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1: Introduction
PURPOSE OF THE HOUSING PLAN

The purpose of this housing plan is to identify the housing nee8s@tburneand the

strategies the Town will use to help meet these needs. The plan provides information on trends
in Shelburnerelating to its residents, the existing types of housing, and the current

development conditions in town. The collection and analysis igfittformation, along with a

public survey, were used to develop the housing goalSfaiburne These goals outline the

types of housing desired in the future and where new housing should be targeted. Finally, the
plan includes implementation strategiéisat the Town can pursue to make these goals a

reality.

On a broader level, this plan seeks to develop a vision that will help shape the future of
Shelburne Will longtime residents have affordable, suitable housing that allows them to stay
in town as they age? Will children who grew up in town be able to retuhlburngo raise

a family? Will people who are employedShelburnebe able to afford to lie in town? These

are the types of questions this plan has tried to address.

PLANNING PROCESS

In December 201,&he Town ofShelburneequested assistance from the Franklin Regional

Council of Governments (FRCOG) to create a housing plan. Fumdargedto FRCO@rough

0KS al aal OKdzaSida 5SLINIYSYyd 2F | 2dzaiAy3a | yR
Technical Asistance programvas used to provide assistanda spring 201,7the Town created

a Housing Committee to work with FRCOG staff on the creatitregilan. Committee

members includd the Town Administrator angkpresentatives from thélanning Board, Board

of Health, Shelburne Housing Authoritite Shelburne Falls Senior Centardthe Greater

Shelburne Falls Area Businéssociation.

The Housig Committee meffive times between June and Novemb&017 to discuss and
review the draft plan. Meeting agendas and sigrsheets are included in Appendix A. A public
survey was created to gather input from residents on housing needs and strategiesasn
available in Septendr online through Survey Monkey. Hardcopies of the survey were also
availableat the Town HallShelburne Free Publigbrary,Arms Libraryand the Shelburne Falls
Senior Center. A flyer with the survey weblink was also diseibth parents of students at the
Buckland Shelburne Elementary Scharad the Valley Play Schodlhe survey and results are
available in Appendix B.
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A total d 96 people responded to the suryerepresenting approximately 11% of Shelburne
householdsRouwghly 5@6 of respondents live outside of thdlage of Shelburne Falls, and%0

live within the village! Approximately 5% of respondentare age 65 or oveiThe survey
results may underepresent renter households town. A total of 246 of survey respalents
were renters, while approximatel§7% of households in town rent their homes according to
the 2010 U.S. Census.

Overall the survey results point to a need for housing that is affordable for seniors and families.
Findings from the survey asimmarized as follows:

T

T

Respondents who plan to move out of their home in the next five years identified the
need to downsize and the need for more affordable housing as the top reasons for
moving.Comments from respondents also highlighted the desire ticpase a home,
instead of renting, and the evendliinability to maintain a single family home and the
need for accessible housing lesyreasons for moving.
The types of housing most needed in town according to survey respondents are starter
homes for fist-time homebuyersaffordable senior housing, araffordable apartments.
Respondents favareuse of existing buildings within the village for neausing
creation. Just over half of respondents also support new housing on vacant or oversized
lots in thevillage.
Respondents generally support a numbépotential housing strategies. Strategies
receiving the highest level of support are:
0 Assist residents with accessing incentives and rebates for renewable energy and
home heating system upgrades
0 Assist reidents with accessing programs to rehabilitate their homes, including
lead abatement, weatherization, and accessibility modifications
0 Assist seniors with strategies to remain in their home, such as adding an
accessory apartment or sharing their home

Theresults of the survey have been incorporated into the plan and the final goals and
recommendations.

The planning process concluded with a pubbommentperiod in December 201 Comments
received are included in Appendix B. The final planadable onthe Town of Shelburne
website.

! Nine survey respondents live on the Buckland side of Shelburne Falls, two respondents noted that they own land
in town but live in another town, and 8 respondents live in surrounding towns. All other respondents live in
Shelburne.
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LOCAL, REGIONAL, AND STATE HOUSING CONTEXT

It is useful to review pagilanning efforts from Shelburn® see what housing priorities and
needs have remained the same, and what has changed over time. Additionally, hoaisimgg

be planned solely on a local level, but must be analyzed as part of the larger region. Recent
regionalplanning efforts providenformation on the current state of housing in Franklin
County, and broader regional housing goals. Finally, placiaghocsing efforts in the context
of greater statewide goalis helpful to see how Shelburoan align its policies with these goals
while planning for housing that meets the needs of the town.

ShelburnePlanning Efforts

The 1999 Bucklan8helburne MastePlan included a housing chapter, with the following
stated goals:

1 To provide fair, decent, safe, affordable housing for rental or purchase that meets the
needs of Shelburne and Buckland residents.

1 To work towards raising the affordable housing stock®% of all housing units,
consistent with the State goal for every town.

1 To provide for residential development that is consistent with the rural and historic
character of the community.

1 To encourage a mix of housing densities, ownership patterns, pendsyuilding types
to serve diverse households.

1 To provide financial assistance to homeowners for state mandates and encourage
compliance with Board of Health Code with respect to Title 5, removal of lead paint, etc.

The major housing issues identifiedtie plan were the removal of lead paint, compliance with
the 1995 revisions to Title 5 regulations for septic systems, the State goal for towns to maintain
at least 10% of the yeaound housing stock as affordable as defined by Chapter 40B, the need
for affordable housing options for elders and young families, and the need for the towns and
housing authorities to work proactively to create more affordable housing in the area.

In 2004 Shelburneompleted a Community Development Plan that included a hgusiement.
During the planning process, the housing goals of the 1999 Master Plan were reaffirmed. In
addition, the 2004 plan identified the follving housing issues in Shelburne
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1 The need to balance future residential development with natural, scend hastoric
resource protection

1 The potential need for more housing for seniors

1 The need for more affordable housing options for families and individuals with limited
or fixed incomes

1 The high cost of buildable lots and most new homes

The 2004 plan includesnumber ofstrategies and recommendations that are carried forward

in this planMany of the housing issues and goals from the 1999 and 2004 plasslare

relevant today in Shelburné&everal trends have changed that may impadairgres, however.
Population growth has slowed and is expected to decline in the future. Senior housing needs
are even more urgent as the Baby Boomer generation ages. Meanwhile, the need to retain and
attract young families has become more evident as stlkarollment has dropped significantly

in recent yearsVacancy rates remain lofer rental and homeownership housing/hile new

homes continue to be built outside of the village of Shelburne Fltsey results and

anecdotal evidence showantinueddemand for housing within the villag8trategies to
encourage additional infill and adaptive reuse of structures in the village to help meet the
G26yQa K2dzaAy3a ySSRa INB | 1Se& O2YLRYySya 27 i

Regional Planning Efforts

Sustainable Franklih 2 dzy G 8 Y CNI y1f Ay [/ 2dzyGé&Qa wSIA2ylt tf
completed by the Franklin Regional Council of Governments (FRCOG) along with multiple

project partners in 2013 after a mulgiear public process. The plan addresses a number of

subject areas related to the future of Franklin County including housing. The top housing goals
identified during the planning process were:

1. Improve the energy efficiency of housing
2. Improve the quality of existing housing
3. Locate housing near employment and towenters

A major point of the plan is that housing is not just a local issue, but must be addressed
regionally. In Franklin County, there are many rural areas without public infrastructure, and
with few jobs to support much housing growth. Many of the@seas also contain important

natural resources that are already preserved, or are considered priorities for preserving. During
development of the regional plan, Shelburne Falls was identified as one of the potential growth
areas for the County, given itsle as a business and cultural center and the availability of

public infrastructure.
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An implementation project stemming from Sustainable Franklin County was the development
of a regional housing plan. In 2014 the FRCOG completed the Franklin CountyaRégiming
Study, which analyzed affordable housing needs in the region. The study found that Franklin
County has a shortage of affordable housing units, and that households with very low to
extremely low incomes are most in need of affordable housingfikdings of the study

include the following:

1 The need for subsidized senior housing is large and will continue to grow.

1 Animportant subset of the very low and extremely low income population is female
headed households. Units that are free of lead par@ve multiple bedrooms, and are
affordable for the very lowest of income groups are needed for these families.

1 A very large proportion of the rental housing (84%) in Franklin County was constructed
prior to 1979 and may therefore contain lead paint. Héea with children under the age
of 6 that have state or federal rental assistance may only use this assistance-frelead
units, making it difficult for them to locate housing, and making it difficult for low
income families without vouchers to compéfer lead-safe units.

1 The homeless population is increasing. The need for additional housing affordable to
households at the extremely low income level is critical.

1 There is a shortage of affordable housing for households at the middle income level
acrossall regions in Franklin County. This puts pressure on the lower income groups
particularly on rental housing because middle income households have the ability to
secure housing thasiavailable to the lower incomevels. Providing market rate
housirg specifically targeted to this income level will relieve pressure on the housing
supply for lower income groups.

1 Many middle and moderate income families currently renting cannot make the
transition to homeownership due to financial obstacles, such asable of down
payments or poor credit history, straining the rental housing supply even more.

1 Job training, childcare, and education services are also needed to improve wage levels in
the region.

Massachusetts Housing Context

In 2013, the State set an dntious goal to develop 10,000 mufamily (2 or more units)

housing units in Massachusetts annually until 2020. This goal is precipitated by the need to
provide more housing for young people and families, and more affordable options in a state
with someof the highest housing costs in the country. The goal is tied closely to economic
development and retaining a talented workforce, as many young people leave the state after
attending college here.
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In 1969, the Massachusetts Legislature passed M.G.L. &hQB, also known as the

Comprehensive Permit Law, to promote the creation of affordable housing for low and
moderateincome households statewide. The legislation streamlines the development permit
process for projects that include at least 20% afforddtalasing, and establishes the goal of
increasing the amount of loaggrm affordable housing in each community to 10% of the total
yearround housing stock. Under Chapter 40B, communities with less than 10%elomg

affordable housing may be required tornpeit new housing developments that create

affordable housing, but which do not meet local zoning restrictions, such as density and setback
NEljdZANBYSyGad /2YYdzyAlGASa Yle fa2 g2N] 6A0K
that creates affordable dusing in a way that is consistent withremunity character. Currently

5.7% (51units) of Shelburn@ &  yy dz- f K2dzaAy3d aid20] Ada O2yaiRSs
definition of Chapter 40B.

Generally, housing is considered affordable when a household payorethan 30 percent of

AGAa INRPaa AyO2YS 2y Kz2dzaaAy3a Ozaidaoe ¢KS / KI LIS
ALISOATAOST K2gSOSNW LY RSIOSNNYAYAY3I | G2eyQa (2
Chapter 40B, units must be subsidized and haxeanteed longterm affordability through a

deed restriction for households earning at or below 8(Rihe area median income, and are

subject to an Affirmative Fair Housing Marketangd Tenant SelectioRlan (more information

on the area median income draffordable housing can be found in the Housing Market and
Affordability section of this plan).

Affordable housing units can be rental or homeownership units, and can be subsidized in

different ways, including tax credits; grants or loans; internal sliks within a development

such as a density bonus that allows a developer to create one or more additional market rate

units to subsidize the affordable units; and the use of Community Preservation Act funds by a
community. Units that meet the requiremeait 2 F / KF LJASNJ nn. | NB I RRSR
Subsidized Housing Inventory (SHI), which is the official listing of affordable units in a

community and determines whether a community is at or below its 10% threshold.

In December 2014, the Massachusetts Houstagnership (MHP) published findings and
NBEO2YYSYRIGAZ2Y& FTNRBY AdGa wdaNIf LYAGAFGAGSITI 6K
rural communities. The report confirmed that due to a lack of infrastructure and resources in

many rural areas, it can fficult to develop and preserve affordable housing. Among the
recommendations are for the State to encourage, facilitate and support regional collaborations

to increase housing affordability, and to modify current funding programs to better serve rural
communities and facilitate additional regional efforts.
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In response,iie Rural Policy Advisory Commission was created by the legislature in 2015. The
Commission is tasked with the following: study, review and report on the status of rural
communities andesidents in the @mmonwealth; advise the general court and the executive
branch of the impact of existing and proposed state laws, policies and regulations on rural
communities; advance legislative and policy solutions that address rural needs; adwocate t
ensure that rural communities receive a fair share of state investment; promote collaboration
among rural communities to improve efficiency in delivery of services; and develop and support
new leadership in rural communitiésThe Commission includes megentatives from Franklin
County and other Western Massachusetts counties as well as Cape Cod, Nantucket, and

al NOKIFQa *AySel NR®

2 hitp://www.mass.gov/hed/economic/eohed/dhcd/rurabolicy-advisorycommission.html
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2: Housing Needs Assessment

The housing needs assessmemnaluates recent trends in community demogphics and
housing inShelburngo determine current and projected housing needs in town.

COMMUNITY DEMOGRAPHICS

Thissectionexamines the population characteristics that influence housing demand, including
population growth, population age distribution, household size and#eng, and disabilities

and other special needs. This section also examines the economic health of the community
through income and poverty statistics and employment opportunities.

Population

IN2010{ KSf 6 dzNy SQa (2 (I fccdrdhgddahd UiSh ReysTsblels Baaneend o

2000 and 2010Shelburne experienced-8% changen popuation with a loss of 165 residents

{ KStfodzNyYySQa LR LMz I GA2Yy RSdidhyt@vnsgahdihedftyy I KGf & 3
whichgenerally expednced small declinesr increasesn population In the last four decades,
Shelburn® & LJ2 LJdzf | G A2y Kl a Ff€dzOGdzZ 6SRE gAGK GKS 3N
1990s. Overalbhelburnehas grown less in population since 19A@n mostsurrounding bwns

and the @unty.

Table 1: Total Population, 1972010

20002010 19702010
Area 1970 1980 1990 2000 2010 Change Change

# % # %
Shelburne 1,836 2,002 2,012 2,058 1,893 -165 | -8.0% 57| 3.1%
Buckland 1,892 1,864 1,928 1,991 1,902 -89 | -4.5% 10| 0.5%
Charlemont 897 1,149 1,249 1,358 1,266 92| -6.8% 369 | 41.1%
Colrain 1,420 1,552 1,757 1,813 1,671 -142 | -7.8% 251 | 17.7%
Conway 998 1,213 1,529 1,809 1,897 88| 4.9% 899 | 90.1%
Deerfield 3,873 4,517 5,018 4,750 5,125 375 | 7.9% 1252 | 32.3%
Greenfield 18,116 18,436 18,666 18,168 17,456 -712 | -3.9% -660 | -3.6%
Franklin County 59,233 64,317 70,092 71,535 71,372 -163 | -0.2%| 12,139| 20.5%
Massachusetts | 5,689,377| 5,737,037| 6,016,425| 6,349,097| 6,547,629 198,532| 3.1%| 858,252| 15.1%

Source: U.S. Census.
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Figure 1:Shelburne Population, 19702015
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*2015 population is an estimate.
Source: U.S. Censarsd 20132015 American Community Survey Fiear Estimates.

Total population in Shelburne is estimated to have grown between 2010 and 2015 by 4%, or 69
people, partly making up for the loss in population from the previous de¢adgire 1) This is
contrary to surrounding towns and the county, which are estimated to have experienced
population growth under 1% or a decline in population during this period.

Many factors can influence population changes in a community. Employment opportunities in
and near a community is one major factor influencing populat®s will be shown later, the
number of jobs in Shelburne has generally declined since 2000. loaddi employment,
demographic changes impact population growth and decline. Houseliwdd have become
smaller over the last several decades, and families are having fewer children. The availability
and affordability of housing also impacts populatitirhousing within town is not affordable or
suitable for residents as they age, seniors may need to find housing elsewhere. Likewise, if
housing is not affordable for young people looking to buy their first house or rent an
apartment, they will havéo look to other communities.

Population Age

According to the U.S. Censbgtween 2000 and 201&helburneexperienced decreases in the
number of residentsge 5 to 19 (28%or 114 residenfs age 25 to 44 (17%r 79 residenty

and age 65 to 84 (13%r 45resident9, and increases in residents ag&to 64 (10%or 60
residentg (Figure 2) A decline in children and, correspondingly, residents in the child bearing
ages of 25 to 44, is consistent with county trends. Shelburne differs from the county ithéhat
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number of senior residents age 65 and over decreased in the last decade. However, estimates
from 2015 show a sharp increase among 65 to 84 year olds in the first half of the 2010s. Also
the estimates show an increase in younger residents between 283 44, reversing the

trend from the 2000s. Overall, Shelburne has an older population than most towns in Franklin
County, with an estimated median age of 52 in 2015, compareib timr the county.

Figure 2:ShelburnePopulation byAge Group, 2000, 2010, and 2015
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Source: U.S. Cens29112015American Community Survey fiyear estimates.
* 2015 population figure is an estimate.

Population Projections

Population projections foBhelburnehrough 2035are shown in Figure 3. Tée projections

were developed by th&JMass Donahue Institute in 201%he projectionshow that

Shelburn@ & LJ2 LJdzf HeGraageysteddiy detween 2080d 2035 for a total loss of 382
residens, a declineof 20% This is a higher rate of decrease tifan Franklin County, which is
projected to decline by 2% during the same time peribs presented earlier, population

estimates from the U.S. Census American Community Survey show an increase of 69 residents
in Shelburne between 2010 and 2015, demonsi@tthe difficulty of predicting future

population trends.

Population projections are based on demographic modelslaistbric trends, and do not

incorporate many of the factorsthi OFy Ay Tt dzSy OS | (2¢6y Qa ¥ dzi dzN.
employment opportunities and available infrastructure to support housing gro@tte factor

that is considered essential f@helburn®@ a -tergnyustainability is the buildout of

10
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broadband inérnet service in town. The availability of internet serviceegnized as critical

to attracting and retaining residents and businesses for all communities, and in particular rural
areas likeShelburne Section 3 provides more detail on infrastructueacity inShelburne
including internet service

Figure 3:ShelburnePopulation Projections, 20162035
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SourcelUMass Donahue Institu2015 Population Projections. March 2015.

The projected age makep ofthe Shelburnepopulationin 2025 and2035, compared to 2010,

is shown in Figure &he UMass Donahue populatipnojections forShelburneorecastthat

theage makadzLd 2 F { KSt 0dzNySQa LRLJz | GA2y gAft AKATU
During this timeframe, it is expected that tipepulation age 64 and under will decline by 39%,

(a decline of 600 residents), while the population age 65 and over is projected to grow by 59%

(an increase of 218 resident$juch of this senior population growth will be driven by the aging

of the baby bom generaton.

A 2 s A ~

CNI Yy{1tAYy /2dzyiéQa LRLdz I GA2y A& | faz SELSOGSR
population with approximately 15% of residents age 65 and over in 2010, to a population in

2035 with roughly 35% of residents age 65 and o8@elbuneQ d LJ2 LJdzf G A2y A& LINI
continuetobe2 f RS NJ (0 KI'y { K Stis/p@djdeied tha©3®6 ofSkBelburmeoip P

population will be over the age of @& 2035 compared to 28 in 2010As the number of

older residents irBhelburnegrows, it will bamportant to have housing that accommodates

their needs.

11
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Figure 4:ShelburnePopulation Projections by Age Group, 202&d 2035
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SourcelUMass Donahue Institu2015 Population Projections. March 2015.
Households

A household is generally defined @s individual or group of people living in one housing ,unit
whether related or notHousehold composition and growth greatly impacts housing demand,
since each household occupies one housing unit. In 2Bi@lburnehad 849households (200

U.S. CensusJhis is an increase obhouseholds @) since 2000. The increase in the number
of households despite @ecrease in population over the same time period reflects societal
shifts that influence averageousehold size. Nati@lly, average household size ldelined in
recent decadesand this trend is mirrored i8helburne The aveage household size in
Shelburnedeclined an estimated 2@ between 199@nd 2010, decreasinfrom 2.43 to 2.18
persons per househol@helburn® &  lgezhSusdhold size is smalttian Franklin @ dzy G & Q &
(2.29), andhe State and national averages (2.48 and 2.58, respectively).

In 2010, 30householdg36%)in Shelburnenere family households with no children at home,
representing the largest household type in to\@able 2). Thigroupincludes empty nesters,
married couples with no children, parents living with adult children, and other living situations
where two or more adults are related. Singlerson households are the next lagjdousehold
type, representing 286 househol@4%)in Shelburne Aimost half (44%) of residents living
alone are 65 and older.

12
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Major shifts in household composition since 2006lude a 2% decrease ifamilies with
children, and a 1% ircrease in ongerson household€ther changes include andrease in
households with individuals over the age of 65 (8%), family households with no children at
home (6%), singlparent family households (in particular those headed by a female, 27%), and

an increase in noffiamily households (24%)

Table 2:ShelburneHousehold Types, 200@010 and 2015

2000 to 2010 2010 to 2015
Household Type 2000 2010 2015 % %
Change Change Change Change
Total Households 834 849 896 15 2% 47 6%
Households with children 242 198 171 -44 -18% -27 -14%
Households witlindividuals 65 243 263 304 20 8% a1 16%
years and over
Esrr:gy Households, no children at 288 304 339 16 6% 35 19%
Family Households with children 230 181 150 -49 -21% -31 -17%
Ig/lrilseez?useholder, no spouse 37 a1 o5 4 11% 16 139%
Femalehouseholder, no spouse 62 79 77 17 27% 2 39
present
Oneperson Household 253 286 336 33 13% 50 17%
65 years and over 115 126 120 11 10% -6 -5%
Non-family household with more 63 78 7 15 24% 7 9%
than 1 person

Note: 2015 figures are estimates.

Saurce: 2000 and 2010 U.S. Census, 2115 American Community Survey Fiear Estimates.

Between 2010 and 2015, these trends are estimated to have generally continued, though this

period experienced a greater increase in total households than theiqus\decade.

Households without children and single person households continue to increase in number.

Household Projections through 2035

The UMass Donahue Institute population projections estimate@ehse of 38people in
Shelburnebetween 2010 and 203%Assuming ia average household size of 2 A8ople per
household in 201Ghis translates to a loss of 1T®useholdsHowever, recent estimates show
an increase in population and households between 2010 and 2015. Even if the jorogecirn

13
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out to be correctthe existing housing stock in town may not méet future housing needs of
the populationwithout modifications. Larger single family homes could be modified to include
I O0S&aa2NE &> 2 NI B NI Y S yfaindy bousing rhay tekdylUpgradieszo HeA
more accessible for seniqrer more attractive to rentersThese and otér strategies are
discussed in more detait the Housing Strategies Section.

Race and Ethnicity

The majority oShelburn®@ & LJ2 LJdzf | @6} ¥ highet percéhtage $hanK S / 2 dzy i & Qa
population, whichis 92% white Just over % of residents identify themselves as being two or

more races, and just over 18bresidentsdentify themselves as Asiahess than 1% of

residents identify themselves as Black or African American (0.5%), Hispanic or Latino (0.5%),

and American Indian and Alaska Native (0.2%).

Incomeand Poverty

In 2015Shelburnehad an estimated m#ian household income of $54,474, whisiaslower
than the County media($55,221) and severalrrounding towns (Table 3n the same year,
the estimated mealian family income ishelburnevas $76,450which washigher than the
County mediar{$70,054) and roughly in the middle comparedstorounding towns.The
differencebetween the two data sets how families and households atefined. There are
many households that are not considered families, including people iomg and non
related individuals living together. These types of houséfoften have loweincomes than
families do. This Housing Plan primarily uses household incomes for its amasyees] of
family incomes, because of the more inclieshature of the household data.

