneer Valley during this same time period (Table 18). Residential construction continued
throughout the 2000s, with a total of 739 residential building permits issued from 2000 through
May 2009 (Figure 6). During this decade residential construction reached its peak in 2004 with 114
building permits issued. Since 2004 the volume of residential construction has decreased
significantly in Belchertown as in most of the Commonwealth and indeed the nation. In
Massachusetts, 9,241 units were permitted in 2008, down 40% from the 2007 final estimate. In
Belchertown only 19 units were permitted in 2008, down 67% from 58 units in 2007 and down 83%
from the town’s peak of 114 units in 2004. For Massachusetts, this is the lowest annual level of
permits since 1969.

Table 18: Total Housing Units in Belchertown and Surrounding Municipalities

Year | Belchertown | Amherst Granby Ludlow Palmer Pelham Ware Wilbraham
1990 3,988 8,815 2,004 7,190 5,061 502 4,095 4,631
2000 5,050 9,427 2,295 7,841 5,402 556 4,336 5,048

Source: U.S. Census Bureau & Demographics Now, 2008 Housing Unit Estimates.
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Figure 6: Building Permits Issued 2000 to May 2009
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Recent Residential Development

Belchertown has continued to see a steady growth of single-family homes through subdivisions and
ANR approvals. Since 2000, 11 subdivisions have been created in Belchertown resulting in
approximately 180 new single-unit houses (Table 19). One subdivision was approved under the
Open Space Community Development zoning bylaw. Four “adult community” condo projects were
approved under the town’s new 55+ development bylaw. Brook Hollow contains 24 units and
Summer Hill will contain 90 when the developer completes the project (development
approximately half-built as of May 2009). The two other adult-housing projects have stalled due to
the housing market. Reflecting the national recession, in 2008 there is only one new subdivision
being proposed, one of the “active” subdivisions has been foreclosed on and has an uncertain
future, and the Summer Hill condominium project has stalled.

While ANR approvals may have little effect on residential development in towns already “built out,”
they have been a major factor in the continual increase in residential development in Belchertown,
which still features large areas of open agricultural and forested land bordering town roads. Over
the last nine years (2000-2009), 515 new building lots were created through the ANR process. Since
1995, 728 lots have been created. These statistics contrasts with the widely held opinion that new
subdivisions are the major contributor to residential growth because in Belchertown, most new
development is through ANR.
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Table 19: Recent Belchertown Subdivisions

Lots
Name Year Approved
Plaza Ridge 1996 1*
Hunter Ridge 1996 (phase 1) 13
Hunter Ridge 1998 (phase 2) 13
Back Home Estates (Nathaniel Way) 1997 15
River's Edge 1999 (phase 1) 5
River's Edge 2001 (phase 2) 8
Concord Road 2003 1
Cold Springs Park 2003 13
Emily Lane 2004 12
High Bluff Road 2004 26
Meadow Pond Road 2004 27
Pheasant Run 2004 9
Pepper Ridge Road 2005 14
Wood's Edge Road (Wood's Edge Road) 2005 10
Wood's Edge Road (Willow Lane) 2005 11
Oasis Drive 2007 17
Hickory Hill Approved, un-built 65
Total 260

Source: Planning Department
*10 were built later through ANR

Age of Housing Stock

Owing to the volume of residential construction during the past three decades, Belchertown has a
fairly young housing stock when compared to its neighboring communities and region. Census data
from the year 2000 showed that 72% of all housing units were constructed after 1970 and 21%
after 1990 (Table 20). The median age of an owner-occupied unit was 1981 and 1974 for a renter-

occupied unit.

Seventy-five percent of all rental units in 2000 were constructed prior to 1980. The lack of rental
housing production in the past decade indicates there is a need for newer rental housing. A
community dependent on older rental housing stock will typically experience more deteriorated
properties, which are more likely to have lead paint, code violations and substandard conditions. By
nature of the market, the production of new rental units in a community will put pressure on the

owners of existing rental units to keep their investment competitive.
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Table 20: Belchertown Housing Stock by Year Structure was Built (Census 2000)

Year Structure Was

Built Belchertown | Amherst | Granby | Ludlow | Palmer | Pelham | Ware | Wilbraham
Before 1939 12% 19% 14% 21% 33% 25% 32% 14%
1940 to 1949 2% 3% 7% 8% 9% 5% 7% 8%
1950 to 1959 9% 8% 22% 20% 12% 8% 12% 19%
1960 to 1969 6% 19% 16% 16% 12% 16% 8% 22%
1970 to 1979 23% 26% 16% 13% 14% 18% 18% 15%
1980 to 1989 28% 15% 12% 12% 12% 19% 14% 14%
1990 to March 2000 21% 9% 13% 10% 9% 9% 9% 8%

Source: U.S. Census Bureau

The age of a town’s housing stock and areas with concentrated numbers of older housing are
important to consider when developing a housing action plan as certain public monies may be
available to improve the housing condition of substandard housing. A review of “age of housing
stock” by block group shows that the oldest housing stock in town is located in and around the
town center as well as in the area between Route and Bay Road. The town did receive funding to
conduct a housing rehabilitation program with federal Community Development Block Grant
funding during 2005, which was available to households town-wide. 14 households received a
deferred payment loan to improve their housing situation.® The town worked with the Pioneer
Valley Planning Commission in 2006 to apply for an additional round of funding from the state, but
the grant application was not successful. CDBG funding awards vary year to year and are awarded
very competitively. Belchertown should continue to work with the PVPC’'s Community Development
Department annually to review the competitiveness of developing a grant application as the
application requirements and available statewide funding varies from year to year.

