Prepared by the Buckland Housing Plan Committee

with assistance from the

Franklin Regional Council of Governments

This project was funded bylaistrict Local Technical Assistance Grant from the
Massachusetts Department of Housing and Community Development



Cover photo credit: DaDostal



BUCKAND HOUSIG PLAN

Table of Contents

1. IntroductionX X X X X X X X X X XXKRKBKKX X X X X X X X XXX XXX XXX XXX XXX X |
Purpose of the Housing PIEAX XXX X X X X X X X X X XX XXX XXX XXX XX X X X
Planning Proce3sX X X X X X X XK XK K X X X X X X X X X X X X X XXX RX XXX DD
Local, Regional, and Stat®using Conte X X X X X X X X X X X X X X X X X X X X X X X X

2. Housing Needs AssessmenK X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X X
Community DemographigsX X XXX X X X X X X X X X X X X X X X X X X X X X X X X X X
Housing CharacteristiBZsX X X X XXX X X X X X X X X X X X X X X X X X X X X X X X X
Housing Market andffordabilifyXX X X X X X X X X X X X X X X X X X X X X X X X X X X X
Identified Housing NeedcX X X X XXX X X X X X X X X X X X X X X X X X BX X X X X X

3. Development Conditions and ConstraitfsK X X X X X X X X X X X X X X X X X X XX X X X X X
Zoning for Housilg X X X X X X X X X X X X X X X X X X X X X X X X X X XX X X X X X >
Natural FResourceX X X X X X X XXXXXKXX X X X X X X X X X X X X X XXX HX X X X X X
Infrastructure Capacidg X X X X XXX X X XXX X X X X X X X X X X X XK XX X X D¢
Local Capaciy X X X X X X X X XRRERKKX X X X XXX XXX XXX PX XXX X X X X X
Potential Sites for Housing DevelopmEnK X X X X X X X X X X X X X X X X X K X X X X X X

4. Housing Goals and Recommendatiofi§ X X X X X X X X X X X X X X X X X X X X X X X X X X X
Housing Goals X X X X X X X XK X X X X X X X X XXX XXX XXX MX XXX XX
| 2dza Ay 3 wS 02 Y Y SR XIXRK AKX X X X X X X XK X XX X X

5. Potential Funding Sourcesd Available Housing ResourcgsX X X X XXX X X X XX X 1
Potential Funding Sources and Programs for Affordable Housing DevelopedtGd 1
Available Resourcesif Affordable Housing DevelopmefiX X X X X X X X X X X B X X X P DT

6. LILISY RAOSEAXXXXXXXXXXXXXXXXXXXXXXXXXXXBZXXXXXX
Appendix A: Meetind\gendas and Sign SheetX X X X X X X X X X X X X X X A X X X X Xy
Appendix B: 2016 Buckland Housing Sud&v wS & dzf (1 & X X X X X X X X X X X X X X
Appendix C: 2010 Buckland Open Space a@MRB | G A 2y t f Iy a L0DJA X X X X X

2016 Buckland Housing Plan 1
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1: Introduction

PURPOSE OF THE HOUSING PLAN

The purposef this housing plan is to identify the housing needs in Buckland and the strategies
the Town will use to help meet these needseplan provides infomation on trends in
Bucklandrelating to its residents, the existing typeshafusing, and the currentevelopment
conditions in town. The collection and analysis of thisrmation, along witha public survey

were used to develophe housing goals for Bucklanthese goalsutline the types of housing
desired in the future anevhere new housinghould betargeted.Finally, the plan includes
implementation strategies that theolwn 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
Buckland Will longtime residents have affalable, suitable housing that allows them to stay
town as they age? Will children who grew up in tolaable to return to Bucklantb raise a
family? Will peoplevho are employed in Bucklarz® able to afford to live in town? These are
the types of quesons this plan has tried to address.

PLANNING PROCESS

In December 2015he Town of Buckland requested assistance from the Franklin Regional

Council of Governments (FRCOG) with creating a housing plan. Funding was awarded through

the Massachusetts Depary Sy i 2F | 2dzaAy3 FyR /2YYdzyAGeé 5S@S
Technical Assistance program. In spring 2016, the Town created a Housing Committee to work

with FRCOG staff on the creation of the plan. Committee members included the Town

Administrator, Town Modeator, representatives from the Council on Aging, the Shelburne Falls

Senior Center, the Greater Shelburne Falls Area Business Association, the Planning Board, and
interested residents.