32010 U.S. Census.
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Table 3: Household and Family Median Imges and Residents Living Below Poverty

Area Median Household | Median Family Percent Below
Income Income Poverty

Shelburne $54,474 $76,450 9%
Buckland $56,875 $73,906 7%
Charlemont $53,750 $58,077 12%
Colrain $50,458 $59,531 9%
Conway $76,667 $100,179 4%
Deerfield $74,853 $83,859 7%
Greenfield $49,612 $65,366 14%
Franklin County $55,221 $70,054 12%
Massachusetts $68,563 $87,085 12%

Source: 201 P015American Community Survey fiyear estimates.

Poverty status is established using federal incahmesholds that vary according to family size
and composition. Individuals are then determined to have income levels above or below these
thresholds. For 201, 2he poverty income guidelines set by the U.S. Department of Health and
Human Services stands$t2,060for a oneperson family, $16,24fr a family of two people
$20,420for a family of threegand $24600 for a family of four According to the 2012015

American Community Surveghelburnehas aower poverty rate (2o) than Franklin County as

a whole (124).

Residents with Disabilities

The U.S. Census 20American Community Surv@yovidesestimateson the prevalence of
disabilities. As with most Census data, information on disabilities isegmfted by Census
survey respondents. Data on diskities excludes people living in institutionalized settings, such
as group homes or nursing homéverall, an estimated ¥4 ofShelburn&® population has a
disability of some type. Among the senopulation age 65 and over, Blare estimated to
have adisability.Roughly 86 of the total population has an ambulayodisability, and an
estimated %46 of the population haa selfcare disability. About® of the population has a
disability that keeps them from being able to live independerfly the population ages, it is
expected that more housing fBhelburnewill need to be accessible for individuals with
disabilities. In addition, assted living options andousing options that allow for relatives to
live with aging family members will meeded.
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Employment and Wages

The availability of jobsan greatlyimpact housing needs and demand in a commuiMen

new or existing employers expand within town or in neighboring communities, the demand for
new housing can increaseud to an influxof new workers. \Wen jobs leave a community,
workers may leavavith them, resulting in vacant housing units and a low demand for new
housing HistoricallyShelburn&® a f 2 OF £ S O2 yohagscultare dand OSy (i SNB R
manufacturing Between 1998 and 20QThowever, manufacturing lost 62%f all of its jobs in

town. More recently in 2015,te Lamson and Goodnow cutjecompanya major employer in
Shelburne Falldqcatedon the Buckland side of the Deerfield Rivier)over 150 yearssold its
buildings in Buckind and moved its manufacturing business to Westfield. The compary
largely responsible for theriginalestablishment of the village of Shelburne Fafigure 5

displays the annual average number of jobs provided by employers locagtelbhurne

Between 203, when the number of jobs peaked at 85&d 2.2, when the number of jobs

was the lowest in the last 15 years at 68& Town experienced a loss of3jobs, a20%

decline. Sinc2012the number of jobs has fluctuated but remained relativsigble.

Figure 5:AverageAnnualNumber of Jobs irshelburne 2001- 2015
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Note: Data does not indlie¢ sole proprietor businesses or setiploymentin Shelburne.
SourceMA Executive Office of Labor and Workforce Develop&8202 Employment and Wagesta.

AlthoughShelburnehas seen a loss amployment within its bordersthe town retains a high
quality of life that is attractive to people who can work from home or travebtisjin nearby
communities The average travel time to work f8helburneresidents in 2015 was 2inutes,
suggesting that mny residents drive to employment centers such as Greenfield, Deerfield,

16



SHELBURNE HOUSING PLAN

Amherst and Northampton for workAn estimated18%(183)of Shelburne residents the
workforceare selfemployed, the second higst percentage of seémployed residents in the
county,and 11%(107)of Shelburneresidentsin the workforceworked from home in 2015%ne
of the highest percentages in the county oftaime workergFigure 6)

Figure 5 underestimatesmployment in Selburne, becauseedf-employed individuals and sole
proprietors are not included in the dathl.S. Census data shows that during the last decade
(2000¢ 2010), while more traditional employment opportunities declined in Shelbuthree,
Town experienced amcrease of 103 seémployed individuals, partially making up for the loss
in jobs among employers with data shown in Figure 5.

Figure 6: Estimated Percent of Residents in Workforce who Worked at Home or were Self
Employed in 2015

Shelburne
Buckland

Charlemont

m Percent Self-

Colrain
Employed

Conway

Deerfield m Percent Worked at
Home
Greenfield

Franklin County

Massachusetts

0% 5% 10% 15% 20%
Percent of Resident Workforce

Source2011-2015American Community Survey fiyear estimates

¢KS NBIA2YQa NHzNIf fFyRaOlILS FyR ljdztAde 27F f
compared to major metropolitan areas, has allowed many artisans to pursue their careers
professionally or testart businesses. Photographers, potters, glassblowers, writers, fiber

artisans, visual artists, performance artists, woodworkers, and others are active in the region.
Shelburne is part of this growing community of artists. In 2012, the Village of Shelbals

was designated as a Cultural District. According to the Massachusetts Cultural Council, a

Cultural District is a compact, walkable area of a community with a concentration of cultural
facilities, activities, and assets. A Cultural District designas designed to help communities

attract artists and cultural enterprises, encourage business and job growth, expand tourism,
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preserve and reuse historic buildings, enhance property values, and foster local cultural
development! Maintaining an adequat supply of affordable housing within the village of
Shelburne Falls is a necessary component to supporting the creative economy in town.

An estimated31% ofShelburneworkers are employed in education services or the health care
and social assistance iastries(Table 4) In Franklin County these sectorsveaan average
annual wage of $42,601 and $35,718spectivelyApproximately 12 ofShelburnewvorkers

are employed in manufacturingshich has araverage annualage of $50,839and roughly

11% of Shelburne worke work in retail trade, wittan average annual wage of $28,73he
types of wages residentarn greatly impacts what they can afford for housifigeHousing
Affordabilitysection goes into a more detailed comparison of wageshanging costs in town.

Table 4: Average Annual Wages for Industry Sectors in wBiablburneResidents are Employed

Shelburne Percent of Franklin
Industry Workers Shelburne County
Employed Workers Average Wage
. . . . $42,601
Educational serviceshealth care and social assistan| 318 31%

$35,718
Manufacturing 121 12% $50,839
Retail trade 111 11% $28,731
. N $52,716
mciminirative and woste management services 104 10% | s113411
$31,025
Agriculture forestry, fishing and hunting, and mining 67 6% $30,504
Arts, entertainment, and recreation Accommodation 62 6% $18,250
and food services $15,904
Other services, except public administration 56 5% $23,934
Construction 41 4% $54,489
Finance andhsurance / real estate and rentiasing 41 4% $58,087
$35,874
Information 31 3% $51,778
Wholesale trade 28 3% $50,214
Public administration 27 3% $40,776
. . . $39,576
Transportation and warehousinguftilities 25 2% $78.996
Total 1032 100% $40,098*

* Total civilian employed population 16 years and o¥eT,otal average annual wage is for all industries

in Franklin County.

Source: 201 2015American Community Survey fiyear estimates; MA Executive Office of Labor and

Workforce Developmer2015ES202 Employment and Wages data.

* This paragraph excerpted and modified from @@14 Shelburne Open SpacelaRecreation Plarpages 3L9¢

3-20.
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HOUSING CHARACTERISTICS

As of the 2010 U.S. Carss there were a total of 93ousing units inShelburne Thissection
will provide information ontie characteristics dbhelburn@& housing units, and changes and
trends overthepasi 4 S@S NI f RS Ohoisiigistodky (G KS 26y Qa

Total Housing Units

Between 1990 and 201€he number of housing units i8helburnehas increased by 7its, a
change of % Figure7, Table 5). OveralBhelburneexperienced slightly belowveragerates of
new housing unit productio as surrounding towns and thewunty and state during the 1990s
and 2000s. Since 2010, it appears Shelburne is experidiraited housing unit growth while
most towns and the county are stable or have lost housinigs. Building permit datashows
that only 10 new units were permitteth Shelburnéetween 2010 and 2015. Building permit
informationwill be discssed later in this section, and providesre detail about the types and
location of new housing units town.

Figure7: Total Housing Units in Shelburne, 19@010

920 —

900 336 —

880 ———] —

855
860 ——————— —

Total Housing Units

840 +—— e — e — ——

820 - ] ] -

800 . .
1990 2000 2010

Year

Source: 1990, 2000, and 2010 U.S. Census
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Tabk 5: Total Housing Units, 1992010

Area Total Housing Units Percent Change
1990 2000 2010( 1990-2010
Shelburne 855 886 931 9%
Buckland 786 839 888 13%
Charlemont 601 628 681 13%
Colrain 730 776 797 9%
Conway 615 749 830 35%
Deerfield 2,083 2,060 2,181 5%
Greenfield 8,067 8,301 8,377 4%
Franklin County 30,394 31,939 33,758 11%
Massachusetts 2,472,711 2,621,989 2,808,254 14%

Source: 1990, 2000, and 2010 U.S.sGsn

Owner and Renter Occupied Housing Units

Out of the 931total housing units irShelburne 849 housing units, or 94, are occupiedOf
the occupied units, gproximately 63% are owneyccupied, and 3% are rentefoccupied
(Table 6)Shelburnehas a highepercentageof renter-occupied housing thathe County and

surrounding towns, with the excépn of Greenfield

Table 6: Occupied Housing Units and Tenar&g§40

Area Qccupigd 'Owne.r- % Own.er .Rentelr- % Ren'Feir

Housing Units| Occupied Units Occupied| Occupied Units Occupied
Shelburne 849 538 63% 311 37%
Buckland 823 632 77% 191 23%
Charlemont 561 410 73% 151 27%
Colrain 683 570 83% 113 17%
Conway 770 684 89% 86 11%
Deerfield 2,053 1,536 75% 517 25%
Greenfield 7,852 4,371 56% 3,481 44%
Franklin County 30,462 20,987 69% 9,475 31%
Massachusetts 2,547,075 1,587,158 62% 959,917 38%

Source: 2010 U.S. Census.

Over the last two decadeShelburnehas experienced a greater increase in ownecupied
housing units thananter-occupied wits (Table 7). Approximately B@w owneroccupied

®> A housing unit is classified as occupied if it is the usual place of residence of the person or group of people living
in it at the time of the census
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housing units were createldetween 1990 and 2010, whilerew rental units were created
during the same period. laddition, the number of vaad housing units increased by 21, &934
increase Between 2010 and 2015, it is estimated that the trend has reversed, with a greater
increase in rentenccupied housing units than owneccupied units. Estimates show an
increa® of 37 renteroccupied units, 10 ownesccupied units, and seven vacant units, during
the fiveyear period®

Table 7:ShelburneHousing Tenancy Change, 1999010

0
Tenancy 1990 2000 2010 Chanlggegi(;zg ilct)s 1990(2:?];?]9/;
OwnerOccupied 488 524 538 50 10%
RenterOccupied 306 310 311 5 2%
Vacant 61 52 82 21 34%

Source: 1990, 2000, and 2010 U.S. Census.
Housing Vacancy

As can be seen in TablaBove, the numbeof vacant housing units in town has fluctuated

since 1990with an overalincrease in vacancy within towiiThis may be partly due to an aging
housing stock, where some older homes with deferred maintenance becmméabitable

over time. It may also be due to an increase in second homes and seasonal rental homes, which
are counied as vacant according to the UGensus. In 2010, #6of vacant units iShelburne

or 38units, wereclassified as housing units for seasonal, recreational, or occasional use.
{KStodzN)YySQa LISNOSyidl3S 2F &S| a2yhefrendnzagtieA y 3 dzy
increasing, however, due to sites like AirBariel HomeAwayhat make it easy to rent out a

house or room in a home forshort-to-mid-term stay The number of these shoterm rentals

in Shelburnemay vary fom week to week or seasonalluring the course of this planning

process, approximately 10 tcoshort term rentals were advertisad Shelburne at varying

times of the yearShortterm rentals may reduce the availability of longerm (monthly or

yearly) rental units available in ammunity.

Vacancy rates help show what the demand for housingastown and regionA healthy
housing market is generally considered to have vacancy laisgeen 2 to 3 percent for
owner-occupied homes and 4 to 5 percdot rental properties. Table 8hows 201%stimated
vacancy rates foBhelburne surrounding towns, and Franklin County.

®2011-2015 American Community Survey Fitear Estimates.

" Ahousing unit is vacant if no one is livingt at the time of the censuysinless its occupants are only temporarily
absent. Units temporarily ocpied at the time of the censusy people who have a usual residence elsewhere are
also classified as vacant
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Tabk 8: 2015E=stimated Homeowner and Rental Vacancy Rates

Area Homeowner Rental Vacancy
Vacancy Rate Rate
Shelburne 1.1 3.9
Buckland 3.5 0.0
Charlemont 0.0 17.9
Colrain 5.7 4.9
Conway 1.3 10.3
Deerfield 0.0 7.6
Greenfield 1.4 4.7
Franklin County 2.3 4.8
Massachusetts 1.2 4.2

Source: 201 P015American Community Survey fiyear estimates.

Homeowner vacancy rates are low for most of the communjpiesented including

Shelburn®@ & NJ (iR®ntd viacancyprmtes vary from town to town, with several communities
experiencing high ratesf vacancyShelburn®a SaGAYIF GSR NBy il t @I OF yOE
what is considered healthy. Anecdotal eunde from Town staff and the Shelburne Falls Visitor
Center is that there is a need for more rental units in the village of Shelburne Falls. In addition,
the rental vacancy rate in neighboring Buckland is very low, atOxérall, the low levels of
homeowrershipvacancy in the region suggehtt residents may have difficulfynding

suitable housing and that the price of housing may lghtdue to the lack of supply. In
Shelburne the rental housingnarket also appears to k@ght, which may drive rental fices up

in town. As noted previouslygn increase in propertywners renting out rooms and apartments
for shortterm vacation rentals instead of for monthly tenartisuld contribute to the tight

rental market inShelburne assome ofthese spaces otherwgsmight have beemented to

monthly or yearlytenants.

Housing Type

The majority of housing iBhelburnds singlefamily homes (Figur8). An estimated 6% of

housing units are singtamily, 136 aretwo-family homes, 13% are within a structure withi5 o
more units, 9% are in a 3 or 4 unit structures, and 1% are mobile homes. Shelburne has a more
diverse housing supplypmpared to the Countgnd most surrounding townsvith the

exception of GreenfieldTable 9)
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Figure8: ShelburneHousing Typesg Units in Structure

5 or More
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Source: 201 2015American Community Survey fiyear estimates.

Table 9:Units in Structure Shelburneand Surrounding Towns

Area 1 Unit 2 Units| 3 or 4 Units S or Mqre el

Units Homes
Shelburne 64% 13% 9% 13% 1%
Buckland 78% 9% 7% 5% 1%
Charlemont 7% 5% 5% 6% 7%
Colrain 75% 10% 8% 0% 6%
Conway 90% 6% 1% 1% 2%
Deerfield 75% 14% 8% 3% 0%
Greenfield 55% 13% 14% 18% 0%
Franklin County 69% 10% 7% 11% 3%
Massachusetts 57% 10% 11% 21% 1%

Source: 201 P015American Community Survey fiyear estimates.

Since 2000, the majority of building permits for new housing unighielburnenhave been for
single-family homes. A total of 1dulti-family housing units have been permitted betere
2000 and 2015 (thesediude new construction of a twtamily home, conversion of single
family homes to twefamily homes, conversion of a twlamily home to a thredamily home,
and construction of accessory dwelling units), compared tsiBglefamily permits.There are
various factors that influace the type of housing that onstructed in a community, including
what the market will support, as well as local land vsgulations A review ofShelburn® a
Zoning Bylaw and how it impacts housinghiduded in theDevelopmenConditions and
Constraintssection.
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Housing Age

Roughly 6% ofShelburn® & K 2 dz& Aag'@@ilt gridr 2o @940 (Bigut®). An older housing
stock is not uncommon in the region, however, Shelburne has the highest percentage of
housing built prior to 1940 among all Franklin County tovim&helburne the decades with the
most amount of new construction since 1939 were #860s 1970s, and 1980s, when a little
lessthant  ljdzZ NIISNJ 2F (GKS 26y Q&® K2dzaAy 3 dzyAala

Figure9: Age of Housing ishelburne
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Source: 201P015American Community Survey fiyear estimates.

Older housing stock can be both an asset actialenge for a community. Older homes

contribute tothe historic character of villages and neighborhoods. They often were built solidly

with high qualitymaterials. Many older homes were sited to take advantage of the sun to
maximize daytime interiolighting, requiring less electricity use during the day and warming the
home in the winter. Some olddéromes are large, which allows for opportunities to develop
accessory apartments or conversionnultiple units which has occurred recently in Shelburne
according to building permit record®eveloping additional housing units within existing
structures can help maintain th@storic character of the town while providing new and diverse
housing opportunities, and an additionacome source for homeowneis the form of rental
income. Reusing existing housing also consetiwesesources that would be used to build a

new house, including materials and the land.

& Note that building permit data presented on page 19 shows that 11 housing units were permitted in Shelburne
between 2010 and 2016 and are not accounted for in the American Community Survey estimates.
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However many older homes are not well insulated, and may have a host of other health and
coderelated issues, such as lead paint, asbestos, old electrical wiring, and more. If an older
home has nobeen well maintained over the years, the task of bringing it up to code can be
daunting and expensivédditionally, these houses may be less accessibitalisabled or

elderly residentsShelburnehas participated in a housing rehabilitation program administered
through the Franklin County Regional Housing and Redevelopment Authority and funded by
Community Development Block Grants. The program pro\adasinterest deferred payment

loan to incomeeligiblehomeowners to address building code issues, improve energy efficiency,
and for accessibility modifications. Teearecurrentlytwo homeowners on thevaitlist in

Shelburne pending further fundirtg.

As noted above, e potential issue with older homes is exposure to lead paint. Before 1950,
and even until thdate 1970s in some places, the use of lead paint wasspiciad. For

example, it istimated that between 1960 and 1977, lebdsed paints werstill used in 24%

of homesnationwide. It is estimated that 69% of homes built between 1940 and 1959, and 87%
of homesbuilt prior to 1940, contain leatiased paint:® Exposure to lead paint can contribute

to developmentalisabilities and other health problems in young children.

TheMassachusetts lead regulation (105 CMR 460.050) requires that all children be tested for
blood leadlevelsbetween the ages of 9 and 12 months, and again at ages 2 &id& 2001,

the MassahusettsDepartment ofPublic Health (DPHstatistics reported 2éncidences of

elevated blood lead levelin children living iShelburneor Shelburndralls** Twentyfour of

these incidences were reporteihse 2013when the DPH began reportimgcidence of blood

f SIR tS@gSta Ay OKAftRNBY Fd 2SN fS@Sta GKIYyY
revision of CDC guidelines in 2012 thatéoed the threshold for blood lead level concern

Parents are often unaware of lead hazards in their t\mes. As lead paint deteriorates,
peels,chips, or is removed through home renovations, house dust and surrounding soil may
becomecontaminated. Children are at a greater risk than adults because their bodies are
developing During normal and frequent @ying or haneo-mouth activity, children may

swallow or inhaledust from their hands, toys, food or other objects. Just a small amount of lead
can be extremelyarmful, and the health effects are generally lifelong and irreversideighly

°Glen OhlundCommunity Development Directdrraniin County Regional Housing and Redevelopment
Authority. Email communication, July 5, 2017.

1% American Healthy Homes Survey: Lead Argenic Findings. April 2011

 Children who live within the Shelburne Falls zip code are reported under the Town ofiBieekeven if they live
in Buckland. It is therefore not possible to determine whether the incidences of elevated blood lead levels
occurred in Shelburne or Buckland.
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85% ofShelbuneQa K2 dzAAy 3 ¢ & dJederalban ohtheluse bilkad gaintl KS M dpT y
This is garticularly important issue for affordablental housing. Families with Housing Choice
Voucherscannot rent an apartment that contains lead paint, and have repodifttulty in

locating unitghat are lead paint compliant. Children in families with low incomes that do not

have vouchersire at even higher risk for lead poisoning, because apartmard&ler buildings

with lead paint are often the onligousing their prents can afford.

New Housing Development

A total of 48 new housing units were issuagilding permits irShelburneébetween 2000 and
2016 (Figurd0). The number of units permitteger year ha fluctuated from a low of one to a
high of nine Overall building permitactivity has declined over timavith a dropoff beginning
in 2007 that reflectshe economic recession arglowdown in the housig market nationwide
during thattime period.

Figurel0: Building Permits Issued for New Housing UnitsShelburne

10

Total Units Permitted

Sourcefranklin County Cooperative Inspection Program.

Most of the new wnits created were locatedlong existing roads rural areas ofown. Seven

new units were permitted within the village of Shelburne Fa&lfkile many of the permits are

for new single family homg87), 11 building permits were issuefdr other types of housing.

One new duplex was constructed, five single family homes were converted ttatwity

homes, one twefamily home was converted to a thrdamily home, and two aessory

dwelling units (ADU) were added to single family homes. In addition, two units were created
through a change of use from an office and an assembly hall. Almost all of the permits issued in

26



SHELBURNE HOUSING PLAN

the village of Shelburne Falls were for conversioinsxiging homes and structures
demonstrating housing infill through the creative modification of the existing building stock.
Only one new single family home was built in the village since 2000.

HOUSING MARKET AND AFFORDABILITY
Home Sales

Table 10 summarizes home saleShelburneébetween 2004 and 2016 he number of sales

and the median sales price @wated from year to year during this time period. In general, the
number ofsingle family homeales per year has decreasedlediansinglefamily homesale
pricesalso fluctuated during this time period, but generally have increased slowly over time
(median sales prices are not adjusted for inflation). The lowest median sale price was $193,500
in 2007, and the highest was $3000 in 2013Fgure 11). Shelburne has higher median sales
prices than the County. In 2015 and 2016, the median sales price of single family homes in
Franklin County was $185,000 and $199,30espectively, while the median single family

sales price in Shelburne fdrdse two years was $212,250d £67,50Q respectively.From

2004 through 2016, there were 14 condo sales at the Dragon Hill Condominium development,
and 23 sales of 2or 3- family homes.

More recent sales data for FY2017 (July 1, 2016 through Ju2®BD) show an increase in the
median single family sales price in town. During this time period, fourteen homes were sold in
Shelburne, with a median sale price of $296,000. According to a local real estate agent, there
has been a high demand for housingShelburne Falls in the last year, but not a lot of
inventory, which can drive prices dp.