Condition of Housing Supply

The Sportshaven trailer park is really the only area of town that would be considered substandard
housing, largely because of the poor condition of the park itself. Elsewhere in town, individual
houses, particularly older houses, need varying degrees of repair or rehabilitation, but there are no
other areas that give the appearance of substandard housing.

Housing Inventory By Parcel and Structure Type

Residential uses represent approximately 29% of the land use in Belchertown (9,873 acres).
Residential uses include, single family homes, duplexes, three-family residences, condominiums,
multifamily units, residential mobile homes, and mixed use parcels with primarily residential use
(Table 21). Single-family homes are the predominant residential (87%) land use in Belchertown.
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Traditionally, single-unit houses were clustered near the center of town, with small vacation style
cottages along the three lakes. Farmhouses were scattered throughout town in outlying areas. In
the last 30 years, single-unit houses have proliferated in outlying areas, either along existing roads
or in new subdivisions.

Table 21: 2009 Residential Land Use by Parcel Type

Parcel Type # Parcels % Total Acres %
SFH 4,169 | 90.0% 8,569.23 | 86.8%
Condo 152 | 3.3% 0| 0.0%
Mobile 3] 01% 55.16 | 0.6%
2 family 150 | 3.2% 360.68 | 3.7%
3 family 22 | 0.5% 32.85 | 0.3%
Accessory land with improvement 56 | 1.2% 381.22 | 3.9%
Multi-use Residential 37| 0.8% 377 | 3.8%
Multiple houses on one parcel 19 0.4% 32.09 | 0.3%
Apartment 4-8 units 14| 0.3% 23 0.2%
Apartment 8+ units 6| 0.1% 33.09 | 0.3%
Childcare facility 1| 0.0% 3.33 | 0.0%
Other 2| 0.0% 59| 0.1%
Total 4,631 9,873

Source: Belchertown Tax Assessors Office, 2009 Land Use Statistics

The few duplexes and triplexes are concentrated along Route 9 (Federal St) going north towards
Amherst and on Hamilton Street. Likewise, multi-unit housing and condominiums are concentrated
along Route 9, George Hannum Road, and the intersection with Route 202, and south along North
Main Street towards the center of town. Most of Belchertown’s six large apartment complexes
were constructed during the 1960s and 1970s, coinciding with the University of Massachusetts
great period of expansion. One condominium is situated on the Amherst line. As noted earlier two
55-and-over condominium projects were under construction in 2008. The town changed its zoning
bylaw to allow 55-and-over housing in May 2001 acting on one of the recommended housing
strategies in the town’s Community Plan. There was also a zone change in 2007 to provide for
expansion of the Village Greene condominium neighborhood.

Belchertown has two mobile home parks. Pine Valley Plantation is a co-operative restricted to
adults. It is on Chauncey Walker Road, Route 21, and has over 300 units. Sportshaven is much
smaller, with about 30 units, off Mill Valley Road, Route 181. Sportshaven has no more
development potential, while Pine Valley has room for more units.

Table 22 looks at Belchertown’s housing stock another way, through 2000 Census data, by
comparing Belchertown to its neighboring communities.
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Table 22: Belchertown Housing Supply by Structure Type with Local Comparison (Census 2000)

Units In Structure Belchertown | Amherst | Granby | Ludlow | Palmer | Pelham | Ware | Wilbraham
1, Attached 2.2% 5.7% 4.9% 2.7% 1.4% 3.1% 3.0% 2.9%
1, Detached 73.5% 44.0% 80.8% 72.5% | 56.0% | 84.5% | 55.8% 88.3%
2 4.8% 6.2% 4.6% 9.9% | 14.4% 9.4% | 13.4% 1.9%
3-4 3.8% 11.2% 2.9% 3.3% | 10.9% 1.6% | 15.8% 1.9%
5-9 4.1% 11.5% 0.7% 3.4% 5.5% 0.0% 3.8% 1.6%
10-19 2.5% 11.9% 2.1% 4.3% 2.7% 0.0% 1.6% 1.4%
20-49 0.5% 3.9% 1.6% 1.5% 1.4% 0.0% 0.4% 0.8%
50 or more 0.0% 5.7% 2.4% 0.3% 0.7% 0.0% 0.9% 1.2%
Mobile Home/Trailer 8.5% 0.0% 0.0% 2.2% 7.0% 1.4% 5.3% 0.0%

Source: U.S. Census Bureau

Housing Inventory by Residential Density

The Massachusetts Department of Geographic Information Systems (MassGIS) categorized land use
in all Massachusetts municipalities using aerial photography in 2005. The data from this aerial
survey shows that most Belchertown single-family homes sit on one-half to one acre lots Table 23.

Table 23: Residential Land Use by Density

Multi- Greater

Total Residential Land Famil Less than 1/4 1/4-1/2 1/2-1 than 1

Use (Acres) v acre lot acre lot acre lot acre lot
3,730 2% 4% 21% 68% 5%

Source: MassGIS, 2005 Land Use Statistics

Housing Inventory by Number of Rooms & Bedrooms

Most of the owner-occupied units range from four to eight rooms while the renter occupied units
range from three to six rooms. Figure 7 demonstrates how renter-occupied units tend to be three
bedrooms or less while owner-occupied units have two to four bedrooms. A common objection to
the development of additional multi-family rental housing is that such development will bring more
children into the local school system. Numerous studies have confirmed what the data below
shows: renter-occupied housing units typically have smaller households than owner-occupied units.
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