TheHousingCommittee met five times between May and December, 2016, 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 strategies, and wa
available in September and October online through Survey Monkey, and as a hardcopy at the
Town Hall, Buckland Library, and the Shelburne Falls Senior Center. A flyer with the survey
weblink was also distributed to parents of students at the Bucklandbbihe¢ Elementary
SchoolThe survey andesults are available in Appendix B.
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A total of 152 people responded to the survey, representing approximately 18% of Buckland
households: Roughly 51% of respondents live outside of the village of Shelburneviilks,

48% live within the village. One percent of respondents own land in town but live elsewhere.
Approximately 62% of respondents have lived in their current home for at least 10 years. The
survey resultsnayunderrepresent renter households in town.tétal of 15% okurvey
respondents were renters, lile approximately 23% of households in town rent their homes
according to the 2010 U.S. Census

Overall the survey results point to a need for hogsihat is affordable foseniors and families.
Fndings fromthe surveyare summarized as follows

1 Respondents who plan to move out of their home in the next five yelargtified the
need to downsizend the reed for more affordable housiras the top reasons for
moving.

1 The types of housing most needediawn according to survey respondents are
affordable senior housing, starter homes for fitshe homebuyers, an assisted living
facility, and affordable apartments.

1 Respondents favor housing to be located within the village in existing buildings or on
vaa@nt or oversized lots

1 Respondentgenerally support autmber of potentiahousingstrategies, including
assising residents withrehabilitating their homes andccessing housing programs,
modifying the zonindpylawto provide more options for creatingcessory apartments,
and exploring the adoption of the Community Preservation(&E&AjJo raise money to
support the creation of community housing and housing programs in town.

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

The planning process concluded with a public comment period in December 2016. Comments
received are included in Appendix Bhe final plan is available on the Town of Buckland
website.

LOCAL, REGIONAL, AND STATE HOUSING CONTEXT
It is useful to review pagilanning efforts from Bucklanid see what housing priorities and

needs have remained the same, and what has changedtowe. Additionally, housing cannot
be planned solely on a local level, but must be analyzedepthe larger regionRecent

' Two survey respondents live on the Shelburne side of Shelburne Falls, and two respondents noted that they own
land in town but live in another town.
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regional planning efforts provide useful information on the current state of housing in Franklin
County, and broader regiohhousing goals. Finally, placing local housing efforts in the context
of greater statewide goals is usefuldee how Bucklandan align its policies with these goals
while planning for housing that meets the needs of the town.

BucklandPlanning Effois
The1999 Bucklane&ghelburne Master Plancluded 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 raisinthe affordable housing stk to 10% of all housing units,
consistent vith the State goal for every town

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

1 To encourage a mix of housing derest ownership patterns, prices, and building 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 identified in the plan were teenoval oflead 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 defi by Chapter 40B, the need

for affordable housing options for elders and young fasiliand the needbr the towns and

housing authorities to work proactively to create more affordable housing in the area.

Results of gublicsurvey conducted for thelan showed that 67% of Buckland respondents
supported the development of firdime homebuyer programs, and 70% supported the
development of elderly housing in towithe plan recommended that Buckland work with the
Franklin County Regional Housing and Rettgoment Authority to identify a location in the
Village District to develop affordable housing units for elders.

In 2004 Buckland completed@mmunity Development Pléimat included a housing element.
During the planning process, the housing goal$ef1999 Master Plan were reaffirmed. In

addition, the 2004 plan identified the following housing issues in Buckland:

1 Smaller homes and other housing options are needed for residents who want to remain
in Buckland as they become elderly.
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1 Buckland has bbw availability of vacant apartment rentals. Additional rental housing is
needed to serve elderly residents and young families who cannot afford to own their
own home.

f adzOK 2F (KS ¢26yQa NBOSYyld NBaARSyilAlt RS@S
Center, adding to increased municipal costs and environmental impacts associated with
such development. By identifying parcels adjacent to existing residential areas, compact
RSOSt2LIYSyd OFy O2y(iNRO6dziS G2 YFIAYydFAyAy3