!2 Realtor® Associatiasf Pioneer Valley, Intittp://www.rapv.com/medianews/salesreports-and-statistics
¥ FRCOG staff communication witioldwell Banker UptoMassamontreal estate agent, July 10, 2017.
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Table 10: Number of Sales and Median Sales Pricghelburne

Single Family Sales Condominium Sales | Two & Three Family Sale

Year # of Sales Me_zdian Sales # of Sales Me_zdian Sales # of Sales Mgdian Sales
Price Price Price
2004 10 $200,000 0 $0 5 $236,500
2005 0 $0 3 $200,000 4 $257,500
2006 10 $225,000 0 $0 2 $362,750
2007 10 $193,500 2 $260,000 1 $345,000
2008 9 $230,000 1 $250,000 1 $215,000
2009 16 $201,500 1 $225,000 0 $0
2010 5 $260,000 0 $0 3 $350,000
2011 3 $265,000 2 $227,500 0 $0
2012 5 $235,000 0 $0 0 $0
2013 6 $300,000 1 $229,540 3 $333,500
2014 7 $243,900 3 $240,000 0 $0
2015 8 $212,250 1 $212,500 1 $228,800
2016 18 $267,500 0 $0 3 $321,000
Total Sales 95 14 23

SourceMassachusetts Department of Revenue Division of Local ServiddRdaAEstate Sales.
https://dlsgateway.dor.state.ma.us/gateway/DLSPublic/LA3Parcels

Figure 1: ShelburneMedian Singé Family Sales Price 2002016
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Rents

Average rents irbhelburneand the village of Shelburne Falpically fall withn the range of
$750- $1,000 a month, depending on the number of bedrooms and the condition of the
housing unit* The majority ofenters inShelburnewho respondedo the 2017Housing Survey
paybetween $1,000 to $1,499 (48%) and $500 to $999 (4d%bonth for rent, including the
cost of utilities Verylow rental vacancy rates and anecdotal evidence suggests tisesidaclof
rental units in town

Housing Costs

The U.S. Census collects informatimnmonthly housing costs for owneccupied housing
units and forrenter-occupied housing units. Owneccupied units are broken dawinto those
with mortgages andhose without mortgages. Housing costs for homes with a mortgage
include the mortgage paymentegal estate taxegnortgageinsurance, utilities, and any condo
or homeowner association fees. In 201Shelburn® @stimated median monthly housing cost
for homes with a mortgage wél,463 This is lowethan the county median of $1,43, and
lower thanestimated monthly osts inmostneighboring communities (Table 11heéfmedian
monthly housing cost foowner-occupied wmits without a mortgage was $638, whichthigher
thanthe caunty median and mossurrounding communities

Gross monthly rent for renteoccupied housing units includes both the rent and estimated
monthly costof utilities.Shelburn® & SaldAYlI SR Y2y G Kf & 2083wdza A y 3
$815 which wadower than thecounty median of $851, and lowest amgall surrounding
communities It is important to note that these figures do niake into account the size tiie
apartment or number of bedrooms. Some towns may have smadlagat units, and therefore
havelower monthly costs, and vice versa.

% bid.
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Table 11: Estimated Monthly Housing CostsShelburneand Surrounding Towns

Estimated Median Monthly Housing Costs
Area Owner-Occupied with | Owner-Occupied, no RenterOccupied
Mortgage Mortgage Gross Rent
Shelburne $1,463 $638 $815
Buckland $1,471 $575 $837
Charlemont $1,603 $556 $832
Colrain $1,218 $495 $1,012
Conway $1,988 $686 $1,106
Deerfield $1,593 $608 $1,019
Greenfield $1,447 $615 $831
Franklin County $1,513 $583 $851
Massachusetts $2,063 $717 $1,102

Source2011-2015American Community Survey fiyear estimates.

A major housing expenditure for many homeownerthir property tax.Over the last ten
years, the single family property tax billsShelburnencreased an average of 2&%each year
(Table 12). @erall, ketween Fiscal YedFYR008and FY 201,/the average property tax bill for
a singlefamily home inShelburneincreasedoy 264 This isnuchhigher than the increase in
the cost of living in the northeast during the satirae period of roughly16%?® Tax increases
can place a great burden on residents with limited and fixed incomes, and can leave them with
little money for necessary home repairs and maintenance. As the Statengestto cut its
budget for municipaservices, Town officials areénly aware of being in a dilemma with
respect to the welfare of itsesidents, forced to choose between saig taxes to pay farapital
improvements and municipal services,cutting servicesr delaying needed capital
improvementsin an effort to mainain housing affordability.

*U.S. Deparhent of Labor, Bureau of Labor Statistics Consumer Price Index, Northeast Region.
https://www.bls.gov/regions/midatlantic/newsrelease/consumerpriceinde northeast.htm
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Table 12:ShelburneResidential Taxes, 20068017

FyY Average Single Family Average Single Family Residential Tax Rat
Value Tax Bill
2008 $236,446 $2,863 12.11
2009 $239,470 $2,969 12.40
2010 $241,154 $3,058 12.68
2011 $240,762 $3,048 12.66
2012 $242,917 $3,104 12.78
2013 $244,426 $3,175 12.99
2014 $240,067 $3,270 13.62
2015 $239,758 $3,330 13.89
2016 $241,633 $3,494 14.46
2017 $243,507 $3,616 14.85
A"eragzeogg’_“;g'l? Chang 0.3% 2.6% 2.3%
%Change, 20082017 3% 26% 23%

Source: Massachusetts Department of Revenue, Division of Local Sdonggpal Databank Reports
Housing Affordability

This section explores the degg to which housing iBhelburnds affordable to households of
differentincomes. Housing is generally defined to be affordable when households spend no
more than 30 percentf their gross income on housing costs. For renters, housing costs include
rent and utilities, such as hetater, electricity, and heat. For homeowners, housing costs

include mortgage principal and intereshortgage insurance, property taxes, and property
insurance. Homeowner or condo association feesadse considered as housing costs when
applicable. Householdbat spend over 30 percent of theimcome on housing are considered

02 0S0dMRAYISROE

In Shelburnean estimated 2% of households are ceburdened by housing costs (Figurg)1

Renters experience a greater rate of cbstrden than homeowners, whileomeowners with a
mortgage are more codturdened than homeowners without a mortgage.
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Figure 2: CostBurdened Households i8helburne

Owner-Occupied w/ Mortgage

Owner-Occupied w/out Mortgage

Renter-Occupiec NN SN S S S

All Households

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%
Percent CosBurdened Households

Source: 201P015American Community Survey fiyear estimates.

Table 13reaks out owneioccupied and rentepccupied households by the age of the
householder. For homeowner households, ebatden is greater among household#h a
householder age 35 to 64 and 65 and aovidrere are very few homeowners under the age of

35 inShelburne, which may suggest that prices are too high for young people who are looking
to purchase their first homeAmong renters, the greatest cebturdenisamong households in

the 35 to 64 age rangédollowed by those age 65 and over

Table 13 CostBurdened Households iBhelburneby Age of Householder

Total Households with CostBurdened Households
Age of Householder
Cost Data Number | Percent
OwnerOccupied
Under 35 19 0 0%
35to 64 326 65 20%
65 and Over 203 45 22%
RenterOccupied
Under 35 84 12 14%
35to 64 182 90 49%
65 and Over 51 21 41%

Source: 201:P015American Community Survey fiyear estimates.

Another measre of housing affordabilitinvolves estimating the number ektremely low,
verylow, low, moderate, and middiencome howseholds that reside in the town based onS.
Department of Housing andrban Development (HUD) definitions. HUD defieetsemely low
incomehouseholds as those with incomes of 30% or less than the Area Mediandn@dil),
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very lowincome households as those with incomes from 30% to 50% of the AMI, and low
incomehouseholds as those with inotes from 50% to 80% of the AMIhe AMI is calculated
by HUD, and is used tietermine what households can qualifyrfaffordable housing.
Shelburnas locatedwithin the Franklin County AMI, which includes all towns in thentgpu
except Sunderland. In FY2Q1fie AMI for Shelburnewvas $76,90.

Figure B showsestimatesof the number ofShelburnehouseholds in each income caary,
including moderate (80% to 100% AMI), middle (100% to 120% AMI) and upper (over 120%
AMI) income categorie®ased orestimates from the 201-P015U.S. Census American
Community Survefive-year estimatesThe Census does noteak incomes out intcategories
that match the HUD incomgroupings exactly, so approximageoupngs are usedAlmost all
state and federal housing subsidy programs are focused on households earning 80% of the
median income or lessdjusted for household sizBased on thesprogram income
requirements,approximately 546 ofShelburnehouseholds fall within an income rangjeat

could be eligible for housing assistance.

Figure B: Percent ofShelburneHouseholds within Income Categories

Upper: $100,000 and Ove
Middle: $75,000 - $99,99
Moderate: $60,000 - $74,99
Low: $40,000 - $59,99

Very Low: $25,000 - $39,99

Household Income Category

Extremely Low: Under $25,00

0% 5% 10% 15% 20% 25% 30%
Percent of Shelburne Households

Source: 201:2015American Community Survey fiyear estimates; U.S. Department of Housing and
Urban Development (HUD).

Table 14analyzes the current estimated number of rental and homeownership units in
Shelburnghat have existing affordable housing costs for the Bxet/ Low, Very Low, Low,

and Moderate income categories. The analysis uses the affordability benchmark of paying no
more than 30% of monthly income on housing costs to determine the affordable monthly
housing cost per income categoifyhen, based on currémental and homeownership monthly
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costs as reported through th2g015American Community Survey, the approximate number of
existing rental and homeownership units that falthin each income category was
determined?® The total number of units in each inoe category is then compared to the
approximate number oEhelburnehouseholds in each income category to determine whether
there is an adequate affordable housing supply.

Results of the analysis estimateat Shelburnehas the largestleficit in housinghat is
affordable for households at the Extremely Low incdmesl. Households in this income
category comprise 24 of &l households in town (Figure LA majority (74%) of the
households within the Extremely Low income category are headed by somegerisaor older.
The analysis also shows a deficit of housing for households within the Low and Moderate

income categories, but a surplus of housing units affordable to those within the Very Low
income category.

Table 14 Estimated Supply of Existing Hang Unitsin Shelburneby Income Category

Income Affordable Affordable. ﬁg%gz\?\:ﬁer Estimate_d Elsjtr'nn;)aetfgf Estimated
Monthly Rental Units L Total Units Affordable

CRICERI Housing Cost| in Shelburne Ll in Town N i Supply + /-

Shelburne Households

Extremely Low $500 22 11 33 216 -183

Very Low $999 230 31 261 84 177

Low $1,499 55 123 178 187 -9

Moderate $1,999 10 73 83 104 21

Source: 201:2015American Community Survey fiyear estimates

While the above analysis provides estimates of the existing affordability gap in town, it utilizes
current renter and owner costs of occupied homeshelburne Both renters and homeowners
who have been in the same unit for many years likely pay lowertityphousing cost for that

unit than if itwere to be sold or rented todayrRenters responding to the 2017 Shelburne
Housing Survey reported paying higher housing costs than the above analysis shows, with
almost half of the respondents selecting monthiyusing costs between $1,000 and $1,499.
Results also showed a large percent (44%) of apartments within the Very Low Income range of
$500 to $999A little over half of homeowners responding to the survey reported monthly
housing costs of $1,000 to $1,49¢6) and $1,500 to $1,999 (34%), suggesting there may be
more housing available within the Moderate income category than shown in the above analysis.

'® Homeowner unitswith no mortgage (comprising 24its) were not included in the analysis due to the much
lower monthly housing costsf the current owner It is assumed that if these units were to go back on the market,
they would be stal at prices that would result in higher monthly costs than what the current owner is paying.
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To determine actual affordability of housingSelburnegor someone wishing to move to a
new home withn town, or for someone looking to move to town from elsewhadtes useful to
compare current housingaleprices andistedrental costs withtypicalincomes in towrand
the region The estimated median household incomeShelburnds $54,747 The maxhum
affordable sale price for a household earning the median household income in town is
approximaely $180,00,'" and a maximunaffordable monhly rent would be roughly $1,362
Table 15resents recenShelburnehousing prices compared to typical incomes in town and
the region. As shown, the median single fgniome sales prices of $296,0(ased on sales
betweenJuly 1, 2016 and July 1, 201Would be unaffordable for a household earning the
median incomeAwerage annual wages for the top industry sectors in wisdbkelburne
residents are employed are also included. These are Educationatéx Health Care and
Social Assistance, Manufacturimgd Retail Trade.

As is evident from the table, it would be difflt for many singlencome households to afford a
home inShelburne Rents folapartmentsfall within an affordable range for some incomes,
however as noted previouslyentalsin Shelburneare not widely availablddomes sold at or
below the 28" percertile sales price of $220,000 could be affordataleduatincome families
with average wages; however, these homes are also not widely avaifdrlexample, only
four homes soldt or below the 25thpercentile median sale prideom July 2016 to JuB017.

It is likely that some of these homes need significant repairs, which would be a burden for
households that are already stretching to afford the purchase of the home.

Overall,a singleincome family would have difficulty finding housing in towtouseholds with
two incomes have a greater chance of affording a home or apartmest@tburne but sales
prices for single family homes would still be out of reach for many househdtiisseholds at
the moderate andower end of he income spectrum wouldeed subsidizetiousingor
housing voucherto afford a home in townThe lack o&affordable and market ratbousing for
rent or for sale is @onstraint for households seeking to move to Shelburne.

"Basedona3@ SI NJ Y2NI IF3S sAGK | p2 R2éy LIE&YSyid FyR pm: Ay
residential tax rate of $14.85.
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Table 15 CurrentShelburneHousing Prices Compared to Incomes

Estimated Max. Affordable
ShelburneHousing Prices Household N0l Annu.al Average _Income Price/Rent by
SCALE with Occupation
Income Needed Income Category
Median Single Family Sale
Price (FY17) $296,000, or
about $2,56/mo. $90,000 $90,000
$80,000
Moderate
$74,302¢ Average Mohawk| Incomeg Max
Trail Reg. School District | Sales Price
$70,000 | Teacher Wage (2014/15) | $250,000
25" Percentile Single Low Income,
Family Sale Price (FY17) $67,000 Max Sales Price
$220,000, or about $200,000 / Max
$1,677/mo. $60,000 Rent $1,530/mo.
_ $54,747 ¢ Shelburne
Affordable Sale Price for Median Household Income
ShelburneMedian (2015
Household Income
$180,000, or $1,362mo. $50,839 Average
$50,000 | Manufacturing Wage (2015]
$42,81 ¢ Average
Educational Services Wage
(2015
$41,684¢ Average
Average Apartment Rent Shelburne Police Officer
$1,000/mo.(2-3 bedroom$ $40,000 $40,000 | Wage (FY2016)
$39,212¢ Average Very Low Income
ShelburneHighway ¢ Max Rent
Operator Wage (FY2016) | $956mao.
$35,718¢ Average Health
Cae & Social Assistance
Average ApartmenRent Wage (2015
$750/mo. (22 bedroom$ $30,000 $30,000
$28,731¢ AverageRetalil
TradeWage (2015)
Extemely Low
$20,943¢ Approx. Minimum| Incomeg Max
Wage (201y Rent $574mo.
$20,42 ¢ PovertylLevel,
$20,000 | Family of Three (2037
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* Estimated Household Income Needeldased on dousehold paying 30% of their income on housing
costs. For home purchasa 30 year mortgage with 5% down payment, at 5% interest, UShejburn® a
current residential tax rate of 14.8vas assumed.

Sources: MLBroperty Listings from July2Q16 to Jly 1, 2017
http://www.mlspropertyfinder.com/searchrental prices based on input from local remitate agent,

July 10, 2017FY2016 FRCOG Municipal Employméamyeand Salary Survey,
http://frcog.org/publication/view/frcogmunicipatwage-and-salarysurveyfy2016/, 20142015MA
Department ofEducation Teadr Salaries Report by District,
http://profiles.doe.mass.edu/state_report/teachersalaries.ashh Executive Office of Labor and
Workforce Development 20112682 Employment and Wages data,
http://Imi2.detma.org/Imi/Imi_es_a.asp

ExistingSubsidizedAffordable Housing

Affordable housing comes in many formmarket rate or affordable, with or without subsidies,
and piivately or publity owned Typically, therivate marketrate housing that is affordable to
low income familiehas problems that keep the price or reotv, such as poor condition,

limited maintenance and management, expensive utilities that are not paid for by the
landlords, or an undesirablecation There is also private affordable housing thatiserved

for low income households. The owner gpavate affordablerental property normally receives
public or private funding for development and/or operation of affordable housing in exchange
for longterm deed restrictions limiting tenant eligibility by income and providing affordable
rent. Affordable homeownership housing can also be created through various subsidy sources
and also utilizes a deed restriction that limits the resale value @htbme and requires an
income-eligible purchaser when the home is to be sold.

Privae housing may have projedtased subsidieg either federal Section 8 or Massachusetts
Rental Voucherg that are attached to the property by contract with a houseagthority for a
period of years. These projebased vouchers subsidize the rent so that inceefigible

tenants pay no more than an affordable percentage of their income. Public housing receives
subsidies from the federal or state government and renetsas 30% of household income for
incomeeligible tenants earning up to 80% of the household median income.

In addition to projectbased subsidieshere ae two types of mobile housing vouchers:
federallyfunded Section 8 Housing Choiceu¢bers and mte-funded MassachusedtRental
Voucher Program (MRVMBoth types assist loamcome households to afford housing in the
private market A mobile voucher holder is able to use the voucher anywhere they can secure
housing that falls within the required paymiestandards and is lead paint compliaAtvoucher
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holder pays a percentage the rent and then a subsidy for the remaining rent amount is paid
directly to the landlord on behalf of the voucher holder. The Franklin County Regional Housing
& RedevelopmenAuthority and the Greenfield Housing Authority administer the local voucher
programs.

Massachusetts General Law Chapter 40B encourages communities to maintain at least 10% of
yearround housing stock as affordable townswith less than 10% affordableohsing,
developers are allowed some zoning relief, throughr@cpss known as a Comprehensive
Permit, if building at least 205% affordable housing in a developmenhe Massachusetts
Department of Housing and Community Development (DH@d)tainsthe Subsidized
Housing InventorySHI) which is considered the official count of affordable units in a
community for Chapter 40B purposés.order for housing units to be considered affordable
and eligible for listing on the SubsiddzHousing Inventory, thegnust have longerm deed
restrictions that guarantee that the units are soldrented at prices affordable to households
making no more than 80% of the Area Median Incd@mill), adjusted for household sizand
be marketed and sold/rented according to approved marketing plan

Table 16shows the incomdimits by household size and what the estimated maximum sales

and rental prices for affordablenits inShelburnewvould be in 2017It is important to note that
these are limits, and that subsidized hawgunits may be restricted to households with

incomes at lower levels, such as 60% or 50% of the AMI, depending on the requirements of the
funding sources and the needs of the community.

Table 16 HUDIncome Limits by Household SizeEstimatedAffordable Sales Prices & Rents

. Maximum Rents
Maximum Income Maximum Sales| (Rents must include
Household Size (HUD 2017 80% AM| Bedroom Size . -
Price* heat and utilities or a
for Shelburne) .
utility allowance)
5 $69,150 4 $227,000 $1,556
4 $64,000 3 $210,000 $1,440
3 $57,600 2 $189,000 $1,296
2 $51,200 1 $168,000 $1,152
1 $44,800 1 $147,000 $1,008

* Note that these are estimates for planning purposes dvigximum Sales Price per Bedroom is
ultimately determined by DHCD and is adjusted annt@aiccount for updated municipal tax rates,
interest rates, and updated Area Median Income limits.

Source: HUD and DHCD
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Currently there are 5housing units irShelburnethat meet the requirements for the
Subsidized Housirlgventory inder Chapter 408 002 dzy G Ay 3 T2 NJ p-burd
housing units Five of these are group homes subsidized through the Massachusetts

Department of Developmental Services (DB#ghland Village in Shelburne Falls is audk

affordable housing development ownday the Shelburne Housiruthority and managed by
the Franklin County Regional Housing and Redevelopment Authority.(HB#grs housing to
seniors over the age of 60 and to persondwdisabilities. As of June 2017, there were 34

households on the wHist for Highland Village, sof which areShelburneresidents. According

2T

to the HRA, there is a great shortage of affordable senior housing in Franklin County, which is
only expected to grow as the population continues to age.

Table 17 Subsidized Housing Inventory (SHlffordable Housing Units ishelburneand

Surrounding Towns

: Subsidized % of YeaRound

Town Len?{sigggg ggﬁ:'un: Affordable Housing Units that are
7 Units Subsidized

Shelburne 893 51 5.7%
Buckland 866 3 0.3%
Charlemont 615 3 0.5%
Colrain 731 0 0.0%
Conway 803 0 0.0%
Deerfield 2154 32 1.5%
Greenfield 8325 1139 13.7%

Source: Massachusetts Department of Housing and Community Development (DHCD), Subsidized

Housing Inventory.

As shown in Table 17, Shelburne has a higher percentage of affordable housing units than most
surrounding townsFor Shelburne to reach the 10% goal set by the State, an additional 38

affordable units are needed in towithe10%percentgoalis based orthe 2010 U.S. Census
total yearround housing units in town, and will be updated after the 2020 U.S. Census is
completed It is likely thata greater number of affordable units will be roel after the 2020

Census count to reach the 10% goal.

FUTURE HOWING DEMAND

According to the UMass Donahue Instituteppdation projections, Shelburii2a

decline by approximately 193 people between 2010 and 2@25Suming the current average
householdsize of 2.18this would trankate to a decrease abughly 8%houselolds during this
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time period.As discussed earlier in this planany factors influence population changes in a

community. Regardless of whether the population grows or declines in Shelburne over the next

ten years the make-up of househals in town idikely to change significantly during this time
period, affecing housing demand and needstawn.

Existing housing stock in town may not be affordable, accessibkhe right size for future
households. Table Idisplays the estimated husing needs itshelburne by 202%y age and

AyO2vYSs
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housingdemand by 202%alls within thesenior age category, as this segment of the population
is expectedo increase by 6% over the next 1§ears. Not all senior households will need to
move out oftheir existing homes. Howevehere will still be a strong need for accessible,
affordabk senior housing in town as thmpulation ages. A majority of these new senior
housingunits should be fiordable to low andvery low income householdsvhich currently
account for 596 of senior households in town.

Table 18: Estimated Housing Needs in Shelburne by 2025, by Age and Income

% of Senior | 2025 Senior | % of Working | 2025 Working | 2025 Total
Income Brackets as a o : o . : .
HH within Housing Age HH within | Age Housing | Housing Units
percent of the Area . )
Median Incore Income Units Income Units Needed by
Bracket Needed Bracket Needed Income Bracket
0,
Income Less than 309 3206 36 21% 42 6
AMI
IncomeBetween 30%
[ 0 - -
and 80% AM| 27% 31 31% 63 32
Income Between 80%
0 [ - -
and 120% AMI 22% 25 26% 53 28
Totals 81% 92 79% -158 -66

* Based on 2025 population projections by age and the 2010 average household size (2.18) in Shelburne.

Source: 2012015 AmericalCommunity Survey and UMass Donahue Institute population projections.

While population pojectionspredict a decline in populatiom all age groups other than

seniors, providing a range of housing options for families and singles at a variety of prices ca
help reverse this trend. The data and survey results collected for this planning process show
that while Shelburne is a desirable place to live, not everyone who wants to live in town can
find housing that is affordable and meets their needs. The neRtisédd 2y RS a ONRK 6 S a
housing needs in more detail.
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IDENTIFIED HOUSING NEEDS

Following are the identified housing needsShelburne The Housing Goals and
Recommendations section gogso more detail about strategies to address these needs,
including housing programadapting and reusing the existingilding stock in town, andew
housing construction.