Many of the housig issues and goals from the 1999 and 2004 plans are still relevant today in
Buckland. Several trends have changed that may impact priorities, however. Population growth
has slowed and is expected to decline in the future. With development pressure lew, th
SYLKI&aAa 2y NIXAaiy3a (GKS Gz2eyQa LISNOSydGr3as 27
10% may be less of a priority moving forward, though the development of more affordable
units is still a need and a go&8enior housing needs are even more urgasntheBaby Boomer
generationages. Meanwhile the need to retain and attract young families has become more
evident as school enrollment has dropped significantly in recent yEarally, vhile new
housingunits are still being constructesutside of Shelburne Falls, there have been a number

of new units created in the village over the last 15 yeam®wing a demand for housing in this
area of town Strategies to encourage additional infill and adaptive reuse of structures in the
vilagetz2 KSt LJ YSS{ (KS arenlkey @dporiest ozdhis ffodsing Ba8.R a

Regional Planning Efforts

SHza G AYylFroftS CNIYyl1fAy [/ 2dzyd@Y CNIylfAy,waRdzyieQa
completedby the Franklin Regional Council of GovernrsgRCOG) along with multiple

project partnersin 2013 after a multyear public process. The plan addresses a number of

subject areaselated to the future of Franklin Counigcluding housingThe top housing goals

identified during the planning procesgere:

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

A major point of the plan is that housing is not just a local issue, but must be addressed
regionally. InfFranklin Couty, there are many rural areas without public infrastructure, and
with few jobs to supportmuch housing growth. Many of these areas also contain important
natural resources that are alreaglyeserved, or are considered priorities for preserving. During
dewelopment of the regional plan, Shelburne Fallas identified as one of the potential growth
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areas forthe County, given its role as a business and cultural cameérthe availability of
publicinfrastructure.

An implementation project stemming froustainable Franklin Countiasthe development

of a regionahousing planin 2014 the FRCOG completed #ranklin County Regional Housing
Study,which analyzed affordable housing needs in the regidre study found that Franklin
County has a shortagd affordable housing units, and that households with very low to
extremely low incomes are most in need of affordable housing. Key findings of the study
include the following:

1 The need for subsidized senior housing igéaand will continue to growAn esimated
3,696senior householdare elgible for subsidized housing notut there are only 682
subsidized units in Franklin County set aside for eldergpangbns with disabilities.

1 Animportant subset of the very low and estnely low income populatiors female
headedhouseholds. Units that are free of lead paint, have 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 Countgoevestucted
prior to 1979 and mgtherefore contain lead painEamilies with children under the age
of 6 that have stat®r federal rental assistance may only use thisstasce in leadree
units, makingt difficult for them to locate housing, and makinglifficult for low
incomefamilies without vouchers to compete for leaafe units.

1 The homeless population is increasing. The need for additional housing affordable to
households at the extremely lowi0O2 YS f S@Sft A a ONM liokhaksst @
are families with children, which means that they need housing with muliptirooms.

1 There is a shortage of affordati®using for households at the middiecome level
across all regions Franklin County. This pytsessure on the lower incomgroupsg
particularly an rental housing; because middlencome households hauwbe ability to
secure housing that is available to the lower incomes levels. Provithnket rate
housing specifically targeted to this income level will relieve pressutbehousing
supply for lower incomgroups.

1 Many middle and moderatancome families currently rentingannot make the
transition to homeownership due to financial obstacles, such asatle of down
payments or poor credit history, straininpe rental housing gpplyeven more.

1 Job training, childcare, and education services are also nee&aledprove wage levels in
the region.

MassachusettdHousing Context

In 2013, the State setin ambitious goal to develop 10,000 miflimily (2 or more units)
housing units in Massachusetts annually until 2020. This goal is precipitatad need to
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providemore housing for young people and families, and more affordable options in a state
with some of thehighest housing costs in the country. The goal is¢iedely to economic
development and retaining &lented workforce, as many young people leave the state after
attending college here.

In 1969, the Massachusetts Legislature passed M.G.L. Chapter 40B, also known as the
Comprehensiv@ermit Law, to promotéhe creation of affordable housing for low and

moderateincome householdstatewide. The legislation streamlines the development permit

process for projects that include at led%affordable housing, and establishége goal of

increasing the amount dongterm affordablehousing in each community to 108bthe total

yearround housing stockJnder Chapter 40B, communities with less tH@86longterm

affordable housing may beequired to permitnew housing developmentsat create
affordablehousing,but which do not meet local zoningstrictions, such as density and setback
requirements. @mmunities may also work with@evelopertoONB I 4§ S | G FNA Sy Rf & ¢
that creates affordable housing in a way that is consistent wathmunity character. @rrently

0.3% (3 units) of Bucklafd | yy dzI £ K 2 dzA A yaffbrdablé @n@e} thehdafinittdo® y & A R S N
of Chapter 40B.

Generally, housing is considered affordable when a housqtmd no more than 30 percent of

its grossncome on housing costs. ThelChJi SNJ nn. RSFAYAUGAZ2Y 2F &l FF:
specifichoweverp Ly RSGSNXAYAYy3 | G266y Qa G201t ydzyo SN
Chapter 40Bunits must be subsidized and have guaranteed {targn affordability through a

deed restriction fohouseholds earning at or below 80% of the area median income, and be

subject to an Affirmative Fair Housing Marketing Plan (more information on the area median

income and affordable housing can be found in HeusingMarket andAffordabilitysection of

this plan).

Affordable housing units cdwe rental or homeownership units, and cée subsidized in

different ways,ncluding tax credits; grants twans;internal subsidies within a development

such as a density bonus that allows a developarréateone or more additional market rate

units tosubsidize the affordable unitand the use of Community Preservation Act funds by a
community. Units that meetth&lB [j dzZA NEYSy ia 2F / KIFLWGSNI nn. | NB
Subsidized Housing Inventory (SHI), whsdiheofficial listing of affordable units in a

community and determines whether a community is at or belowL@%othreshold.

In December 2014, the Massachusetts Housing Partnership (MHP) published findings and

recommendations from its Rural Initiatiwehich looked at housing issues in Massachusgtts
rural communities. The report confirmed that due to a lack of infrastructure and resources in
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manyrural areas, it can be difficult to develop and preserve affordable housing. Among the
recommendations aredr 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.

In response, th&kuralPolicy Advisory Commission was created by the legislature in 205
Commission is tasked with the followirgjudy, review and report on the status of rural
communities and residents in the commonwealth; advise the general court and the executive
branchof the impact of existing and proposed state laws, policies and regulations on rural
communities; advance legislative and policy solutions that address rural needs; advocate to
ensure that rural communities receive a fair share of state investment; prerootfaboration

among rural communities to improve efficiency in delivery of services; and develop and support
new leadership in rural communitiésThe Commission includes representatives from Franklin
County and other Western Massachusetts counties dsageCape Cod, Nantucket, and

al NIKIFQa +*AySeélNRO®

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

The housing needs assessmuiilt evaluate recent trends in community demeaghics and
housing in Bucklantb determine current and projected housing needs in town.

COMMUNITYDEMOGRAPHICS

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

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

Population

Ly wnanmn . dzO1ftlFyRQa G2dF t L3 Lz I (Figuey)Beétvwedn M dpnH
2000 and 2010, Buckland experienced &%change in population with a loss of 89 people.

This was consistent withtleer surrounding towns and theadinty, which also generally
SELISNASYOSR avltt RSOtAySa Ay LRLWAFIGAZ2Y O6¢I| 0
population has fluctuated, with # greatest increase occurring in the 1980s and 1990s. Overall
Buckland has grown less in population since 1i92® surrounding towns and theoGnty.

Figure 1: Bucklad Population, 1970 2010
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Source: U.S. Census

Many factors can influence populatiohanges in a community. Employment opportunities in
and near a community is one major factor influencing population. As will be shown later, the
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number of jobs in Buckland has generally declined since 2000. For example, between 2002 and
2008, the Town saw lass of approximately 155 jobs. In addition to employment, demographic
changes impact population growth and decline. Household sizes have become smaller over the

last several decades, and families are having fewer children. The availability and affiyrdébil
K2dzaAy3a Ffaz2z AYLI OGa LRLMAFIGA2yd 'a RAaAOdza&d SR
aging. If housing within town is not affordable or suitable for residents as they age, seniors may
need to find housing elsewhere. Likewise, if housingtsaffordable for young people looking

to buy their first house or rent an apartment, they will have to look to other communities. The

rise of second vacation homes can also impact population counts, as people who purchase or

build houses in town for seagol £ dz&S R2 y24 3IS4G O02dzy i SR | & LJ N
Census purposes.