Senior Housing

. , 2017 Shelburne Housing Survey
Shglburne |§ fortgngtg to have 46 unqﬁaffordat?le Respondents say:
senior housing within its borders at Highland Village
Shelburne Falls. There is a current waitlist of 34 GL K2LIS G2 adl e
households. Six of these households currently live ir would like more info on options
Shelburne. Otheremnior housing options iBhelburne | for seniors who have some asset
includehome modificatios to allow seniors to remain| 6 dzi ySSR (2 R2 5
in their homes, as well as the option to create an
accessory apartmemwithin a single family homer
accessory structurerhich couldprovide housing for a
caregiveror supplemental incomeBy 2035, an G5ANB ySSR F2NJ
estimaed 3% ofShelbun@ & LJ2 LJdzf | (A2 K2dza Ay 3 dé
to be over the age of §xompared to 28 in 2010
There is a current deficib town of affordable housing
for extremely low income households, the majority of whom are over the age @dkior
housingis a current need in towthat will only grow in the neafuture.

al 21LIS L O2dzZ R f
NEGANBYSYyiGs | a

A range of options areeeded for seniors iBhelburne including smadir singlefloor living
options, rental units andondominiums that reduce the maintenance required by theant,
congregate housingssistediving options, and continuefinancial assistance with home
modifications and repairs for those who wish to remain in their horAégrdable senior

housing was identified by 65% of respondents to the 2017 Shelburne Housing Survey as a
housing need in tan. In addition,Shelburneseniors could benefit from assistance in
identifying and implementing alternativ&cenarios to remaining in themomes, such as adding
an accessory apartment, or sharing their home with oth&tss strategy was supported by 71%
of respondents to the 2017 survey.
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Housing forFirst Time Homebuyers

Starter homes for firstime homebuyers was the top housing need identified in the 2017
Shelburne Housing survey, with 67% of respondents sefeitas a needlhe homeowner
market inShelburnds currentlytight, with low vacancy rateand few available homes for sale
Further, there is an affordality gap between housing pricesd typicalwages earned in the
region At the same time, there are not many homeowners under the age of $hatburne
which suggests that prices are too high feostyoung people who are looking to purchase
their first home.With falling school enroliment and projected population loss, Tleevn has an
interest in supporting firstime homebuyers.

2017 Shelburne Housing Survey
Mortgage programsare available for incomeligible Respondents say:
first-time homebuyers thatequire little to no down
payment, such as the USDA Rural Development Singl
Family Housin@uaranteed Loan Program (no down
payment required) and the Massachusetts Housing
t F NIYSNEKALIQA hy$ az2NIi 3} | therehasbeenaverylimited 5 \g 5
minimum down payment). These programsy be good number of houses that have com
optionsfor low-moderateincome households with good on the market. Additionally, many
credit and stable employment. TH&ranklin County of the homes are well above whal
Housing and Redevelopment Author{tfRApffers most firsttime homebuyers can
educational seminars to firdtme home buyersa afford. Our chi!dren choice i[]to .
requirement for accessing certain mortgage programs| ° {9 o0dzi AF 65 O
Promoting these programalong with thecreation of housing in Shelburne or Buckland

affordable homesould helpmeet the needs ofhis we may have to move elsvevyhere
population. FyR OKFy3S aoOK2

GhdzNJ FIF YAt & KI 3
move to the Shelburne area for a
few years now. Unfortunately,

Shelburne could also explore creating a{oloyvn program in town that would provide financial
support through grants to eligible firstme homebuyers to help cover the difference between
the market rate price of a home and the affordable price for that household. In exchange, a
deed restriction would be placed on the property to ensure it remains affordable for future
buyers. The Town of Lenadt has established a similar firsme homebuyer program, which is
administered by the HRE Creating new senior housing options in town could also help open
up more options for firstime homebuyers, as seniors who cemtly ownhomes in town may
selltheir homes to move into senior housing.

18 Seehttps://www.fcrhra.org/homeownership/leveretthomeownershipassistancesrogramfor more information
2y [ SOSNBIGQa LINRINI YO
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Rental Housing 2017 Shelburne Housing Surv

Respondents say:
Shelburnecontinues to have low availability of

apartment rentalsAffordable apartments were identified| @ a& a2y G NASR
by 63% of respondents to the 2017 Shelburne Housing | apartment in SF this spring bu
Survey as a need in towAdditional rental housing is there was nothing available or
neededfor a range of income levels to serve seniors, F FF2NREOf Soé
families young professionals, and otheséo cannot
afford to own their own homeor who do not wish to own
ahomebS¢ NBYy (il f dzyAiGa O2dz k—os TRRSK Uz UKS ¢29
housing supply throughdaptive reuse of existing homes and buildings, such as converting

larger single family homes to twar three-family homesaddingaccessory apartment®

existing homes or accessory structurasd the reuse of vacant commercial or industrial
buildings.Adaptive reuse of existing buildings is already happening in Shelblemebuilding

permits in the last 16 years have been for conversion of homes or existing buildings to add

housing unitsin addition,rental units are needed that are lead free or haviead certificate

for families with young children.

Gaz2NB | FF2NRI ¢

Housing for Families

As noted previously, Shelburne hasinterest in supporting housing for families with children

to help increase school enroliment and support a stable population into the fu\fferdable
home-ownership and rental housing is needed with multiple bedrooms to support families with
children. In particular, housing for families is needed that is-fea€ or has a lead certificate.
New family housing construction or renovations oistixng homes and apartments that address
lead are needed. Fortgight percent (48%) of respondents to the 2017 housing survey
identified affordable family housing as a housing need in town.

Housing for Persons with Disabilities

Overall, according tthe U.S. Census, an estimatecd®44fShelburn®@ a LJ2 LJdzf I G A2y KI &
RAaAFOAfAGE 2F &a2YS (eLISo ! Y2 ydbvel, B8 halehsy Qa aSy
disability. It is likely that a percentage of this population already resides in housing that has
beenmoadified to accommodate their special needs, but others may not. As the senior

population inShelburnegrows in the coming decades, additional residents will need accessible
housing.Highland Village in Shelburne Falls provides housing for persons withlidesdout

there is a long waiting list for these units
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TheFranklin County Regional Housing and Redevelopment Authority (HRA) administers a
HousingRehabilitation Program for incorraigible homeowners ilshelburnethat provides a
zerointerest,deferred payment loan for housing repairs, including accessibility modifications.
Another potential source of funding for accessibility improvements is the USDA Rural
Development Very Lowlncome Housing Repair program, which provides loans and grants to
repair, improve, or modernizewellings or to removéealth and safety hazards. STAVROS and
the Massachusetts Rehabilitation Commisssometimes also have funds availaldlas

important that residents with disabilities be providedormation on these prograsn
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3: Development Conditions and Constraints

This section discusses the current dieygnent conditions in Shelburne that support housing
as well as possibleonstraints orhousingdevelopment and how the Town may be albd

A

mitigate these constraintd 2 YSS{i GKS O2YYdzyiAieQa ySSRao

ZONING FOR HOUSING

Zoning determines thgypes of housingllowed in a town and the land requirements for
building different types of housingo8ietimeszoning alsoncludes designstandardsor new
and redevelopment projets. Zoning may vary for differeateas (districts) of eown. While
market forcesand other factors impact housing availability and s@sta community, zoning
plays an integral role ideterminingwhat types of housing are available in a community, and
where new housing can be built.

Shelburne has five zoning districts, which are shown on the Zoning Map obpage
1 Rural Residential / Agricultural (RA)

Village Residential (VR)

Village Commercial (VC)

Commercial (C)

Industrial (1)

= =4 4 4

In addition to the five districts, Shelburnbas a Floodplain Overlay District that regulates
development within the 10§ear floodplain in town.

{ KSt 0dzNy SQa O dzNeNtilyises id shofi iyl Bablef 18hith dgdRities Which

residential usesare allowed by rigt, allowed with a specigdermit, or not allowed in a district.

Il a, ¢ YSIya GKI (-rightkighin teit Sistrist3As lorig islin&nBional Boning
requirements (see Table 2@nd other requirements in the zoning are met, no review is

requreR 0¢& GKS tflyyAy3a . 2FNR 2N %2yAy3a .2 NR 27F
allowed only by Special Permit, which is a discretionary permit issued by either the Planning

Board or Zoning Board of Appeals. Abutters are notified of the proposed devetdpand a

public hearing must be held to elicit public input. A project may or may not be issued the

permit, or may need to be altered to address concerns from the permitting board or public. An

Gbé¢ YSIya GKFG GKS dzaS ABuildifgAnspedtdr éntprgeS®Re Ay 0 K
zoning in Shelburne.
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Table 19 Zoning for Residential Uses in Shelburne

Zoning District

Residential Uses L

RA VR VC C I
SingleFamily Dwelling Y Y Y Y SP
Two-Family Dwelling Y Y Y Y SP
Multi-Family Dwelling SP SP SP SP N
Accessory Apartment Y Y Y Y SP
Mobile Home N N N N N
Mobile Home Parks SP SP SP SP SP
Convgrsmn Single Family to a Tweamily v v v v sp
Dwelling
Convgrsmn Single or Twd-amily to MultiFamily sp sp sp sp sp
Dwelling
Converspn Industrialor Commercial to Single or v v v v sp
Two-Family use
Conyersmn Industrial or Commercial to Multi sp sp sp sp sp
Family use
Apartment on Upper Floors of Commercial or N sp sp sp sp
Industrial Structure
Open Space Development Y* Y* Y* Y* Y*
Other Residential Uses
Nursing Home SP SP SP SP SP
Congregate Housing SP SP Y Y N
Conversiqn of Historic Indu_strial or Historic Sp Sp v v
Commercial Structure to Mixed Uses
Bed and Breakfast SP SP SP SP SP
Shortterm Vacation Rental, Tourist Home Y Y Y Y Y

*Must comply with Section 1®@pen Space Development and 8teelburneSubdivision Regulatisn

Source: Town of Shelburne Zoning Bylaw, May 1, 2017.

{KStodz2NySQa T 2yAy3 Odz2NNByf
two-family horres are allowed byight in alldistrictsexcept the Industrial District, where they
are allowed by special permit. \ti-family homegup to 4 units) are allowed by speciarmit

in all but the Industrial District. The zoning also encourdlgesise of the existing building

& LINPOARSA

T2 NJ

stock to create new housing. Conversion of a single family to gdamily home is allowed by
rightin most districts as is conversion of an industrial or commercial building to a sfagidy
or two-family home. Conveisn of an existing home or building multi-family useis allowed
by special prmit. In addition, conversion of commercaidindustrial buildings built prior to
1950may include more than 4 units in a structysnd could also include a mix of uses (sas

commercial or office space) within the same building
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Accessory apartments are allowed-bght in all districts except the Industrial District, where

they are allowed by special permit. Accessory apartments are an additional dwelling unit
allowedeither within an existing single family home, or as a separate structure on the same lot
as a single family home. Accessory apartments may also be located within an existing accessory
structure such as a garage or barn, provided the structure is not exguattdaccommodate the
apartment. Accessory apartments can be no larger than 800 square feet and are limited to two
occupants. The owner of the property must live in either the single family homecaisaory
apartment, andoff-street parkingrequirements nust be met

Individual mobile homes, defined as a dwelling unit built on a chassis without necessity of a
permanent foundation, are not allowed in Shelburne, except within a mobile home park, which
is allowed by special permit. A mobile home park lieggia minimum of 10 acres, and a
minimum of5,000 square feeper individual lot

Shelburne revised its Open Space Development (OSD) bylaw in 2016 to include flexibility in
housing types and development design while protecting significant natural reso@&3 is a
development option for both Approval Not RequireNR)development and new subdivisions.
OSD is allowed bryght as long as requirements of the bylawd subdivision regulations (when
applicable)are met, including a minimum parcel size of 6escand the permanent protection

of at least 50% of the parcel as open spa&iaglefamily, two-family, multifamily (up to 4

units), and congregate senior housing are allowed in an OSD. There are no minimum lot or
frontage requirements. The totalumberof dwelling unitss determined by dividing the net
developable acreage of the parcel by the minimum lot size of the zoning district. Density
bonuses, not to exceed 25% of the initial allowable dwelling units, can be obtained for
providing a congregate ser housing unit for 6L12 seniors; separate senior housing units
(restricted to 55+, with 2 or fewer bedroomendhandicap accessible); and affordable dwelling
dzyAGa GKFG OFy 6S 02dzyiSR (2¢6FNR GKS ¢2gyQa

Other residential uses allowed in Shelburne include nursing homes (by special permit) and
congregate housing, which is allowedght in the Village Commercial and Commercial

Districts and by special permit in the Rural Residential/Agricultural and&/iRasidential

Districts.The zoning bylaw defines Congregate Houbirlg ¢ | 0 dzAf RAY 3 2 NJ 0 dzA f F
thereof, arranged or used for lodging by up to 12 elderly and/or handicapped residents; with

private bedrooms with en suite handicapped accedssiiathrooms; 24 hour osite assistance,

in compliance with the Massachusetts nursing home or congregate housing regulations or
guidelinesand Section 11 [parking requirements] of this byland wherein meals may be

served in one or more group diningfaé A G A Sa dé
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{KStodzNYySQa T 2yAy3a +faz2 KFra aSOSNIt NBAARSYyGA
region. A bed and breakfast is defined as an accessory use to an-oeagried dwelling,

consisting of no more than 5 bedrooms and serving breakfialstto overnight guests. Shert

GSNY OFOFdiA2y NByGrfta FNBE RSTFAYSR & dal TFdzNYA
FY20KSNI LI NIie F2NJ I LISNA2R 2F y20 Y2NB GKIFYy o
does not need to be ogite for a shortterm vacation rental. Tourist homes are singganily

homes occupied by the property owner or primary ledsdder. Up to three rooming units can

be rented within a tourist home with a maximum of 6 renters per day, with no meals provided.

In addition toregulating housingype, the zoning bylaw regulates the minimum lot size and
dimensions needed to build a new structureastablish a new use. Table @@plays the
minimumlot area, minimum frontage needed along a road, and minimum front, side, and rear
yard that is neded between the lot line and primary structurein Shelburne. In Shelburne

Falls (Village Residential and Village Commercial disttteshinimum lot size is 20,000 square
feet, which is just under a half acié public water and seweds not available, the minimum lot

size is increased to 40,000 square feet. In the village districts, the front yard setback may be
determined by the setback of existing structures on adjacent properties, if less than the 20 feet
required.In all other zommg disticts, the minimum lot size is 880 square feet, or about two
acresal EAYdzY odzAf RAy3a KSAIKG Aa Ffaz NB3IdAZ I GSR
Appeals may grant a special permit for structures higher than 35 feet if compatible with
surrourding structures.

Table 20 Shelburne Zoning Dimensional Requirements

Minimum Minimum Front Yard | Side Yard | Rear Yard| Maximum
Zoning District Lot Area Lot Frontage | Setback Setback | Setback | Height of
(sq ft) (ft) (ft) (ft) (ft) Buildings (ft)
RuralResidential /
Agricultural (RA) 86,000 250 25 20 20 35
Village Residential (VR 20,000 100 20 10 20 35
Village Commercial 20,000 100 20 10 20 35
(VC)
CommercialC) 86,000 250 30 30 30 35
Industrial (1) 86,000 250 50 30 30 35

Source: Town of Shelburdening Bylaw, May 1, 2017.

Whether a lot is served by municipal water and sewer is important. If no water or sewer is
available, a lot needs to be large enough to safely accommodate a drinking water well and a
septic system, which require a certain amow space and separation from one another.

Typically at least an acre is needed to accommodate both on a lot, depending on soil conditions

48



SHELBURNE HOUSING PLAN

and the sie of the septic system. Shelbu®@&t ¢+ G SNJ I YR aS6SNJ Ay FTNF aidNJ
more detail later in his section.

The zoning does not apply to buildings and uses that existed prior to the adoption of the Zoning
Bylaws. However, zoning does apply to changes in use and alterations to existing buildings.
Uses or buildings that do not conform tioe current zoning can be altered or extended only

after review by the Zoning Board of Appeals, which must find that the change would not be
substantially more detrimental to the neighborhood than the existing4sonforming use.
Non-conforming single antivo-family homes may be altered as long as the change does not
increase the nonconformity of the structuren &ddition, nonconforming uses ostructures

that are abandoned for more than two years cannot beestablished andny future usanust

meet therequirements of the current zoning.
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Map 1: Shelburne Zoning Map
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Potential Zoning Changes for Housing

While Shelburn@a T 2y Ay 3 o6&ttt g OdNNBylGfe LINPJARSAE |y
several potential changes that could help encouraggeater diversity of housing types in
town.

Multi-Family Dwellings

| dZNNBy (it ez { Kfaivdedndd/niidamilyld@e)lidgy ad no more than three or

four units in a structure, except for commercial or industrialistures built prior to 195@hat

are being converted to residential use, which can contain more than four units. This definition
restricts the ability to construct new residential buildings over fouraimtsize. Shelburne may
want to consider amending this definition to allow forame dwellingunits in a structure within

the Village Commercial, Village Residential, @adhmerciadistricts by special permit to
accommodate potential higher density developments within these areas, such as senior
housing The Planning Board and Housing Committee could assess existindamullgi housing
within these districts to determine a maximum number of dwelling units in a structure that
would be appropriate.

Shelburne Falls Dimensional Standards

When asked how andhhere new housing should be developed in Shelbu&dés of

respondents to the 2017 Shelburne Housing Survey identified reuse of existing buildings within
the village. Fiftyfive percent (55%) identified locating housing on vacant or oversized lots in the
village, the second most popular choice after building redseanalysis of lot sizes in the

Village Commercial (VC) and Village Residential (VR) zoning districts (collectively making up the
Shelburne side of Shelburne Falls), however, reveals that mastingdots are norconforming

to current minimum lot standards. Approximately 90% of lots within the Village Commercial
district, and 66% of lots within the Village Residential district arecmrforming based on the
minimum lot size of 20,000 square fgghe analysis did not determine which lots are not

served by public water or sewer, which would increase the minimum lot size to 40,000 square
feet).{ KSf 0dzNyySQa hLISy { LI OS 5S@St2LIYSyid 2LIA2y L
minimum lot orfrontage requirements, but requires a minimum parcel size of 6 acres and at

least 50% of the development to Ipeotected as open space, limiting the applicability of this
development option in the village.

While the zoning bylaw does allow for alteratiand changes to buildings on n@oenforming

lots, the process is less certain than if the lot was conforming. In addition, if a structure on a
non-conforming lot is abandoned for more than two years, it may not bestablished without
meeting the currentzoning requirements, which could lead to blight and empty lots.

51



SHELBURNE HOUSING PLAN

Decreasing the minimum l@nd frontage size where public water and sewer is available would
reduce the amount of noirtonforming lots in the village, helping to preserve the existing village
character and providing additional infill opportunities fasusing.The analysis in Table 21
exploreshow reducing the minimum lot size in the village zoning districts could lower the
number of nonconforming lots The analysis showiisat reducing the mimmum lot size by % to
10,000 square feet only reducasn-conformity by a small amount. In the Village Commercial
district, the median lot size is just over 6,000 square fté$. necessary to reduce the minimum
lot size to 5,000 square feet in order s@nificantly reduce the percent of naronforming lots

in this district In the Village Residential district, existing lot sizes are larger than in the
downtown core. In this district, mminimum lot sizeof 8,000 square feet would reduce the
percent of nm-conforming lots to approximatel0%.A minimum lot size of 5,000 square feet

in the Village Residential district would result in fewer raamforming lots, but may be
considered too smafbr a districtwith an existingmedian lot size of 13,500

Table21: Estimated NorConforming Lots within the Village based on Minimum Lot Size

5 ,
Total|  Median Lot %o NonrConforming Lots

District . 20,000 10,000 8,000 5,000
Lots| Size (sq. ft. ' ’ ' ’
(sa. ft.) sq. ft. sq. ft. sq. ft. sq. ft.
Village Commercial 61 6,098 90% 86% 59% 34%
Village Residential 291 13,500 66% 49% 20% 7%

Source: Franklin Regional Council of Governments (FRCOG) GIS analysis, 2017.

Inclusionary Zoning

Inclusionary zoning is a planning tool used by towns in Massachusetts to increase the affordable
housinginventory in a community as new development occurs. Inclusionary zoning helps a

town reach its 10% affordable housing goal, as prescribed by M.G.L. Ch. 40B, and remain above
10% as new homes are added to the yeaund housing stock. Most towns with thigpte of

zoning require developments of 10 units or more to include at least one affordable unit (or 10%
of a project over 10 units), but the percentage could be set by the town as there is no State
requirement.

Affordable units developed through inclusiogazoning can qualify for the Subsidized Housing
Inventory as Local Action Units through the Local Initiative Program. This program,
administered by the Massachusetts Department of Housing and Community Development
(DHCD), recognizes the various ways ttitrdable units can be created, and provides
guidelines to ensure that new affordable units created through zoning meet the requirements
of Chapter 40B.
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Chapter 40R Smart Growth/ Starter Hodwning Overlay District

M.G.L. Chapter 40R is a zoning enabdicigthat encourages towns and cities in Massachusetts
to adopt overlay zoning districts that will facilitate housing development, including affordable
housing, in mixed use areas. The following locations are eligible to be a 40R smart growth
district:
1 Areas near transit stations;
1 Areas of concentrated development, including town and city centers, other existing
commercial districts in cities and towns, and existing rural village districts

In order to be eligible, the overlay zoning district must allow derssof 8 units per acre for

single family homes, 12 units per acre for 2 and 3 family homes, and/or 20 units per acre for
multi-family homes. Residential uses must be allowed by right, but can include a limited site
plan review process and design guideb to regulate the physical characteristics and design of
the development. The district must require that 20% of new housing developed within the
district be affordable to households earning less than 80% of the area median income, adjusted
for householdsize.

Before adopting the zoning district, it must be approved by the Massachusetts Department of
Housing and Community Development (DHCD). Once approved and adopted by the community,
the town can receive anywhere from $10,000 to $600,000 as an incerdiwagnt, depending

on the number of new housing units permissible under the overlay district as opposed to the
underlying district (see Table RZZommunities also receive a bonus payment of $3,000 for

each housing unit that is created within the distriggyable when the building permit has been
issued for the unit.

Hamce OKFy3aSa (2 GKS tlg gAatft lfft26 O2YYdzyAdGAS
homes no larger than 1,850 square feet, on lots no larger than a quarter acre. At least 20

percentof units within the district would need to be set aside for sale to persons and families
SENYAY3 y2 Y2NB (GKFyYy wmnn LISNOSyd 2F | NBF YSRA
K2YSé¢ T 2yAy3a gAiafft NBOSAOGS (KS al we&eragfladéhy G A 0SS
to implement theprogram by January 1, 281

In addition to these benefits, towns and cities with smart growth districts are given preference

when applying for state discretionary funds such as the MassWorks program, and may be given

relief from a Chapter 40B Comprehensive Permit application, since a town or city that adopts a
smart growth overlay district is showing a commitment to creating affordable housing.
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Table 2: Incentive Payments to Towns for Adopting Chapter 40R Zoning

Additional Units Allowed under Ch. 40R Zonin( Incentive Payment
Up to 20 $10,000

21to 100 $75,000

101 to 200 $200,000

201 to 500 $350,000

501 or more $600,000

Source: Chapter 40R Regulation.

Zoning to Support Small Homes

Smaller single family homes (ranging anywhere from 400 square feet to 1,500 square feet,
NEfFGABS G2 | O02YYdzyArAilieQa SEA&GAY3TI K2dzaAy3I &
for residents, andnay appeal to seniors looking to downsize, singles@uples without

children, and small familie§rends in single family housing construction in recent dechdes

been to build larger and larger homes, but these homes may not meet the housing needs of the
future or be financially sustainable for residentst the same time, communities may not have

zoning that supports smaller home constructi@maller lot sizesan better support small,

affordable home development by reducing the cost of land, and can help promote sustainable,
vibrant communitiesThe following zoning options focus on allowing smaller lot sizes for

individual or smaikcale singldamily housingn areas with public water and sewer

infrastructurg and may ban2 LJGA 2y T2 NJ { KSt 0dzNyYySQa @Attt 3as 1 2

Rezoning for Smaller Lot Sizes

A straightforward approach to supporting shea homes in existing villagend downtown
neighborhoods is toezone these districts for smaller lot sizes. This could be particularly
appropriate in areas where the current dimensional requirements are larger than the historic
development patternlike in Shelburnerendering many existing lots nesonforming. Redung
minimum lot size requirements would allow for small, individual lot infill on existing lots that
were previously noftonforming, or on new lots created by dividing an existing, larger lot. New
subdivision streets on remaining open land within villagaratts would be able to conform to

the existing development pattern.

Small Lot Overlay Zoning

A community could designate areas where smaller lot sizes may be appropriate, but the

underlying zoning would not change. An overlay district could allowrfaller lot sizes on an

individual or multilot development scale. Site Plan Review and design guidelines could be

dziAf AT SR (2 Sy&adzaNB O2YLI GAoAfAGE GAGK GKS & dzN
40R Smart Growth Overlay Distridiscussed prewusly,is an example of overlay zoning that
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provides for af-right housing at greater densities than what is currently allowed in a zoning
district.

Small Lot Cluster Development

As noted aboveShelburne allow$or Open Space Developments that prosdgeater

flexibility in lot sizeshan atraditional subdivision, but inost appropriate for balancing
housing with natural resource protection in undeveloped areas of a communitygh&existing
village and downtown areas with limited remaining op@ace, a different alternative method
may be needed. Cluster zoning could be utilized in a village setting if minimum parcel size
requirements were smaller or not required in these areas, and minimum open space
requirements were less than in rural distric&maller lot sizes (for example, 5,600,000
square feet) would be offset by a common open space requirement of anyviterel5% to
30%. Similar to th®©pen Space Development bylagkensity bonuses could be granted for
providing public benefits, sudms public access to open space or provision of affordable housing
units.

Cottage Housing Development

A Cottage Housing Development (CHD) is a collection of small houses thatiallg less than

1,200 square feet in gross floor area. Groups qfi2 mttages are arranged arogna common

open space, or cowyard. Cottage developments are either fsinple ownership (with a
homeowners association for common spaces) or condominiums, and offer an alternative single
family ownership optionCottage housingoning provides an alternative to underlying zoning,
and allows for smafcale multiunit infill development in established neighborhodaolg special
permit. Typically density for a cottage developmenatiseastdouble the underlying zoning. In
exchangdor building at higher densities, housing size is capped, usually at 1,200 square feet or
less. Common open space is determined by a certain amount of square feet required per unit.
Parking may be on individual lots or in groups of shared parking aresoammon driveways

or alleys may be used to access some of the cottages. Design requirements for a cottage
development are important to minimize disruptions to abutting neighbors. Landscaping,
screening, and design features of homes (such as front porehnesypically addressed in the
zoning.

ShortTerm Home Rentals

Shortterm home rentals, which may range from one night to 30 days, are becoming more

common as sites such as AirBnB help facilitate the rental process. Similar to an accessory
housing unitshort-term rentals can provide supplemental income to a homeowner that can
help the homeowner pay the mortgage and upkeep of the property. Concerns abouttehort

rentals include fire safetyraffic, parking,noiseand sanitation (overloading a septigstem,
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food safety, etc.). Additionally, homeowners or landlords may decide to rent units for-short
term rentals instead of to a longeéerm (monthly or yearly) tenant, reducing the number of
longterm rental units available in a community. Finally, skHerim rentals compete with inns,
hotels, motels, and bed and breakfast establishments,rbaynot be payingcommercial
license and inspection fees and may betmeetingthe same code requirements that these
traditional lodging establishments need to meet.

Over the past year, thee has been clarification in Massachusetts on how communities can
regulate shoriterm rentals. Shorterm rentals are treated the same as traditional B&Bs under
the State Building and Sanitary Cod8ortterm rentals require i y 8 dzZNE FNRY | 02 Y'Y
Board of Health, which includes an inspection for minimum standards for hudaitability

and general safe and sanitary conditipgach as window screens, lockable doors, a capable
heating system, and running hot and cold watehortterm rentals also must comply with Title
5 and have appropriately sized septic systems, and comply with private well regulations for
periodic water testing. A short term rental may also require a building permit for a change of
use if it isnot owner occupied or contains morhan 5habitablerooms (including living rooms,
kitchens, etc.pvailable to guestsSuch gpermit may require changes fore protection

equipment and means of egress. Additionally, annual inspections may be required to insure
proper maintenance afhe structure.

Communitiescanfurther regulate shorterm rentals through zoningShortterm rentals
typically fall under a BR or lodging house use. To address shentn rentals more directly,
towns can amend their zoning to define shtetm rentals and specify where they are allowed
by-right, by special permit, or where they are prohibited. As noted previously, Shelburne
recently amended its zoning bylaw to allow sheerm rentals up to 30 days byght in all
zoning districts.n addition to zoning, towns maglso adopt a general bylate require owners
of shortterm rentalsto registerwith the town. A general bylawnay bea consideration for
communities that do noalreadyrequire a Special Permit for shedrm rentals, such as
Shelburne. &SR 2y | 02 Y Y dzytanin tefdals cadli heegNtdraughtiak 2 NI
general bylawn several different ways, including:
1 Limiting the number of shorterm rentals per geographical area (whole town or
different zoning districts) at any given time;
1 Limiting the length of time a unit can be rented over the course of a year, beyond which
the unit would become an inn or bed and bkéast and would need to comply with the
same regulations for those usem)d

1 Requiring that a shotterm rental has no visible difference from any other residential units in
terms of signage, entrances, and parking
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NATURAL RESOURCES

Shelburne has a wdéhlof important natural resources, including prime agricultural farmlands,

large areas of wfragmented forests, and surface and underground water resources. In 2005,
approximately 72 percent of the total area in town was forested, 17 percent was in kigradu

use, 5 percent was in residential use, and less than 1 percent was in industrial and commercial
use® According to a survey completed for the 2014 Shelburne Open Space and Recreation Plan

o0 h { wAnwZrwiielming majority (95%) of the survey respondents believed it is important to
LINE&a SNBS (GKS NUzNI f kF IANRA Odzf G dzNF £ OKI NI OGSNJ 27

Approximately 19%f land or 2,845 acres, in Shelburne is permanently protected from

development, according to hOSRP. Another 188bland, or 2,67%cres,is enrolled in the
{G1Q30S8SQa / KFLIISNI cwm LINPINIYY FYR Ada UGSYLERNINRTER
program values privatelgwned land at its current useforestry, agriculture, or open space

and recration ¢ instead of its development value. The Chapter 61 program does not provide
permanent protection for the land, which can be converted to another use if a town chooses

not to exercise its right of first refusal and back taxes are paid by the landowner

The town contains a number of significant resources where development should be avoided if
possible, or planned in a way to minimize impacts to resources, such as through the use of the
G226y Qa hLISYy { LI OS 5S3S tregoudveSnflideirnpdriant faBitato & f | 6 & ¢
areas, underground aquifers, prime farmland soils, rivers, streams, and wetlands, as well as

historic, cultural, and scenic resources. Some of these resources, such as rivers, streams,

aquifers, and prime farmland soils, are located aloags in town, making these resources

particularly vulneable to development. Appendicontains maps from the Shelburi@pen

Space and Recreation Plan showing the location of specific resources in town.

INFRASTRUCTURE CAPACITY

Municipal infrastructurd,Jt @ & + YIF22NJ NRfS Ay | O2YYdzyAileQa
accommodate new housing deepment. Key aspects of Shelbu@dé& O LJ OAGe G2 | OC
new growth and housing development are discussed in this section.

Public Sewer

Properties sered by public sewer systems do not have the same space requirements that are
needed for private septic systems. This allows for smaller lot sizes and a more traditional village

192005 MassGIS Land Use data.
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neighborhood design. This type of development consumes far less land pemdwailt, and
spreads the cost of operating and maintaining the systems among all of the users. Shelburne
and Bucklanghare a wastewater treatment facility and collection system in the village of
Shelburne Fallssee Map 1 The sewer lines were first irsdled in the early 1900s, and the
treatment plant was constructed in 1974. The system serves a population of roughly 2,050
between both towns. In Shelburnénhe collection lines servehe villageneighborhoods located
between Route 2 and the Deerfield Riv&he treatment plant is operating well within its
capacity, and there are currently no plans tgard the system in the futuré’

Public Water

The Shelburne Falls Fire District provides dripkiater to homes and businesses in the village

of Shelburne Falls, serving a population of roughly 2,200. Water is supplied by two wells in
Colrain adjacent to the North River. The Fox Brook Reservoir in Colrain serves as an emergency
backup water supplyand there are also two 500,000 gallon water tanks that store

approximately 6 days of baalp supply. The distribution system serves most of the village in

both towns(see Map 1)Current water use is within the approved withdrawal limits for the

system. Te Fire District has been replacing aging pipes, which were first installed in 1911 and
1912, in conjunction with road projects, and has no plans foaggmg the distribution

system?*

Transportation

Bisecting the Town of Shelburne is its principal highvsate Rote 2. This is a major
east/westhighway in northern Massachusetts, which intersecthvmterstate 91, a major
north-south route,just east of Shelburnm the town of Greenfield. State Route 2, .which
NHzy & | f 2 y ZhorfhweStérroboeMinswitiathe town of Charlemont, is arth-south
thoroughfare linkingshelburne Falls to Colrain to the north. It is an important ediatr tourists,
most especiallgkiers on their way to the slopes in Vermont. Both routessaate-designated
scenic byays.

292013 Franklin County Watend Sewer Survey, Franklin Regional Council of Governments.
21 s
Ibid.
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Map 2 Public Sewer and Water Service Areas in Shelburne Falls
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The Franklin Regional Transit Authority (FRTA) operates a regular bus route with four buses a
day, Monday through Friday, between Greenfield, Shelburne BalisCharlemontwith a stop

in Shelburne at the Arms LibrafyRTA also provides-demand transportation for the elderly

and people with disabilities with scheduling done through the Shelburne Falls Senior Center.
Although railroad tracks cross througie southwestern end of town, Shelburne has no sailvice.The
closest passenger rail station is at the Olver Transit Center in downtown Greenfield, where the Amtrak
Vermonter service stopsvice daily

{ KStodzN)yS CIffa asNISadwnandincludeSa mixbirgsiOentialk A 4 G 2 NA O
commercial, civic, and cultural uses. A 2017 study of public infrastructure in the village,

including both the Shelburne and Buckland sides, found that approximately 41% of sidewalks,

and 82% of public parking arease in fair to poor conditio® The study notes thagparking for

both residents and visitors is a major and continuing issue. Not only are many of the existing

lots in poor condition; buthere is also not enough parking accommodate both residents and

visitors¢ particularly during the summer tourism seasdie Town is continually addressing

repairs and replacement of sidewalks, and has applied successfully for Community

Development Block Grant (CDBG) funds in past years to make improvements.

Transpotation and Affordability

In a rural region such as Franklin County, transportation costs must be taken into consideration
when determining true affordability. However, this expense is often not calculated even though
it is the second largest cost fomfalies after housing. The Center for Neighborhood Technology
(CNT) has created an index that combines both housing and transportation costs as a tool to
assess the affordability of locations. The index is based on the premise that households should
spend o more than 45% of their income on housing and transportation combined. According
to the index, when transportation costs are added to hagscosts, areas of Shelburne outside

of the village of Shelburne Fadlse considered unaffordabjevith householdspending an

average of 56% of their income on housing and transportation. Households on the Shelburne
side ofShelburne Fallspend on average between of 3685% of their income on housing and
transportation combinedmaking the village a more affordablechtion to live when

considering the combined costisocating housing in walkable neighborhoods close to jobs,
shopping, and services, can help reduce the total cost of living for housefiolds.

25lum and Blight Inventory for the Village of Shelburne Fatisklin Regional Council of Governments, June
2017.

% Center for Neighborhood Technology Housing and Transportation Ihttes://htaindex.cnt.org/map/
Accessed September 12, 2017.
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Utilities

According tahe 2015American Community $weyestimates, approximately 686 of occupied
homes in Shelburnare heated with fuel oil, an expsive form of heating. Roughly 12% of
homes in Shelburnare heated with wood, which is fairly inexpensive, but can cause local air
quality problems if old, ineffient wood burning appliances are used. Approximately 10% of
homes are heated witklectricity, $6 are heated witlpropane 3% usaeutility gas, 3% use some
other fuel,and 1% of homes usmal or no fuefor heating.

Tohelp control energy costs for homeoers and renters, new construction should be energy
efficient, and incorporate when possible passive heating and cooling strategies and renewable
energy sources such as solar photovoltaic systém2017,Shelburne adopd the Stretch

Energy Code, an appéix to the Building Code which requires greater energy efficiency in new
home construction and renovations.

Improving energy efficiency in existing homes and replacing aging heating systems with

renewable energy systems or more energy efficient modelsheip reduce home energy costs

over time. The MassSave program offers free home energy assessments and incentives for air
sealing and insulation. The program also offetsates anch zereinterest Heat Loan to replace

heating equipment with energy effemt models. Low income homeowners and renters may be
StATAOGES F2NJ ANBFGIGSNI AYyOSyiA@dSa (GKNRBdAzZAK [/ 2YYdz
fuel assistance. In addition, the Massachusetts Clean Energy Center provides incentives and
programs for homeowers to install clean energy systems in their homes.

In 2016 Shelburne participated in the Solarize Mass progféma program helps lower the cost
of solar installations on homes and businesses through a tiered pricing structure, where the
more residents ad businesses that sign up for a system, the lower the cost is/éyene.
Through this program 18olar installaions were contracted in Shelburne

Currentlyroughly73% of residents and businesses are served by cable broadband internet

servicein Shelburne{ KSf 6 dzZNyyS A& LI NI 2F GKS al dal OKdza S
Broadband Extensions Program, which is funding seextansions byComcast tqrovide

internet coverage to over 96% of residentsie last mile builebut is scheduled to be

completed by August 2018. According to MBI staff lt@a in the region have reported

difficulty selling homes that do not have broadband internet ser¢fa&/ith the extension of

service, the value of homes in currently unserved areas of Shellmayéncrease.In addition,

the MBI MassBroadband123 midelteile fiber opticnetwork travels through Shelburredong

major routes and connects to several community anchor institutions, including the Town Hall,

both libraries, and the Buckland Shelburne Elementarp8ciAs a middle mile fiber optic

*FRCOG personal communication with MBI staff, October 24, 2017.
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network, it offers an opportunity for other last mile providers to buildadlditional network in
Shelburneand easily connect to the global telecom network.

Public Schools

Shelburnds part of the Mohawk Trail Regional®ol District, which includes the Buckland
Shelburne Elementary School, located in Shelburne, and the Mohawk Trail Regional High School
and Middle School, located in Buckland. The Buckiimelburne Elementary School houses

grades prek through 6 and sems students of Buckland and Shelburne. The middle and high
school house grades 7 through 12 and serve students from Ashfield, Buckland, Charlemont,
Colrain, Hawley, Heath, Plainfield, and Shelburne.

Between 2000 and 2007, elementary school enrollnsgttlined by over 100 students. Since
that time enrollment has fluctuated around 200 students. In 2015 the school began offering
free preschool, which resulted in an increase of 18-gretudents from the previous year,
which accounts for some but not aif the increase in enrollment that yedEnroliment for
20162017 at the elementary school remained at a higher level than in previous years.

The middle and high schools have seen a greater rate of decline in recent years. Sthce 200
enroliment hasdeclined by 49%, to a low of 422 students in 2@®rollment numbers for
Shelburnestudents at the regional middle and high school are available from 2005 through
2016, and follow aimilar pattern of decline. During that time, Shelburne enrollment felinf
106 students to 54 students, a decline of 49%.
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Figure 14: Public School Enrollment, F$ehoolthrough Grade 12

School Enrollment 20002016
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Note: MTR = Mohawk Trail Regional School (gradesZj; BSE = Buckland Shelburne Elementary School
(grades PK 6).
Souce: Massachusetts Department of Education, School and District Rrofiles

While many towns and cities in eastern and central Massachusetts have struggled with
accommodating a growing population in their school systems, Shelburne and the regional
school dstrict are dealing with the impacts of declining enroliments. When schools are
operating well below capacity, the cost per student can be unaffordable for communities. The
Mohawk Trail Regional School District has struggled with controlling costs asremll

declines and fixed costs, such as transportation and building operations and maintenance,
remain the same or go up. From a housing perspective, providing affordable rental and
homeownership housing options for families with children is one strategiydbuld help

curtail the decline in enrollment.

LOCAL CAPACITY
Municipal Staffing

Shelburnehas a Town Meeting form of government with a thieerson Board of Selectmen
and a Town Administratotike manymall towns, Shelburne relies @olunteers to fill town
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boards, commissions, and committeesautdition to stdf. Shelburne is also a member of the
Shelburne Falls Senior Center, which serves the towns of Ashfield, Buckland, and Shelburne.
The Senior Center provides services for seniotie community, and has assisted seniors with
housing related issues in the past, including a small home repair program, and a presentation of
options for creating an accessory apartment in a home.

Unlike other small towns in Franklin County, Shellewaitso has its own Housing Authoritihe
Shelburne Housing Authority (SHA) owns Highland Vjli&@enits of affordable housing for
seniors and persons with disabilitiesd contracts with the Franklin County Regional Housing
& Redevelopment AuthorityHRA) to provide administrative, property management, and
maintenance serviceIhe SHA is run by a volunteer board and has no paid StefSHA is
responsible for capital improvements to the properiecent renovations have been funded
through Communitypevelopment Block Grants (CDBG). A-fiaré property manager is 6n

site at Highland Village during the week for a limited number of hours. The SHA would like to
increase the number of hours staff are-site.

¢tKS ¢2gyQa f AYAIQG S Ringfar futlird dewslBpgin2ndeidDbe duppfethaenled Jt | y Y
through collaborations with regional agencies and organizations such as the Franklin Regional
Council of Governments and the Franklin County Housing and Redevelopment Authority. These
agencies offer technicakills related to planning and development, and can help the Town

access funding resources for its planning and development initiatives.

The Franklin Regional Council of Governments (FRCOG) serves as the Regional Planning Agency
for the 26 communities ifrranklin County. FRCOG provides technical assistance to towns

related to housing planningnd assessing housing needadworks with town Planning Boards

on amendinglocalzoningand subdivisiomegulations to support sustainable housing creation.
FRCOGanassist towns with creating request for proposals (RFPs) and conducting the
procurement process for affordable housing proje&iRCOG also administers a Brownfields

Program that can provide loans and grants to assess and clean up properties withipbtent
contamination, leading téhe potential forredevelopment.

TheFranklin County Regional Housing &etlevelopment Authority (HRA) was created in 1973

byl KS al aadl OKdzaSGGa [SIAatl idz2NB a GKS /1 2YY2Yy @
and ts only regional redevelopment authority. At that time, the State recognized that the 26
G2gya 2F CNIrylfAy [/ 2dzydes Fa avYltt O2YYdzyAuUuAS
sufficient access to housing and community development resources, arelumdikely to

develop and sustain adequate housing and community development capacity independently.
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HRA was established to help address housing and development issues and to assist with
development projects, both for the region as a whole and for locairoanities.

HRA works with Shelburred other communities in the region on a variety of housing
concerns. HRA provides counseling for finste homebuyers, tenants and landlords, and offers
assistance and funding for the rehabilitation of sinfglenily and multi-family structures,
compliance with state septic system (Title 5) requirements and municipal infrastructure

A YLINE @S Y S jaidéaghprirhawly crdes from public state and federal sources.

In addition to managing Highland Village, Hiparates 8elburneQ a K zZedtwbiktafiGh
program with CDBG fund€DBG funds confeom the U.S. Department of Housing and Urban
Development (HUD), and in Massachusedtg, channeled to communities thrond®HCD.
Breezeway Consulting assists Shelbwmtl its Conmunity Development Block Gra(€DBG)
applications and provides program administration for the grawsen the Town applies for
CDBG funds for housing rehabilitation, HRA is hired to administer the progrhis program
provides zero interest, deferrgoaymentloans to low and moderateincome households for
home repairs, lead paint abatement, Titleipgrades and home improvemenibBhe pragram

has been utilized by four households in Shelburne in the last tyeees, and there are
currentlytwo househotls on the waitlistHRA works closely with Rural Development Inc. (RDI),
an independent, private, nonprofdffshoot of the agency that builds affordable homes and
rental housing for seniors, families apdople with special needs. HRA and RDI have coaduct
a number of projects ifrranklin Countyo create and/or upgrade affordable housing.

In order to increase local capactty support the creation of housing and heingrelated
programs, Shelburnkas several option# volunteer housing committee calibe established
tog2NJ] 2y | &asS aausing deeds &8 make2récgntnnidars to the Board of
SelectmenShelburne has a history of working collaboralywsith the Town of Buckland, which
completed a housing plan in 2014 joint housing commite between the two towns could be
formed in lieu of individual committees in each towandcould work to address the housing
needs in the greater Shelburne Falls area.

The creation of MunicipalAffordable Housing Trust is another option that provit@sns

more flexibility inacting on potential affordable housing development opportunities. Trusts can
be formed usingCommunity Preservation Act (CPA, see next sectindpther funds, and may

be given the authority to use the funds in the trust for Ibatiordable housingnitiatives

without having to get approval through Town Meeting. The Municipal Affordable Holisirsg

Fund Law (MGL c.44 s.55C), passed in 2005, simplifies the process of establishing a trust fund,
andsets guidelines on what locabhising trusts can do, who can serve on the board, and what
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powers acommunity can grant to the board. Trust funds may be a good choice for communities
that haveconducted a housing needs assessment and have a good understanding of their
housing goals.

Prdfessional staff can bring the needed expertise, administrative and technical support required
to effectively manage the creation of affordable housing in a community. Towns and cities
around thestate have partnered together to hireegional housing coordators. In addition,
Shelburne could also workith the FRCOG andRA to assist with specific projects or programs.