Table 1: Total Population, 19742010

20002010 19702010
Area 1970 1980 1990 2000 2010 Change Change
Number % Number %

Buckland 1,892 1,864 1,928 1,991 1,902 -89 | -4.5% 10 0.5%
Ashfield 1,274 1,458 1,715 1,800 1,737 63| -3.5% 463 | 36.3%
Charlemont 897 1,149 1,249 1,358 1,266 92| -6.8% 369 | 41.1%
Conway 998 1,213 1,529 1,809 1,897 88 4.9% 899 | 90.1%
Hawley 224 280 317 336 337 1 0.3% 113 | 50.4%
Shelburne 1,836 2,002 2,012 2,058 1,893 -165| -8.0% 57 3.1%
FranklinCty 59,233 64,317 70,092 71,535 71,372 -163| -0.2%| 12,139| 20.5%
Mass 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.
Population Age

dzO | f poplIRtiOrEis aging, a trend that is consistent with the county and the state.
According to the U.S. Censbgtween 2000 and 2010, Buckland experienced decreases in the
number of residentsinder the age of 45, and increases in residents 4g®r older(Fgure 2)
The greatest decline was among residents age 5 througlwhhizh saw a 32% decreadering
this time period The greatest increases occurred in the 45 to 64 and 65 to 84ragpg This
increase was driven by the aging of the baby boogeneration (born 1948964).Figure 2
also displays estimates for 2014, which show a continued decrease in the 25 to 44 age category
and increases in the number of residents 65 and older.ntimber of residents under the age
of 20 isestimated to have ioreased slightly in the last five years, while the number of residents
within the 45 to 64 age category has decreased slightly as the baby boomer generation move
into the 65 and over age categories.
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Figure 2: Buckland Population by Age Group, 2000, 2@bd, 2014*

700
600

A
o
o

m 2000
m 2010
m 2014

w b
o O
o O

Population

5
o o o
| I— |

Age

Source: U.S. Cens29102014 American Community Survey fisgar estimates.
* 2014 population figure is an estimate.

Population Projections

Population projections foBuckland through 203&re shown in Figure 3. These projections
were develped by theUMass Donahue Institute in 201%he projectionshow that Bucklan@ a
population coulddecrease steadily between 2010 and 2035 for a total loss of 248 résjden
declineof 13% This is a higher rate of decrease than for Franklin County, vihjmtojected to
decline by 2% during the same time period.

Figure 3: Buckland Population Projections, 2012035
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SourcelUMass Donahue Institu2015 Population Projections. March 2015.
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It is important to note that the population projections are bassudemographic models and

historic trends, and do not incorporate many of the factorsth Ol y Ay ¥t dzZSy 0SS I
population growth, including employment opportunities and available infrastructure to support

housing growthOne factor thatis coniSNER Sa a Sy i A | tterrf sustdinabdad | £ I Y RQ
is the buildout of broadband internet service in town. The availability of internet service is

recognized as critical to attracting and retaining residents and businesses for all communities,

and in @rticular rural areas like BucklanBection 3 provides more detail on infrastructure

capacity in Buckland, including internet service

The projected age makep ofthe Bucklandpopulationin 2035, compared to 2010, is shown in

Figure 4The UMass Donahympulationprojections for Bucklantbrecastthat the largest

decline in population will occur in the 20 to 24 age group (78% decline) and in the 25 to 44 age
group (59% decline) hE largest population growth is projected txcur anong residents ages

65to 84 (1086 growth)and age 85 and over (189% growtiMuch of this senior population

growth will be driven by the aging of the baby boom genertC NJ y 1 f Ay / 2dzy & Qa L
also expected to age over this timeframe, changing from a populationapitinoximately 15%

of residents age 65 and over in 2010, to a population in 2035 with roughly 35% of residents age

cp YR 2@0SNY® . dzO1fFyRQa LRLMzZIFGA2y Aa LINR2SOi
2035.0 Aa LINP2SOGSR ( Kulation williie overthe agdzd @5f 2036 R Qa LJ?
compared to 17% in 201@s the number oblder residents in Bucklangrows, it will be

important to have housing that accommodates their needs.