Municipal Budgets

Shelburne like many small towns in Massachusetts and elsewhere, struggles to contain
municipal costs and maintaintalanced town budget. State Proposition 2 1/2, which restricts
increases in the amount of property tax revenue that towns can collect each year to no more
than 2.5% annually, excluding new development, has created a challenging situation for towns,
since nany municipal costs are increasing more than 2.5% per year. Town voters must approve
an override for towns to increase spending over this level. Since other costs for residents are
growing as well, including for basieeds such as housing, home heatingalth insurance,

food, andtransportation, towns are oftemesitantto bring an override proposal to theoters,

and voters can be hesitant &pprove an override. With limitetbwn funding and small
budgetaryincreases, towns can be forced to aarvicesand put off infrastructurgepairs and
upgradesand other capital improvements

The Community Preservation Act (CPA) was signed into lawssadausetts in 2000, and
allowscommunites to create a local CommuniBreservation Fund through a real estab
surcharge of nanore than 3% that can be used for open space protection, hesto
preservation, communityrousing, andutdoor recreation. The funds earned by a community
are matched each year by a state trust fund. To adopt the CPA, Town Meetingjnstusite

by simple majorityto place the CPA on the ballfar the next town election, where it then
needs a simple majority approval from town voters to p&&smmunities can choose to place
certain exemptions on the tax surcharge to lessen the burderesidents, such as exempting
low income residents from paying the surchargedexempting the firs$100,000 of a
LINPLISNII2Qa aaSaasSR gl fdsSo

Each year at least 10% of the funds earned must be spent or set aside for open space, historic
preservationand community housing. The remaining funds can be used for any of these areas
andoutdoor recreation. The CPA requires that a local Community Preservation Committee be
created thatmakes recommendations to the Select Board and Town Meeting on how to @se th
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funds. The law iflexible with how funds can be spent on housing, stating that funds can be

dza SR T2 NJ U KeRatidnl ptefedvatieniaad’s@pol of community housing; and for the
rehabilitation and restoratiomf...community housing thatis adgA NS R 2 NJ ONB I {1 SR¢
Fdzy Ra® 4/ 2 YYdzy A ( &s hKuBingdhktys afforddbla (thRoGgh & IgiegniRdeed
restriction) for households earning at or beld®0%of the area median incoméorty-nine

percent (499 of respondents to the Shelboe Housing Survey supported tlagloption of the

CPA in Shelburne
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4: Housing Goals and Strategies

The following goals and recommendai®are a result of the Shelburitousing Plan

I 2YYAUG0GSSQa RA a O daastiplagning effortsthie publiy surfvey eesublisanctife
data collected for this plan. By working towards meeting these goals and implementing the
recommendations othis plan, the Town of Shelburwall make progress in addressing the
housing needs in town.

HOUSING GOALS

Theseg I £ & ¥F 2 Nghpukiryfareé babf @ne2view of the 2004 Shelburne Community
Development Plan housing goals and toenmunitypriorities and demographiand housing
data collected and analyzed for this plan.

1 To steer developmenwithin andnear the vlage centers.

1 To provide fair, decent, safe, affordable housing for rental or purchase that meets the
need of Shelburne residents.

1 To work toward raising the affordable housing stock to at least 10% of all housing units.

1 To provide for residentialevelopment which is consistent with the rural, agricultural,
and historic character of the community.

1 To encourage a mix of housing densities, ownership patterns, prices, and building types

to serve diverse households.

1 To provide financial assistancehomeownersto encourage compliance with Board of
Healthand BuildingCodes, removal of lead paingccessibility improvements, and
energy efficiency and weatherization

1 Conserve existing industrialioned landorimarily for industrial uses only.

1 Encourage the inventive reuse of existing housing buildings
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Affordable Housing Production Goal

As noted above, a stated goal for the Town of Shelburne is to increase its supply of affordable
housing to at least 10% of the year round housing stoakie@tly 5.7%, or 51 units, or

{ KSt 0odzN)YySQa K2dzaAy3a Aad O2yaARSNBR IFTF2NRIof S

{GFrG8Qa {dzoaiRAT S RTo re@cHzZE0% ySHelburye Heegs i 38aits df 0

affordable housing to be created in town

A community will be certified in compliance with a Stafgroved housing plan if, during a
single calendar year, it has increased its number of kowd moderateincome year round
housing units, as counted on the Subsidized Housing Inve(fti), iran amount equal to or
greater than its housing production goal. A community hastrad over comprehensive permit
applications, also known as 40B developmentsjrduthe certification period.

{ KSt 0dzN) SQ& K2 dza Auiii fol.dNBefednt@riifiadiofi, aml®d lurfits fdr &vo-n
year certification. Shelburneill strive to meet these goals through tisgrategies outlinedn
this Housing Plan.

Mix of HousingTypesDesired in Town

Shelburnesupports having a mix of housing that can serve atsakesidents, especially those
population groups that have been identified as having hagisieeds: seniors; firdime
homebuyersrenters;families;andresidents withdisabilities

Shelburnehasa diverse housing supply compared to most of its neighbors. Roughly 35% of

{ KSf 0dzNy SQa K 2-tmiily of Bhultkadnily studiuies. ¥n estignated 37% of
Shelburne residents rent their homes. Shelburne is interested in maintaining and encowaging
RAGSNEAGE 2F K2dzaAy3a GeLlSa Ay G2y OGKIFOG Aa
character.Thetypes of housing that Shelburrmnsiders most desirable and appropriate given

its housingneeds, current housing mix and natural, scenic, and histesources include the
following:

1 Infill housing in the Miage Residential and Village Commerea@iing districtghat is
consistent with the historic development patteemd character

1 Reuse of existing buildings for housing;

1 Mixed-use development/lbusing on the upper floors of commercial buildings in the
village;

9 Starter home/cottage developments on smaller lot sizes;

1 Senior housing options including accessible units, congregate living, and assisted living;
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1 Accesory apartments oconversion of singkamily homes to twefamily or multt
family homesand
1 Open Space &elopment which allows for the grouping of homes on part of a

development site in order to preserve natural features, prime farmland soils, and open

spaces on the rest of the site.

Table23identifies each zoning district in town and the housingety and characteristics

desiredfor each areaHousing target areas are those areas of town where the majority of new

housing is desired.

Table 23 Types of Housing Desired and Preferiedvelopment Characteristics

Zoning District

Housing Types Desire(

Preferred Development
Characteristics

Housing

Target Area?

Rural Residential /

Snglefamily, two

Open Space Development,

. family, accessory modification of existindgjomes Limited
Agricultural
apartments cottage development
. . Infill consistent with historic
Singlefamily, two-
family, smaliscale character, small lot starter
Village Residential RO home/cottage development, Yes
multi-family, accessory e .
modification of existing homes
apartments : .
seniorhousing
. : Infill consistent with historic
Two-family, multr L
. : . character, reuse of existing
Village Commercig family, accessory oy . Yes
buildings, housing on upper floor
apartments ) )
senior housing
Singlefamily, two- Consistent with historic charactet
Commercial family, multifamily, modification of existing homes, Limited
accessoy apartment | reuse of existing buildings
Singlefamily, two-
Industrial family, accessory Modification of existing homes No

apartment
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HOUSING STRATEGIES
Zoning Changes

TheTown will explore the following zoning changes toson housing that meets thaeedsof
the community and region

Inclusionary Zoning

Adoptinclusionary zoning iall zoning districts in town, or at a minimum, in the Village
ResidentiabndVillage Commercialdistricts.New developments over a certain number of units

could ether be incentivized to create a percentageaffiordable units, through a density bonus,

parking space reduction, and/or reduction of development fees, or required to include a

percentage of affordable units. Affordable units should meet the criteria to be listed on the
{GF0SQa { dzo & emoryl(SHR YIR2 d2R2NYiNRWOYWH S (2 { KSt 6 dzNY SQ
production goalShelburn@ & 1 2 y A yiBcenivizdsN#rddble housing units in Open

Space Developments through a density bonus proviséeninclusionary zoning bylaw could

expand this oncept to other types of housing development.

Shelburne Falls Village Dimensional Requirements

Decreasehe minimum lot size and frontage requirements in the Village Commercial and
Village Residential districts, where public water and sewer is avaitalleducethe number of
non-conforming lots in the villagand encourageedevelopment and infill housing
Approximately 96 of lots within he Village Commercial district and%6f lots within tle
Village Residential distrietre norrconforming based othe minimum lot size of 20,000 square
feet. Alteration and changes to buildings on raonforming lots requires approval from the
Zoning Board of Appeals. If a structure on a+4gonforming lot is abandoned for more than
two years, it may not be restadished without meeting the current zoning requirements,
which could lead tanoccupied andblighted buildingsAs an example,atreasinghe

minimum lotsize to 5000 squaredet in the Village Commercial district would reduce the
percentage of norconforming lots from 90% to approximately 34%. Decreasingiim@mum

lot size to 8,000 square feet in the Village Residential district would reduce the percentage of
non-conforming lots from 66% to approximately 26%.

*See the lot size analysis for the village zoning districts on page 52 for more information.
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Chapter 40R Smart Growth Overigtrict/Starter Home Zoning District

Adopt a Chapter 40R Smart Growth Overlay DistriGtarter Home Zoning Distrjatvhich

provides for af-right housing at greater densities than what is currently allowed in a zoning

district. The State provides irative payments to towns that adopt a Ch. 40R district, and

bonus payments for each new housing unit created in the dis#ictew element of the

LINEINI Y A& (GKS GadkNISN K2YSé ONRGSNRISE ¢ KAOK
square feet, orlots no larger than a quarter acre. At least 20 percent of units within the district

would need to be set aside for sale to persons and families earning no more than 100 percent

2F FNBIF YSRAFY AyO2YS® [/ 2YYdzyAlASdavethgdaddi Ay 33
incentive payments as they would if adopting the higher density elements of the prograen. (S

pages 5661 for more information on Chapter 40RShelburne could adopt a 40R district in

conjunction with reducing minimum lot size requirementghe village zoning districts

(discussed in the previous strategy), or as a separate overlay district if the Town decides not to
reduce the underlyingninimumlot sizes.

Cottage Housing Development

As an alternative to reducing minimum lot sizes in tHiage zoning districts, Shelburne could
adopt a CottagdHousing Development (CHBylaw to allow for small homes on small lots in
the Village CommerciandVillage Residentialistrictsby special permitCottage housing
development isa collection of smihhouses arranged arodina common open space, or
courtyard. Cottage developments are either fsnple ownership (with a homeowners
association focommon spaces) or condominiumserizity for a cottage developmentas least
double the underlying zoningn exchange for building at higher densities, housing size is
capped, usually at 1,200 square feet or less. Common open space is determined by a certain
amount of square feet required per unit. Parking may be on individual lots or in groups of
shared parkng areas, and common driveways or alleys may be used to access some of the
cottages. Design requirements for a cottage developnsfiauld includedndscaping,
screening, and design features of homes (such as front portmasieflect the character of
existing homes in the zoning district.

Multi-Family Dwellings

Amend the definition of multfamily dwelling to increase the number of units allowed within a
structure by $ecial Permit from four to eighr a number consisht with existing multfamily
structures,in the Village Commercial, Village Residential, @achmerciatlistricts to
accommodate higher density new developments within these areas, such as senior housing.
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Identification of Specific Sites for Affordabldousing Development

The following sites were identified during the development of this plan and are potential
locations that could be developed for affordable housing or a mix of affordable and market rate
units, and are shown on the Potential Affordableusing Locations for Shelburmeap on page

76. For Towrowned properties, the Town will further explore the feasibility of affordable

housing development on these sitd§feasible, theSelectboard and Haing Committeewill
exploreissuing a Request for Proposals (RFP) to develop affordable housing on one or more of
the sites.For sites under private ownership, the choice is solely up to the property owner;
however, the Town can conduct outreach to owneaiad provide them with information on
resources availabl®r developing affordable housing.

TownOwned Sites

The Town owns approximately 1.9 acres of land in the Village Residential zoning district that
abuts the Bucklan@helburne Elementary School property, which is owned by the regional
school districtPortions of the site are located within the 1-§@ar floalplain and 20€&oot

riverfront area. The Senior Centeas interested in expanding given the projectedraase in
seniors in the region, and is researching expansion possibilities, including constructing a new
senior center on thisite. The Senior Centemnd the Town are currently pursw

environmental studieso determine feasibility of the site for a senior center, senior housing, or
other uses.

Anotherpossible option that the Semii Center is researching is to acquire property adjacent to
the elementary school on Mechanic Street, and to also utilize a small portion of the school
property,to construct a new senior center. If this option is pursued and space allows, the
Senior Center is interested possiblycreating new senior housing at the site well. This will
need to be balanced with the need for recreation space in the village.

A former ballfield on Little Mohawk Road is another possibility for affordable housing
development on Towsowned land. The site is located in the Rural Residentiakalural

zoning district, and contains 4.6 acres. The site is mostly cleared with some wooded areas. Part
of the siteislocated within the 106year floodplainandthe 200foot riverfront area. These
constraintsneed to be studied further. In additionphsing at this location will need private

septic and water. The locatiaould be examinedbr several single family homes or duplexes.

The Town could reach out to Rural Development Inc. or Pioneer Valley Habitat for Humanity to
gauge interest in creatinigousing on the site.
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PrivatelyOwned Sites

The developer of 19 Bridge Street is interested in creating 5 affordable rental units in the upper
floors of a mixeeuse commercial building in downtown Shelburne Falls. The existing building
on the siteneedsto be largely rebuilt. The developer applied in 2017 for funding from the State
through the Community Scale Housing Initiativesubsidize the creation of the affordable

units, but was unsuccessful. The Towill continue to support the redevelopment of the
building,which will add muckneeded affordal®@ rental units to the downtown.

The Franklin Regional Housing and Redevelopment Authority (HRA) owns a 3.4 acre site at the
intersection of Zerah Fiske anduBio Shelburne Road.he site was purchased in the 1980s for

a project that did not come to fruition. The HRA would be interested in discussing a sale of the
property to the Town for affordable housing development. The State would have to approve of
any sa¢ of the property.

The other privatelyowned sites identified in Table 24 need to be further assessed for

affordable housing potential. The Housing Committee will review and prioritize the list, and will
conduct outreach to property owners to gauge theiterest in creating affordable housing.
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Table 2: Potential Sites for Affordable Housing in Shelburne

Owr_ler- Site Address anl_ng Acres Potential Use Site Advantages Site Constraints
ship District
. Floodplain & riverfront area.
Mohawk Trail | | . . , . L : : ) )
Village Possible site of new senior cent¢ Located in village with acce§ Zoning restricts new muki
Town | /elementary ) . 1.9 . ) ) ) . L
Residential andor senior housing to services family construction to 4 units ir
school lot
a structure
Little Mohawk Rural Former ballfield. Potential for Floodplain & riverfront area on
Town Road Residentidl | 4.6 | affordable single family, two Mostly cleared, level site portion of property. No public
Agricultural family, cottage housing water/sewer
South .
: Shelburne/ Rurgl : Affordable single familytwo- Owngd by the Reglonal No public water/sewerState
Public : Residential/ | 3.4 : : Housing Authority, mostly
Zerah Fiske . family, cottage housing . must approve sale of property
Road Agricultural cleared site
_ 19 Bridge Village 5 units ofplannedaffordable Mlxeq-use downtowrj \{lllage Building needs to be largely
Private : 0.12 | apartments on upper floors of | location reuse of existing :
Street Commercial : : . - . rebuilt
village commercial building building/site
Currently a twefamily home. Located in village with accesg
: 10 Mechanic | Village Potential for affordable rental : 9 .. | Potential for lead paint, other
Private . 0.25 . to services, reuse of existing .
Street Commercial units. Property offered to Town buildin code issues
to purchase. 9
. Zoning restricts mukiamily
: 904 Mohawk : Fgrmer An_chorage Nursing '._'0” Reuse of existing building | use to four units for structures
Private . Commercial| 38 | with 33 units for sale. Potential : . :
Trail : : : .| (built 1972) built after 1950 Comp. permit
for senior housing, assisted livin . ,
neededfor senior housing
: . Wooded lot for sale. Affordable | Public water and sewer May havesteep slopes. écess
: 0 Mechanic | Village . . : ) : . ) i
Private ) : 1.05 | single family, twefamily, multi available, located on edge o] to village requires crossing
Street Residential . . : )
family, cottage housing village near services Route 2
. Multi-family home for sale. Located in village with acceg Leadpgmt dlscl_osureother
: 124126 Village . . .| potential code issuedNon
Private ) . . 0.13 | Potential for affordable rental to services, reuse of existing . .
Bridge Street | Residential conforming lot, alteration may

units

building

require ZBA approval
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Oowner-

Zoning

. Site Address o Acres Potential Use Site Advantages Site Constraints
ship District
Lenderowned single family - , Reverse mortgage foreclosure
. . Located in village with accesg .
, 28 Severance | Village home for sale. Potential for . - Home sold ass. Non
Private : . 0.15 . ) to servicesreuse of existing . .
Street Residential affordable single family or two buildin conforming lot alteration may
family conversion g require ZBA approval
Rural Phase Il ofondominium Septic sized to accommodat{ Condominium association
Private | Dragon Hill Residential /| 68.0 | development, could include more units than currently on| holds development rightamay
Agricultural affordable units site not desire additional units
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Strategies to Build Loc&apacityfor Affordable Housing

Housing Comrttee

Create a housingoenmittee to work towards implementinthe housing goals and strategies
identified in this planMembership could iclude representation fronTown boards, the Senior
Center, the Council oAging, landlords, realtors, bankers, and interested residébdsisider
partnering with the Town of Buckland to create a joint Bucki&melburne Housing Committee
that likely could work more effectively at addressing the housing needs in both communities.

Community Preservation Act

Consider adoption of the Community Preservation Act (CPA) to generate a new source of
funding for the development of affordable housing. Commuasithat adopt the CPA can

impose a property tax surcharge up to 3% which sets aside funds to address local needs related
to open space protection, affordable housing, historic preservation, and recreation. Local CPA
funds are matched by the Commonwealtirough the Massachusetts Community Preservation
Trust Fund. Towns can choose certain exemptions, such as exempting the first $100,000 of a
K2YSQa @I t dz§ I-igcBme Sekidend flivrh yayng the tax surcharge.

Municipal Affordable Housing Trust

Cmsider establishng a Municipal Affordable Housing Trifsihe Town adopts the Community
Preservation Act (CPA)he Municipal Affordable Housing Trust Fund LawiM.44 s.55C),
passed in 2005implifies the process of establishing a trust fund, ang geidelines on what
local housingdrusts can do, who can serve on the board, and what powers a community can
grart to the board.Trusts can act as a funding entity, providing grants and leassbsidize
affordable housinglevelopment or for housing pregms such as firdime homebuyer and
home rehabilitationTrusts can also be more directly involved in affordable haysi
development through propertacquisition, develpment and conveyance. Shelbumeuld be
able to determine the role andowers of thetrust.

Trustscan be funded through CPA or other local furadsj may be given the #uority to use

the funds in thetrust for local affordable housing initiatives without hagito get approval
through TownMeeting. This allows the trust to act more gkiic on opporturties. Additionally,
Shelburnecould revise its zoning bylaw to allow developers who are required to produce
affordable units tgpay into the housing trust fund as an option in lieu of producing affordable
units.
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Affordable housing trusts nai be adopted by a mayity vote at Town Meeting. The
Massachusetts Hourgg Partnership (MHP) provides guidance and supfmortommunitieson
establisiinga municipal affordable housingust.?®

Town Process for Including Affordable Units in Developmjects

Establish a process to assist developers when seeking to include affordable units in a
development project. The process can serve as a road map for both the developer and the
Town boards and staff involved in the permitting process.

Shelburne Haing Authority

OELX 2NB G(G(KS LRaaroArAtArte 2F SELIYRAYy3I GKS { KSt
additional affordable housindevelopmentin Shelburne.

Trainings and Workshops

Town staff Planning Board membersjembers of theShelburne Housinguthority,and

members of theHousing Committee can participate in housing workshops and trainings offered

by the Department of Housing and Community Development (DHCD), the Massachusetts

| 2dza Ay 3 tFNIYSNBEKALI daltos [/ miCHAR)Y dadother2 dza A y 3
organzations. In particular, onceygear the Massachusetts Housing Institute is held over the

course of two days in Devens, MA, and is geared towards municipal officials and volunteers
working on creating affordable housing in thedns.

N
)
—~—
(V)
(@)

alt Qa ¢864aAiid S hthe/Mivwnghpliet/chnyrbigtNSgdcidlinitatives
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Strategies for Investing in the Existing Housing Stock

Home Rehabilitation Programs

Continue to work with the Franklin County Regional Housing and Redevelopment Authority
(HRA) for housing rehabilitation projects. HRA currently coordinakesigsing rehabitation

loan program for Shelburnand other communities in the region. Theogram isfunded
primarily through Community DevelopmentoBk Grant (CDBG) awards, andvailable to low
and moderateincome households for home repsajbuilding code violations, lead paint
abatement, Title 5 upgrades, amdcessibility projects.

Other home rehabilitation programs that residents may be eligible for indod€(CEDACdtine
Modification Loan Prograrf{, SAVROS Home Sweet Home progr&mnd theUSDA Rural
Development Very Loincame Housing Repair prografThe Shelburne Falls Senior Center
also offers a home repair program for small jobs and repairs.

Work with the HRA and Senior Center to create a handout withrimédion on the various
programs available to resident8istribute the flyer through tax bills or other methods. Work
with HRA and the Senior Center to coordinate an information session for residents and assist
residents with filling out program applications.

Home Modificaibn and Nev LandlordAssistance

Work with the Senior Center to provide assistance to residents who want to explore
modifications to their home such a&haring their homeadding an acessory apartmenbr

converting their home from a singfamily to a twefamily hane. The Senior Center is currently
working towards offering an informational series and support to help people accomplish a new
housing arrangement. Assistance may include walking residents through the permitting process
for an accessory apartment, helpitmget estimates from reputable builders, help with finding
ahousemate otenant, and understanding Massachusei®using lawgor landlords

FirstTime Homebuyer Programs

Promote and publicize available futsne homebuyer resource® residents Work with the
HRA to promote its Firstime Homebuyer workshop serjend available firstime homebuyer
Y2NI 3IF3IS LINPIAINF YAz a4dzOK Fa GKS alaal OKdzaSidda

" https:/icedac.org/hmlp/
2 hitps://www.stavros.org/hsh.html
2 it ps://www.rd.usda.gov/programservices/singldamily-housingrepairloansgrants/ma
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MassHousing mortgages, or the USDA Rural Development Samgily FHousing Guaranteed
Loan Program.

To further assist potentialrkt-time homebuyers in Shelburnéhe Town could seek funding to

establish a FirsTime Homebuyers Program. This program could provide financial assistance to
incomeeligible firsttimeK 2 YS0dz28 SNE (2 dodz2 R2gyé inh LR2NIAZ2Y
Shelburnego fill the gap between a market rate price and an affordable price. A deed restriction

would be required on the home to preserve affordabiliypgterm, andthe homecould be

countedoy G KS { il GSQa { dzo alAKRVR dERK 1521 dzasAQ/aa [ L2yaa Sy L2y
An example from the region ibé¢ Town of Leveref Buy-down programwhich is

administered by the HRA and was establishsihg CPA and Leveretotsing Trust fund®

Home Energy Upgrades

Qreate an informational flyer for residents and landlords about available home energy

improvement opportunities, such as energy audits and weatherization/insulation through

/| 2YYdzyAGe ! OGA2Yy YR al aa { I @éRepail poyrafmayiditiee ! O
Mass Save Heat Loan program to upgrade or replace heating and hot water equipment, the

Mass Solar Loan program to finance residential solar photovoltaic installations, and other

available incentives for energy efficiency and cleamsrgy improvements.

Highland Village

Continue to invest in maintenance and upgrades at Highland Village as necessary. Seek funding
to increase the hours of esite property management staff.

TaxTitle Properties

The Town shouldonsider making tax titlproperties available for the dedopment of
affordable housing where such use is consistent with the goals of this and other community
plans.

0 hitps:/lwww.fcrhra.org/homeownership/leveretthomeownershigassistanceprogram
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Strategies for Regional Collaboration

Regional Agencies

Continue to utilize the resources of the FrankRegonal Council of Governmen(ERCOG&Gnd
the Franklin County Regional Housing and Redgweént Authority(HRA) Both regional
agencies can provide technical assistance and pgipue funding tamplementstrategies in
this plan.

Town Partnerships

Shelburne has a history of collaboration with neighboring towns, such as the Shelburne Falls
Area Partnership (made up of the Towns of Shelburne, Buckland, and the Greater Shelburne
Falls Area Business Association), and the Shelburne Falls Senior @entewhs of Shelburne,
Buckland, and Ashfield). This plan recommends that the Town of Shelburne work
collaboratively with Buckland to address housing needs in the village of Shelburnevhedls
encompasses both towns, and to consider creating a joinsing committee with the Town of
Buckland to work towards meeting the needs of both communities.
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Table 25: Shelburne Housing Strategies

Strategy

Responsible Group/s

Timeframe*

Zoning Changes

Adopt inclusionary zoning in all zoning districtsown, or at a minimum, in the Village Residentiatla

Planning Board,

. s : ! Short
Village Commercial districts Housing Committee
Decrease the minimum lot size and frontage requirements in the Village Commercial and Village Resi¢ Planning Board, Short
districts, where pubtiwater and sewer is available Housing Committee
Evaluatea Chapter 40R Smart Growth Overlay District or Starter Home Zoning Disttia village zoning | Planning Board,
L : . . . . , . . L : : Short
districts, either in conjunction with decreasing minimum lot sizes, or as a separate overlay district Housing Committee
Adopt a Cottage Housing Development (CHD) bylaw to allow for small homes on smathletgillage Planning Board, Short
CommerciabndVillage Residential districts Housing Committee
Explore anendngthe definition of multifamily dwelling to increase the number of units allowed within a _
structure by Special Permit from four to eight in the Village Commercial, Village Residential, and Comi Plann_lng Board,_ Short
e Housing Committee
districts
Identification of Specific Sites for Affordable Housing Development
Continue to study the possibility of locatiaghew senior center witkenior housing on Towowned land in _
. Senior Center Long
the village of Shelburne Falls
Explore the feasibility aiffordable housing development at the former ballfield on Little Mohawk Road ;Igllésclpb%;zmmlttee, Medium
Continue to support the creation of affordable rental units at 19 Bridge Street Planning Board, Short
Selectboard
Assess potential sitder affordable housing and conduct outreach to property owners Housing Committee Long
Strategies to Build Local Capacity for Affordable Housing
Create a housing committee to work towards implementing the housing goals and strategies identified
Selectboard Short
plan
Consider adoption of the Community Preservation Act (CPA) to generate a new source of funding for { Housi_ng Committee, .
; other interested Medium
development of affordable housing
groups
Establish a process to serve as a road foapown Boards andevelopersvhenseeking to include Planning BoardZoning Medium

affordable units in a development project

Board of Appeals
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Strategy

Responsible Group/s

Timeframe*

Selectboard, Housing

Consider establishing a Municipal Affordable Housing Trust ) Long
Committee
ExploreSELI YRAY 3 (GKS { KStodz2NyYyS | 2dzaAy 3 ! dzi K2 NA ( & Q Selectboard, Housing _
. - Medium
development in Shelburne Authority
Planning Board, ,
Participate in housing workshops and trainings Housing Committee Ongoing
Housing Authority
Strategies for Investing in the Existing Housing Stock
Continue to work with HRA for housing rehabilitation projects; promote avaitadlsing rehabilitation Selectboard, Housing
: Committee, Senior Short
programs to residents
Center
Provide assistance to residents who want to explore modifications to their home suubnaes sharing, Senior Center, Housing Short
adding an accessory apartment converting their home from a singfamily to a twefamily home Committee
Promoteand publicize available firgsime homebuyer resources to residents Housing Committee Medium
Sek funding to establish a Firstme Homebuyers Program Housing Committee Long
Create an informational flyer for residents and landlords about available homeg improvement Housing Committee,
opportunities Energy Committee, Short
PP Senior Center
Continue to maintain and upgradéighland Village as necessargek funding to increase esite property Housing Authority Short
management hours
Consider makingax title properties available for the development of affordable housing Selectt_)oard, Housing Long
Committee
Strategies for Regional Collaboration
Continue to utilize the resources of the Franklin Regional Council of Governments (FRCOG) and the R Sele;tbaard,_Planning Ongoing
: . . oard, Housing
County Regional Housingc&aRedevelopment Authority (HRA) Committee
Consider creating a joint housing committee with the Town of Buckland to work towards meeting the n
Selectboard Short

of both communities

* Timeframe KeyShortterm = 12 years Mediumterm = 24 yearsLongterm =5 or more years
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5. POTENTIAL FUNDING SOURCES AND PROGRAMS FOR AFFORDABLE HOUSING
DEVELOPMENT

CEDAC Seed Funding and Technical Assistance

The Community Economic Development Assistance Corporation (CEDAC) ispalgjiastate
agency created to provide technical assistance anddgneelopment funding for nonprofit,
communitybased development organizations, limited equity cooperatives,@ulic agencies.

It can help communities working with qualified nonprofits. CEDAC also offers help with expiring
use projects privately owned, subsidized rental units at risk of losing affordability status due

to expiring use restrictions. CEDAC maintaifist of affordable housing developments by date

of expiration of the subsidy and can assist in developing a preservation strategy.

CEDAC also offers the stdtended Home Modification Loan Program, which provides loans to
make access and safety modifilons to the primary, permanent residence of elders, adults
with disabilities, and families with children with disabilities. Such modifications allow people to
remain in their homes and live more independently in their communi#es. homeowner who

is afrail elder or has a disability, has a household member who has a disability, or rents to an
individual with a disability (in a building with fewer than 10 units) may apply for this*foan.

Chapter 40R Smart Growth Overlay Districts and Chapter 40S

M.G.L Chapter 40R is a zoning enabling act that encourages towns and cities in Massachusetts
to adopt overlay zoning districts that will facilitate housing development, including affordable
housing, in mixed use areas. The zoning allows a certain minimuntydehbebusing byright,

and require that 20 percent of new housing developed within the district be affordable to
households earning less than 80 percent of the area median income, adjusted for household
size. Before adopting the zoning district, it mustdpproved by the Massachusetts Department

of Housing and Community Development (DHCD). Once approved and adopted by the
community, the town can receive anywhere from $10,000 to $600,000 as an incentive
payment, depending on the number of new housing upismissible under the overlay district

as opposed to the underlying district. Communities also receive a bonus payment of $3,000 for
each housing unit that is created within the district, payable when the building permit has been
issued for the unit.

31 Seehttps://cedac.org/homemodificationloanprogram/for more information.
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Additionally, through M.G.L. Chapter 40S, towns and cities with smart growth overlay districts
are reimbursed any net cost of educating students living in new housing in a smart growth
district. The reimbursement is equal to the cost of educating studevitgglin new housing in a
smart growth district minus the percentage of new revenues from the district that would
otherwise be devoted to educational costs, and any increase in state educational aid resulting
from students living in new housing in the distr In addition to these benefits, towns and

cities with smart growth districts are given preference when applying for state discretionary
funds such as through the MassWorks program, and may be given relief from a Chapter 40B
Comprehensive Permit applitoan.

I AGAT Sy Qa 12dAAY3 FyR tflyyAy3 ! 4a20AldA2y

I AGAT SyaQ | 2dzaAy3a | yR t f -pyofit hrgbEllalorgahizatoh forli A 2 Y
affordable housing and community development activities in Massachugestablished in

Mdpc T Z |/ Isdiohis @ ancovrage the production and preservation of housing that is
affordable to low and moderate income families and individuals and to foster diverse and
sustainable communities through planning and community developm@HAPA conducts and
publishes research on affordable housing, and hosts workshops and trainings for communities
throughout the year.

Community Development Block Grant (CDBG) Program

The CDBG program provides assistance for housing, community, and economic development
projects hat assist low and moderat@come residents in eligible communities. Municipalities
with populations under 50,000 must apply to the competitive state progr&meezeway
Consulting applies for and administers CDBG funds for the Town of Shelburne. ki Fra
County Regional Housing and Redevelopment AuthdiBA coordinatesdeferred payment
housing rehabilitation loans, funded through the CDBG progoamiyehalf ofShelburneand

many other Franklin County towns. These loans provide an affordable nmamsmeowners

to bring their homes into compliance with building codes, perform needed repairs including
accessibility modifications, and weatherize their homes. These loans are also available for
investorowned rental properties and ownesccupied builthgs with rental units.

Community Preservation Act
The Community Preservation Act (CPA) was signed into law in Massachusetts in 2000, and
allows communities to create a local Community Preservation Fund through a real estate tax

surcharge of no more than 3% that can be used for open space protectiomitisto
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preservation, affordable housing, and outdoor recreation. The funds earned by a community
are matched each year by a state trust fund. The percentage of the match varies year to year,
but can be up to 100% of what the local community raises.

To adoptthe CPA, Town Meeting must first vote by simple majority to place the CPA on the

ballot for the next town election, where it then needs a simple majority approval from town

voters to pass. Communities can choose to place certain exemptions on the tharger¢o

lessen the burden on residents, such as exempting low income residents from paying the
&dzNOKF NBSZ yR SESYLIWiAYy3I GKS FTANBRG bPmnnZnnn 2
10% of the funds earned must be spent or set aside for open spé&steric preservation, and

community housing. The remaining 70% of funds can be used for any of these areas and

outdoor recreation. The CPA requires that a local Community Preservation Committee be

created that makes recommendations to the Select Boadl Bown Meeting on how to use the

funds.

The law is flexible with how funds can be spent on housing, stating that funds can be used for

GKS Gl OljdAaAridArazys ONBIFGA2YS LINBaASNBIFGA2Y | yR
rehabilitation and restoratio? ¥ O2 YYdzy Al & K2dzaAy3d GKFG Aa | OJd
FdzyRa® G/ 2YYdzyAleé K2dzaAy3IE Aa RSTAyeénRdedda K2 dza
restriction) for households earning at or below 100% of the area median income. However,
communities an use CPA funds to create housing that meets the definition of affordable under
Chapter 40B by requiring units to be affordable to households earning less than 80% of the area
median income.

The Massachusetts Housing Partnership (MHP) updated a guide@b80Kk6 that outlines

eligible CPA housing activities and provides examples of what towns and cities in Massachusetts
have done so fat? The Community Preservation Coalition website provides a database of
projects in all of the CPA eligible categories tioavns and cities have completed using CPA

dollars, and is an excellent resource for towns considering adoption of thé*CPA.

Community Scale Housing Initiatif€SHI)
The CSHI isracentjoint initiative of DHCD and MassHousing, providing fundingmailsscale

projects, in municipalities with a population of no more than 200,00@xprofit and forprofit
developers are eligible to apply for the creation of between 5 and 20 affordable rental units.

% Create, Preserve, Support: Using Community Preservation Act Funds to Foster Local Housing Initiatives
http://www.mhp.net/writable/resources/documents/CPAuidebook2016 lowres.pdf
% Community Preservation Coalition websitetp://www.communitypreservation.org/
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Units must be affordable to households earning u@@8% of the Area Median Incomé€SHI
fundsare deferred payment loans witho interestor principal payments during the0-year

term of the loans Subsidies are in the amount of $150,00k200,000 per unit, with a $1

million maximum per project. Projects must also include a financial commitment from the host
community.

Federal Lomincome Housing Tax Credit (LIHTC)

The LIHTC Program was enacted by Congress in 1986 to provide the privieé withr an

incentive to invest in affordable rental housing. Federal housing tax credits are awarded to
developers of qualified projects. Developers then sell these credits to investors to raise capital
(or equity) for their projects, which reduces thelitghat the developer would otherwise have

to borrow. Because the debt is lower, a tax credit property can in turn offer lower, more
affordable rents.

The law gives states an annual tax credit allocation based on population. States allocate housing
tax aedits through a competitive process. Federal law requires that states give priority to
projects that (a) serve the lowest income families; and (b) are structured to remain affordable

for the longest period of time. Federal law also requires that 10% df state's annual housing

tax credit allocation be set aside for projects owned by nonprofit organizations. To be eligible,
the low-income project must comply with a number of requirements regarding tenant income,
maximum rent levels, and the percentagel@iv-income occupancy. Due to soft costs involved

in LIHTC projects, the minimum project size is at least 25 units.

Franklin County Regional Housing and Redevelopment Authority and Rural Development Inc.

The Franklin County Regional Housing and RedewadnpAuthority (HRA) was created in 1973

08 UKS al adaal OKdzaSdida [S3aAratlGdz2NE Fa GKS /2YY?2
and its only regional redevelopment authority. At that time, the State recognized that the 26

towns of Franklin County, & aYl ff O2YYdzyAGASa Ay (GKS {dGFGSQz
sufficient access to housing and community development resources, and were unlikely to

develop and sustain adequate housing and community development capacity independently.

HRA was estdished to help address housing and development issues and to assist with

development projects, both for the region as a whole and for local communities.

HRA works wittshelburneand other communities in the region on a variety of housing
concerns. HRprovides counseling for firdtme homebuyers, tenants and landlords, and
offers assistance and funding for the rehabilitation of siFfglaily and multifamily structures,
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compliance with state septic system (Title 5) requirements and municipal infcasteu
AYLNRGSYSyidaod | w! Qa FdzyRAY3 LINAYINAREfE 0O2YSa ¥

HRA works closely with Rural Development Inc. (RDI), an independent, private, nonprofit
offshoot of the agency that builds affordable homes and rental housing for sefaongdies and
people with special needs. Since its creation in 1991, RDI has developed over $8.4 million in
single and multfamily housing in the region, consisting of over 80 units. The resources that
RDI uses for its projects come from a variety afrses, including the Massachusetts
Department of Community Development (DHCD) HOME Program, U.S. Department of
Agriculture Rural Development Program, and-8ellp Opportunity Program of the Housing
Assistance Council.

HOME Investment Partnerships Program

HOME is a federally funded program that assists in the production and preservation of
affordable housing for low and moderatecome families and individuals. The program funds a
broad range of activities including new construction, acquisition and riéitedlon of rental
properties.Forprofit developers, nofprofit developers, nofprofit organizations designated as
Community Housing Development Organizations (CHDOs), and municipalities in cooperation
with any of the above are eligible to apply for HOMEdSs.

HOME funds can be used for the acquisition and/or rehabilitation of existing structures for

rental use, including distressed or failed properties, or for the new construction of rental

projects. Projects seeking HOME funds must have a minimuntGiBEassisted units. All

units receiving HOME assistance must be occupied by households earning no more than 60% of
the area median income. At least 20% of the HOME units must be affordable to households
earning no more than 50% of area median incomeyeneral, DHCD HOME awards are

structured as loans with 0% interest, and a\&@ar deferred payment term.

Local Initiative Program

The Local Initiative Program (LIP) is a state housing program that was established to give cities

and towns more flexibility in their efforts to provide low and moderateome housing. Itis

administered by the Department of Housing and Community Devedopt (DHCD). The

program provides a subsidy through extensive technical assistance and other services from

DHCD to towns and cities in the development, operation, and management of housing

supported by local government that will serve households below 80D8te area median

AyO2YSo | 2dzaAy 3 dzyAda OFy 6S RS@OSt2LISR SAGKS
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process whereby a town works collaboratively with a developer on the project, or units can be
created as Local Action Units (LAU).

Local Actia Units must result from city or town action or approval and typically involve new
construction, building conversion, adaptiveuse or substantial rehabilitation. The following
types of actions will generally be sufficient to satisfy the Local Actiomn@gent provided that
the municipal actions or approvals are conditioned, as a matter of record, upon the provision of
low- or moderateincome housing:
a. Zoningbased approval, particularly inclusionary zoning provisions and special permits
for affordable lousing;
b. Substantial financial assistance from funds raised, appropriated or administered by the
city or town (such as CPA funds); or
c. Provision of land or buildings that are owned or acquired by the city or town and
conveyed at a substantial discount frohmeir fair market value.

The Massachusetts Affordable Housing Trust Fund (AHTF)

The AHTF provides resources to create or preserve affordable housing throughout the state for
households whose incomes are not more than 110% of median income. Funds éablavfar

rental, home ownership and mixagse projects as well as housing for the disabled and
homeless, but may be applied only to the affordable units. AHTF funds are used primarily to
support private housing projects that provide for the acquisitianstruction or preservation

of affordable housing. MassHousing and DHCD jointly administer AHTF. Eligible applicants
include governmental subdivisions, community development corporations, local housing
authorities, community action agencies, commuriigsel or neighborhooebased norprofit

housing organizations, other negrofit organizations, foprofit entities, and private

employers.

Massachusetts Downtown Initiative (MDI)

Massachusetts Department of Housing and Community Development's Massachusetts
Downtown Initiative (MDI) offers a range of services and assistance to communities seeking
help on how to revitalize their downtown$hrough the Technical Assistance Program, MDI
provides consultant servicesp to $15,0000 assist a community with its dowown

revitalization effortsActivities related to design, economics of downtown, housing, parking,
small business support, wayfinding/branding, and development of a Business Improvement
District, Parking Benefidistrict, or volunteeibased downtown orgamation, are eligible for
funding.Housing activities couldddress any aspect of determining how to increase housing in

90



SHELBURNE HOUSING PLAN

the downtown or town center, including but not limited to: a housing plan, market analysis for
suitable housing mix, zoning recommetidas, and second story development assistance.

Massachusetts Department of Housing and Community Development (DHCD)

In addition to the Local Initiative Program, DHCD provides technical assistance to communities,
and administers a number of fundipgograms for the development and maintenance of
affordable housing, including Community Development Block Grants and the Affordable
Housing Trust Fund. Programs are available for rental and homeownership housing units, and
for municipal as well as neprofit and private developers

MassHousing

MassHousing is an independent public authority that provides financing for the construction
and preservation of affordable rental housing, and for affordable first and second mortgages
for homebuyers and homeownerdassHousing is a salfipporting notfor-profit public

agency that sells bonds to fund its programs, and has provided more than $17 billion in
financing for homebuyers and homeowners and developers of affordable housing.

Massachusetts Housing Partnerghi

The Massachusetts Housing Partnership (MHP) is a statewide publproiitraffordable
housing organization that works in concert with the Governor and the state Department of
Housing and Community Development (DHCD) to help increase the supplyrdébféo
housing in Massachusetts.

MHP was established in 1985 to increase the state's overall rate of housing production and find
creative new solutions to address the need for affordable housing. MHP offers an array of
resources and services, including financing for affordable rentalldereents, workshops and
trainings for local officials and neprofit organizations, antkechnical assistance ®upport
community efforts to create affordable housing.

MassWorks Infrastructure Program
The MassWorks Infrastructure Program coordinates administration of six infrastructure

programs: Public Works Economic Development (PWED), Community Development Action
Grant (CDAG), Growth District Initiative (GDI) Grants, Massachusetts Opportunity Relocation

{88 51/5Qa 6S5064aA i Shttph/@MI.MASs NE/hell/gcrdridveohied/dhod/Y
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and Expansion (MORE) Grants, Small Town Rasistance Program (STRAP), and Transit

Oriented Development (TOD) Grants. These programs fund a range of publicly owned

infrastructure projects. The CDAG Program provides funding to local governments for projects
GKIFG aodzaf R f 2 Ol HightSceeate/jaby dnd praluceéSviorkivtde yarkd éaftordable
K2dzaAAy3 GKFIG ¢2dz R y23 200dzNJ 6& LINAGIFGS SyidSN.
do not benefit any single individual or business, and that the project must be publicly
owned/manageddr a minimum of 30 years.

Pioneer Valley Habitat for Humanity

Pioneer Valley Habitat for Humanity (PVHH) is aprarfit, ecumenical Christian housing

ministry whose goal is to make home ownership possible foritmeme families in Hampshire
andFranklin counties. Through the donation of money, land, expertise and labor, PVHH builds
safe, decent, affordable homes in partnership with families in need. Since its inception, Pioneer
Valley Habitat for Humanity has provided permanent housing for 37ligsnincluding single

family and duplex homes in Montague, Greenfield, and Orange. Each year the PVHH Board of
Directors decides on the building schedule for the upcoming year. This decision is based upon
land availability, access to volunteer buildeasd the fundraising capacity that can support it.

USDA Rural Development
The U.S. Department of Agriculture Rural Development housing programs offer a variety of
resources for single family and mdiéimily affordable housing. Programs include loans and

grants to develop, rehabilitate, and preserve affordable heomenership and rental properties
in rural areas.
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APPENDIX A

MEETING AGENDASGN IN SHEEBSDHCD APPROVAL LETTER
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Process

2:45 p.m.

3:25 p.m.

Introductions

Schedule Next Meeting and Adjourn

Shelburne Housing Plan Committee Meeting
Monday June 12, 2017, 2:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Shelburne Housing Plan Committee Meeting
Monday June 12, 2017, 2:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Review and Discussion of Housing Plan Outline and Planning

Review Preliminary Population Demographic Findings

Affiliation (Board, Committee,
Resident, etc.)

Email
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5:00 p.m.

5:05 p.m.

Introductions

Production Plan

5:10 p.m.

Timeline and Distribution

5:40 p.m.

5:55 p.m.

Schedule Next Meeting and Adjourn

Shelburne Housing Plan Committee Meeting
Tuesday July 18, 2017, 5:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Shelburne Housing Plan Committee Meeting
Tuesday, July 18, 2017, 5:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Review the Difference between a Housing Plan and Housing

Review the Draft Shelburne Housing Survey and Discuss Survey

Review the First Draft of the Housing Needs Assessment

Affiliation (Board, Committee,

Name Resident, etc.) N Email
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4:00 p.m.

4:05 p.m.

Introductions

Additional Publicity Ideas

4:15 p.m.

4:30 p.m.

Constraints Section

5:15 p.m.

Schedule Next Meeting and Adjourn

Shelburne Housing Plan Committee Meeting
Tuesday September 12, 2017, 4:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Shelburne Housing Plan Committee Meeting
Tuesday, September 12, 2017, 4:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Discuss Housing Survey Preliminary Response Count and

Review the Second Draft of the Housing Needs Assessment

Review the First Draft of the Development Conditions and

Name

Affiliation (Board, Committee,

Resident, etc.)

Email
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4:00 p.m.

4:05 p.m.

4:25 p.m.

4:40 p.m.

5:25 p.m.

Shelburne Housing Plan Committee Meeting
Tuesday, October 24, 2017, 4:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Introductions

Review Housing Survey Results

Review the Second Draft of the Development Conditions and
Constraints Section

Review maps of Town-owned properties and the Village Zoning
Districts for identification of potential sites for affordable

housing development

Schedule Next Meeting and Adjourn

Shelburne Housing Plan Committee Meeting
Tuesday October 24, 2017, 4:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Name

Affiliation (Board, Committee,

Resident, etc.) Email
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Shelburne Housing Plan Committee Meeting
Tuesday, November 28, 2017, 4:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

4:00 p.m. Introductions

4:05 p.m. Review revisions to the Housing Needs Assessment and
Development Conditions and Constraints Section

4:25 p.m.  Review the First Draft of the Introduction Section and the
Goals and Strategies Section

5:10 p.m. Review map of potential sites for affordable housing
development

5:25 p.m. Schedule Next Meeting and Adjourn

Shelburne Housing Plan Committee Meeting

Tuesday November 28, 2017, 4:00 p.m.
Memorial Hall, 51 Bridge Street, Shelburne, MA 01370

Affiliation (Board, Committee, .
Name . Email
\ Resident, etc.)
) 51’\9\ UJ\’IQ eie,v ‘Pfé\\r\h‘; hcq vBovat] 1wlfkv.elmr@ u)fmae[vteu Qurm_ (ge
:e;--.._) Ootewszz QC'M O sOraderr qu-ﬁ' € Ny ez e &N‘
Apssn Lomse FRece afetse @ ooy

98




SHELBURNE HOUSING PLAN

Commonwealth of Massachusetts

DEPARTMENT oF HOUSING &
COMMUNITY DEVELOPMENT

Charles D). Baker, Govemnor 4 Karyn E. Folito, Lt Governor 4 Jeanifer Maddox, Acting Undersecretary

March 7, 2018

Mr. Andrew Baker, Chair
Shelburne Board of Selectman
Town of Shelbume

51 Bridge Street

Shelburne, MA 01370

Dear Mr. Baker:

The Department of Housing and Community Development (DHCD) approves the Town of Shelburne’s Housing
Production Plan (HPP) pursuant to 760 CMR 56.03(4). The effective date for the HPP is February 6, 2018, the date that
DHCD received a complete plan submission. The HPP has a five year term and will expire on February 5, 2023,
Approval of your HPP allows the Town to request DHCDs Certification of Municipal Compliance when:

*  Housing units affordable to low and moderate income households have been produced during one calendar year,
during the initial yvear of eligibility, totaling at least 4 (0.5% units) of year round housing units.

s All units produced are eligible to be counted on the Subsidized Housing Inventory (SHI). All units must comply

with all applicable state and federal fair housing laws. If you have questions about eligibility for the SHI, please
visit our website at: www.mass.gov/dhed.
¢  All units have been produced in accordance with the approved HPP and DHCD Guidefines.

I applaud your efforts to plan for the housing needs of Shelbume. Please contact Philtip DeMartino, Technical Assistance
Coordinator, at (617) 573-1357 or Phillip.DeMartino{@state.ma.us, if you need assistance as you implement your HPP,

Sincerely,
| .
Louis Martin
Associate Director

cc  Senator Adam G. Hinds
Representative Stephen Kulik
Terry Narkewicz, Town Administrator Assistant, Shelburne

100 Cambridge Street, Suite 300 - www.mass.gov/dhed
Boston, Massachusetts 02114 6175731100
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APPENDIX B

2017 SHELBURNE HOUSING SURVEY RESULTS
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Fill the survey out online at: https://www.surveymonkey.com/r/Shelburnehousing

O

I B B

N
O
N

N
U

O
O
O

1. Where do you live?

Shelburne Falls, Shelburne side (Keystone Market side)
Shelburne Falls, Buckland side (McCusker’s Market side)
Shelburne outside of the village of Shelburne Falls

Own property in Shelburne but live in another town

Other:

2. How long have you lived in your current home?

Less than 2 years ] 10-20vyears

2 —5years | Over 20 years

5-10 years

3. Do you or your family own or rent?

own

Rent

4. If you RENT, what is your average monthly housing cost,
including rent and utilities?

Less than $500 L $1,500-$1,999

$500 - $999 [ over $2,000

$1,000 - $1,499 L Not Applicable

Please return completed surveys by October 1, 2017 to one of the following collection locations:

Memorial Hall, Senior Center, Arms Library, Shelburne Free Public Library
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5. If you OWN, what is your average monthly housing cost,

including mortgage, homeowner’s insurance, real estate taxes,

and utilities?

Less than $500 _1 $1,500-$1,999
$500 - $999 _1 over $2,000
$1,000 - $1,499 _| Not Applicable

6. What best describes the type of home you live in? (choose one)

Single family home

Maobile home

Duplex home (2 housing units)
Multi-family home (3 or 4 housing units)

Apartment (please choose from below options)
U Apartment in a duplex
[ Apartment in a multi-family house
[ Apartment building (more than 4 units in the building)
Condominium
Rented room in a house

Other:

7. Do you plan to stay in your current home or do you plan to move

in the next 5 years?

Plan to stay in my home _I Plan to move out of town

Plan to move within town _| Not sure

[OVER]

If you plan to move, what are your primary reasons for moving?
(choose all that apply)

_ Need to downsize

_| Need to upsize

_| Need more accessible housing

| Need more affordable housing

_| Employment opportunities elsewhere
_| To be closer to family

_|l Other:

If you own your home, do any of the following apply? (choose all
that apply)

_| I currently have an accessory apartment in my home orin an
accessory structure for the following purpose (please choose
from below options)

L Toearnrental income

Ll For a caregiver or family member

Ll Other:

| I'would like to add an accessory apartment to my home or in
an accessory structure for the following purpose (please
choose from below options)

Ll To earnrental income

L For a caregiver or family member

Ll Other:
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10.

| currently rent my home or a portion of my home for short-
term rentals (such as through AirBnB, HomeAway, etc.)

I plan to rent my home or a portion of my home for short-
term rentals (such as through AirBnB, HomeAway, etc.) in the
future

| currently rent a portion of my home or an accessory
apartment for long term rentals (month to month or yearly
lease)

Not Applicable

What types of housing do you think are needed in Shelburne?
(choose all that apply)

(Affordable housing costs no more than 30% of a household’s gross
income, and is rented or sold to households earning below 80% of the
Area Median Income (80% of AMI in 2017 is $61,200), adjusted for
household size)

Starter homes for first-time homebuyers
Affordable apartments (deed restricted to remain affordable)
Market rate apartments

Affordable senior housing (deed restricted for ages 55+ and to
remain affordable)

Market rate senior housing (deed restricted for ages 55+)

Affordable family housing (deed restricted to remain
affordable)

Condominiums

Artist live/work space

[OVER]

11.

12.

Co-housing (an intentional community of private homes
clustered around shared space)

Assisted living facility for seniors and persons with disabilities

Other:

How and where should new housing be developed in Shelburne?

(choose all that apply)

Along existing roads outside of the village

Reuse of existing buildings within the village

On vacant or oversized lots in the village

Creation of new subdivision roads and building lots

Creation of new subdivision roads and buildings lots where at
least 50% of the development is preserved as open space

Other:

What Town housing strategies would you support? (choose all

that apply)

Require that developments over a certain number of housing
units include a percentage of affordable units

Assist residents with accessing programs to rehabilitate their
homes, including lead abatement, weatherization, and
accessibility modifications

Assist residents with accessing incentives and rebates for
renewable energy and home heating system upgrades
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_| Assist seniors with strategies to remain in their home, such as 13. How old are you?

adding an accessory apartment or sharing their home _l 19 and under [1 45t054
Ll Assist eligible residents with applying for property tax ] 20to24 [ 55t064
exemptions ] 25to34 L 65 and over

_l Adopt a Senior Tax Work-Off Program to allow senior 35 to 44

residents to do volunteer work for the town in exchange for a

reduction in their property taxes 14. How many people live in your household (including you)?
_| Allow new homes on smaller lot sizes (such as 0.25 acre) in the 1 e
village, in keeping with the current village character — _
—_ 2 L7
_| Establish a program to help eligible first-time homebuyers — _
. : . L3
cover the difference in cost between the market rate price of _ — 8
a home in Shelburne and an affordable price based on — 4 L Other:
household income 15
H Identify sites for new housing development for a mix of
incomes and households, and initiate feasibility studies 15. What is your household’s annual Income?
_| Adopt the Community Preservation Act (CPA) to fund the | Under $25,000 560,000 to 574,999
creation of community housing and housing programs, as well ] $25,000 to $39,999 [ $75,000 to $99,999
as land conservation, historic preservation, and recreation, 0 $40,000 to $59,999 ] $100,000 and over

through a property tax surcharge of 1% to 3%. The first
»100,000 of residential property value and low income 16. Please provide any additional thoughts about housing in
residents can be exempt from the surcharge. Towns that

adopt CPA may also receive state matching funds.

Shelburne:

_ Other:

17. Are you interested in getting more involved with housing in
town? If yes, please provide your contact information and we will
be in touch! (Optional)
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SHELBURNE HOUSING SURVEY

The Town of Shelburne is creating a
' Housing Plan and we need your input!
Go to:
https://www.surveymonkey.com/r/
shelburnehousing

to fill out the survey online, or pick
up a hard copy at:

= Shelburne Free Public Library
= Arms Library

= Memorial Hall
= Senior Center

Shelburne housing survey
underway

By DIANE BRONCACCIO
Recorder Staff

Wednesday, September 06, 2017

SHELBURNE — In recent years, the town has lost population among young
families with children, and is facing a growing older-than-average population, with
about 20 percent over age 65. What kind of housing does the town need?

The Franklin Regional Council of Governments is conducting a housing survey to
identify housing needs and strategies that will help the town to a vibrant future.
The survey is available online at:

www.surveymonkey.com/r/Shelburnehousing
(http://www.surveymonkey.com/r/Shelburnehousing)

Paper copies of the survey also are available at Memorial Hall, the Senior Center
or the Shelburne Free Public Library. The deadline for completing the survey is
Oct. 1, and the survey results are to be posted on the town's website in
November. A final draft of the housing plan will be made available for public
review in December, according to FRCOG Land Use Planner Alyssa Larose.

“There has definitely been a decrease in families with children living in town,” said
Larose, “but home sales prices have fluctuated. In recent years, they have gone
up. But there are not a lot of homes for sale.”

“The existing housing stock (of big houses) might not fit the needs of current
residents,” she said.

By 2035, she said, planners anticipate that about 39 percent of the town's
population will be senior citizens. “More recent estimates show signs of
population growth since 2010. Housing demand for rental and homeownership
units is currently high, but a household earning the median income in Shelburne,
of $54,747, cannot afford the median home sale price of $296,000.

Also, the town has handicap-accessible housing at the Highland Village complex,
but there is a waiting list for apartments.

Larose said a housing committee in Shelburne will evaluate the survey results and
use them as a guide for housing goals and strategies.

The plan is paid for through the state Department of Housing and Community
Development Local Technical Assistance funds.
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Shelburne 2017 Housing Survey Results

Total Survey Responses: 96

Question 1: Where do you live?

Answered question: 96

Skipped question: 0

Other:

Shelburne Falls, Shelburne side H 41%
(Keystone Market side)

Shelburne Falls, Buckland side
| -

(McCusker's Market side)

Shelburne outside of the village of _ A0%
Shelburne Falls

Own property in Shelburne but live in I o0
another town

Other (please specify) F 8%
T
0% 1

0% 20% 30% 40%  50%

Buckland - Apple Valley

Upper Buckland

Buckland

Heath

Colrain

| lived in Shelburne Falls for 10 years and | moved about a year ago becuase | could no longer
afford to live there with the limited employment options. | have since returned to school for
professional training with the hope of earning a higher income. | plan on returning to Shelburne
Falls or the general area after school. | suspect that | will live further south when | return,
becuase housing options are more affordable and available in the college towns. | love the
village and long to return. | was compelled to fill out the survey, becuase | think that | am in the
demographic of people you are hoping to serve with the new housing plan.

Charlemont

zip code is 01370 (aka the state classifies me as a resident even though my house is in Ashfield,

lol!)
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Shelburne 2017 Housing Survey Results

Question 2: How long have you lived in your current home?
Answered question: 96

Skipped question: 0

Question 3: Do you or your family own or rent?
Answered question: 96

Skipped question: 0
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Shelburne 2017 Housing Survey Results

Question 4: If you RENT, what is your average monthly housing cost, including rent and utilities?
Answered question: 90

Skipped question: 6

Over $2,000 | 0%
$1,500-51,999 [N 8%
s1.000-51.490 R B L | 5%

ssoo-$e99 [ m o e  ae

Less than 5500 | 0%

0% 10% 20% 30% 40% S0% 60%

Note: Percentages are based on responses from renters (25 total). It does not include “Not Applicable” responses.

Question 5: If you OWN, what is your average monthly housing cost, including mortgage,
homeowner's insurance, real estate taxes, and utilities?
Answered question: 92

Skipped question: 4

overs2000 NN 1%

sLs00-sLEss %

$1,000-5L489 [ 9%
$500-$299 [T ] 15%

Less than $500 F 7%
0% 1

0% 20% 30% 40% S0% 60%

Note: Percentages are based on responses from homeowners (68 total). It does not include “Not Applicable”
responses.
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Shelburne 2017 Housing Survey Results

Question 6: What best describes the type of home you live in?
Answered question: 94

Skipped question: 2

Single family home

Mobile home

Duplax hame (2 housing units)
Multi-family home (3 or 4 housing units)
Apartment in a duplex

Apartment in a multi-family house

Apartment building (more than 4 units in the
building)

Condominium
Rented room in a house

Other (please specify)

0% 10%  20% 30%  40%  50%  60%  70%

Other:
* apartment in a single family home

* Staying with family

Question 7: Do you plan to stay in your current home or do you plan to move in the next 5 years?
Answered question: 95

Skipped question: 1

Plan to move
out of town,
8%

Plan to move
within town,
13%
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Shelburne 2017 Housing Survey Results

Question 8: If you plan to move, what are your primary reasons for moving? (choose all that apply)
Answered question: 78

Skipped question: 18

Need to downsize

Need to upsize

MNeed more accessible housing

Need more affordable housing
Employment opportunities elsewhere

To be closer to family

Other (please specify)

0% 5% 109 15% 20% 25% 30%

Other:
* Move to a state with lower taxes * want a pet dog and landlords generally
* Plan to stay in my home if the rent remains don't allow them
the same * | am astudent at the moment, so my
* Quiet current housing is for the duration of the
* personal reasons degree.
*  Want to own again - mortgages are cheaper * | have no plans to move
than renting * lower taxes
*  will move if/when | need accessible housing * Choice
* inability to maintain upkeep ¢ elderly housing
* Hoping to have in-law unit for aging ¢ to buy my own home

parents. Also want a newer, more energy-
efficient house.

* To buy home

* |'d really like to live in a house, but cannot
afford to buy on my own. My apartment is
on the 3rd floor and yearn to see the
ground outside my window.

* We have been looking to move to Buckland
or Shelburne

* | want to own. Waiting for an affordable

* Escape high taxes
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Question 9: If you own your home, do any of the following apply? (choose all that apply)
Answered question: 84

Skipped question: 12

Percent | Mumber
I currently have an accessory apartment in my home or in an accessory structure to 1% 10
earn rental income
I currently have an accessory apartment in my home or in an accessory structure for S04 4
a caregiver or family member
I currently have an accessory apartment in my home or in an accessory structure for 25 2
another purpose (please specify in "other" below)
I would like to add an accessory apartment to my home or in an accessory - &
structure to earn rental income
I would like to add an accessory apartment to my home or in an accessory % 4
structure for a caregiver or family member
I would like to add an accessory apartment to my home or in an accessory 2% 2
structure for another purpose (please specify in "other” below)
I currently rent my home or a pertion of my home for short-term rentals (such as % a
through AirBnB, Homefway, etc.)
I plan to rent my home or a portion of my home for short-term rentals (such as 4% a
through AirBnB, HomeAway, etc.) in the future
I currently rent a portion of my home or an accessory apartment for long term 6% s
rentals (month to month or yearly lease)
Mot Applicable 70% 59
Other (please specify) 11% 9

Other:
* To clarify, | have one studio apt and would like to add anather.
* House for farm worker
* barn, home business
e it'sa two family, so two apartments. Not sure what is meant by accessory apt.
e family, caregiver, airbnb
* No plans to add anything now or in the future.
¢ | do not want to add an accessory apartment or rent out any part of my house
* None of the above
¢ short-term rental possibility; to house a care-taker if we remain in this home into our senior

years.
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Question 10: What types of housing do you think are needed in Shelburne? (choose all that apply)
(Affordable housing costs no more than 30% of a household’s gross income, and is rented or sold to
households earning below 80% of the Area Median Income (80% of AMI in 2017 is $61,200), adjusted
for household size)

Answered question: 93

Skipped question: 3

Starter homes for first-time homebuyers 67%

Affordable senior housing (deed restricted for ages 65%
55+ and to remain affordable)

Affordable apartments (dead restricted to remain 63%

affordable)

Affordable family housing (deed restricted to
remain affordable)

Assisted living facility for seniors and persons with
disabilities

Co-housing {an intentional community of private
homes clustered around shared space)

Market rate senior housing (deed restricted for ages
55+)

Artist live/work space

Market rate apartmeants

Condominiums

Other (please specify)

0% 10% 20% 30% 40% 50% 60% 70% 30%

Other:
* Affordable housing not deed restricted
* Building single story units for the elderly, however, maybe handicap persons at any age should
be included. Living in a building where everyone is elderly means someone will be dying all the
time and that's not good for the people who get depressed.
* Affordable mortgages

* Notsure
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* |f the prediction is that 35% of the population will be seniors, that seems like a high priority.

* Don't need any

* None

* my son tried to find an apartment in SF this spring but there was nothing avaliable or affordable
and ended up in deerfield. Young peoples needs shouldn't be ignored. Maybe you would have

more young families if you had jobs and affordable housing for them.

Question 11: How and where should new housing be developed in Shelburne? (choose all that apply)
Answered question: 93

Skipped question: 3

Along existing roads outside of the village

Reuse of existing buildings within the villags

On vacant or oversized lots in the village

Creation of new subdivision roads and building lots

Creation of new subdivision roads and building lots where at
least 50% of the development is preserved as open space

Other (please specify)

0 10% 20% 30% 40% 50% 60% 70% 80% S0%

Other:

* Along bus lines; close to Greenfield; Village perimeter

* wherever possible

* ?lInvillage if possible

* Thereisn't a lot of options for downtown due to space issues

*  Why focus so much on more housing when the physical environment provides natural barriers
and boundraries to sprawl. Also, | am very wary of breaking up "oversized" lots, because the
taking of personal property could become very expensive for the town when they need to pay
just compensation to the owners. Finally, create more work space and opportunities for jobs in
conjunction with the hope of bring more families to the community. The work is limited and the
commutes are far for most of the employment options in the region. Link up with teh
community development corporation in greenfield to help people learn how to grow and start
businesses in Shelburne Falls, make this a priority in conjunction with housing. Jobs and
affordable housing go hand and hand.

* change zoning to allow smaller lots in village
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Question 12: What Town housing strategies would you support? (choose all that apply)

Answered question: 94

Skipped question: 2

Assist residents with accessing incentives and rebates for renewable energy and home 81%
heating system upgrades
Assist residents with accessing programs to rehabilitate their homes, including lead 80%
abatement, weatherization, and accessibility modifications
Assist seniors with strategies to remain in their hame, such as adding an accessory 71%
apartment or sharing their home
Require that developments over a certain number of housing units include a percentage

- 61%
of affordable units
Allow new homes on smaller lot sizes (such as 0.25 acre) in the village, in keeping with the 6%
current village character
Adopt a Senior Tax Work-Off Program to allow senior residents to do volunteer work for 0%
the town in exchange for a reduction in their property taxes
Establish a program to help eligible first-time homebuyers cover the difference in cost
between the market rate price of a home in Shelburne and an affordable price based on A9%
household income
Adopt the Community Preservation Act (CPA) to fund the creation of community housing
and housing programs, as well as land conservation, historic preservation, and recreation,
through a property tax surcharge of 1% to 3%. The first 5100,000 of residential property 49%
value and low income residents can be exempt from the surcharge. Towns that adopt CPA
may also receive state matching funds
Assist eligible residents with applying for property tax exemptions 46%
Identify sites for new housing development for a mix of incomes and households, and 20%
initiate feasibility studies
Other (please specify) 5%
Other:

* Bring other non-polluting industry to existing spaces in village to provide jobs for those who

want to remain local

anything that works. Town officials are already too busy for any additional duties.
Senior housing e.g. Highland Village

For the small lot homes, make them tiny homes.

Options for tiny house dwellers
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Question 13: How old are you?

Answered question: 96

20to 24, 0%

Skipped question: 0 19 and under,

0%

2510 34,6%

Question 14: How many people live in your household (including you)?
Answered question: 96

Skipped question: 0
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Question 15: What is your household's annual income?

Answered question: 94

Skipped question: 2

$75,000-
$99,999, 15%

$40,000-
©__ $59,999,16%

Question 16: Please provide any additional thoughts about housing in Shelburne:

There appears to be a shortage of affordable rentals.

Would like to see more parking for neighborhood overflow, and landscaping
improvement/requirements for properties with multiple units. Currently there are properties
with 6-7 cars on the grass.

more housing options for seniors

single units for handicap and other elderly. no second floor units.

Needs to support artists and their support

tiny house movements are interesting

I hope to stay in my home, but would like more info on options for seniors who have some
assets but need to downsize.

Please lower property taxes, | don’t want to give up my home.

Please encourage property owners to maintain shade trees in town and re plant if they remove
old or dead trees.

study better use of lots and available housing/bank owned properties

It seems second home purchases are on the rise. These folks do not volunteer; typically they do
not have kids. They plan to retire here.

Can we expand "the village" (which is already a walkable community) to allow for more housing
and reduce transportation needs - more apartment buildings and/or expanding the village

footprint?
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* (Il lived in Shelburne Center for 8 years as a renter of a sick house. Could not afford to move out
and stay in the community. Finally bought a deeply discounted fixer upper 10 years ago in
Buckland and still haven't completed the renovation.

* Considering the percentage of older population is the highest demographic, a plan should
include conscious assisted living ; meaning a different model then a place like The Arbors which
turns out to be just a way station for nursing facilities. Or, aging in place assistance. The book
Being Mortal by Atul Gawande talks about this in great detail. Given our village culture, we
should be able to do this.

* Shelburne could be more welcoming to home based businesses as well as recruiting companies
that employee 10-30 people.

*  Our family has been trying to move to the Shelburne area for a few years now. Unfortunately,
there has been a very limited number of houses that have come on the market. Additionally,
many of the homes are well above what most first-time homeowners can afford. Our children
choice into BSE but if we can't find affordable housing in Shelburne or Buckland we may have to
move elsewhere and change schoaols.

* Buy houses that aren't selling and make changes to attract desired crowd.

* "l am very interested in this idea. | want to buy a 2 family just so | can rent the other half

affordable, but there are no affordable homes!! Feel free to contact me_

* Dire need for affordable elderly housing. Lower taxes would b helpful too!

* QOur two concerns are finding an apartment/housing that is under $900/month (including
utilities), that will also allow for pets. Not many openings like this in the village.

* "market price is way to high for the quailty and condition of most of the homes. if it is cheap its
a dump and needs 100k to fix and can't live in it till its done because of lead issues.”

* -Increased access to high speed internet (Fiber)

* Please note that for the previous question about income, this is a student stipend at the
moment and | am working on a terminal degree that will allow me the opportunity to increase
my income. When | lived in Shelburne Falls for the 10 years, | was in the 40-60K year range. The
demographic you are looking for can not survive by slinging sandos at McCusker's market.
Please work with the youth on entrepreneurship and grow businesses in town.

* More affordable apartments, municipal fiber internet

* [t should be in or near the village.

* Keep it out of the agricultural district.

* | am strongly against just about any kind of tract housing development and | don't want to see
the rural character of the town change. I'm not sure what's going on with the old lampoon &
Goodnow complex of building, but has there been any discussion about developing a mix of

subsidized and market rate apartments & condas there?
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* none

* More downtown apartment units with less ridiculously stringent parking zoning per unit, and
parking garage below Mole Hollow

*  Make it easier for people to build outside of town. Cluster housing, shared or common
driveways

* Hope | could live here in retirement, as | have.

¢ Alternative low-cost means of housing should be allowed i.e. manufactured homes /[ tiny
homes, so that Shelburne remains vital and not a bedroom community due to high housing
costs.

* Encourage any future commercial development in the village to be designed for 2-3 floors to

stay in character with the rest of the town and use the upper floors for apartments.
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2014 SHELBURNE OPEN SPACE AND RECREATION PLAN MAPS
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