Figure 4: Buckland Population Projections by Age Group, 28id) 2035
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SourcelUMass Donahue Institu2015 Population Projections. March 2015.
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Households

A household is generally defined as an individual or group of people living in one housjng unit
whether related or notHousehold composition and growth greatly impacts housing demand,
since each household occupies one housing unit. In 2010, Buckland had@holds (200

U.S. Census). This is an increasgldiouseholds %) since 2000. The increase in the number
of households despite decrease in population over the same time period reflects societal
shifts that influence averageousehold size. Nationally, average household size is declining,
and this trend is mirrored iBucklandThe aveage household size in Blakddeclined an
estimated 11% between 19%hd 2010, decreasgnfrom 2.59 to 2.3@ersons per household.

. dzO1fFyRQa | @SNF IS K2dzaSK2fR &A1 S Aa O2YLI NI O

the State and national averages (2.48 and 2.58, resypalgi

Roughly 40% of households in Buckland are family households with no children at home,
representing the largest household type in to{#able 2). This groupcludes 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 largest household
type, comprising 28% of households in Buckland.

Major shifts inhousehold composition since 2000 include a 26% decrease in families with
children, and a 37% increase in gperson households, many of whom are over the age of 65.
Families with no children at home, as well as {fiamily households, such asommate

situations ornon-married couplsliving together, also increased during this time peridtis
generally mirrors changein the population by age, arsthows an overall aging of the
population.
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Table 2: Buckland Household Types, 2000 and 2010

2000- 2010
2000 2010

Household Type Change
Number | Percent|| Number | Percent| Number | Percent
Total Households 772 100% 823 100% 51 7%
Households with children 276 36% 206 25% -70 -25%
Households with individuals 65 years and o} 188 24% 243 30% 55 29%
FamilyHouseholds, no children at home 287 37% 326 40% 39 14%
Family Households with children 256 33% 189 23% -67 -26%
Male householder, no spouse present 23 3% 23 3% 0 0%
Female householder, no spouse present 55 7% 45 5% -10 -18%
OnepersonHousehold 168 22% 230 28% 62 37%
65 years and over 63 8% 91 11% 28 44%
Nonfamily household with more than 1 perso 61 ‘ 8%" 78 ‘ 9%" 17 28%

Source: 2000 and 2010 U.S. Census.
Household Projections through 2035

The UMass Donahue Institute populatiprojections estimate aecrease of 28 people in

Buckland between 2010 and 203&ssuming & average household size of 2 88ople per

household in 201Ghis translates to a loss of 1@®useholdsHowever, if householdize

continues to decrease, the Issn households, and the number of housing units needed to
accommodate them, may be less. While it appears that new housing construction may not be
YSSRSR (G2 F002YY2RIF(GS . dzO1fl yRQ& FdziidzNE K2 dzaA
may not meet thecurrent and future demand without modifications. Larger single family

K2YSa O2dxZ R 06S Y2RATASRI d2é AlyIOE NARBS yailddp® 3 % 2 NE &
housing may need upgrades to be more accessible for semipraore attractive to renters

These and otlr strategies are discussed in more deiaithe Housing Strategies Section.

Race and Ethnicity
CKS YI22NRGe 2F . dzO{96%),\4 Righér pdrd2ritddef tHanKS2 y 2 &/ (@ QR

population, whichis 92% whit€ Just over 1% of residents identify themselves as being two or
more races, and just over 1% identify themselves as Hispanic or Latino.

32010 U.S. Census.
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Incomeand Poverty

In 2014 Buckland had an estimated median household income of $52,356, which was lower
than the Couty median and most surrounding towns (TablelB)the same year, thestimated
median family income in Buckland was $71,Alhich was slightly higher than the County
median but still lower than many surrounding towfie differenceoetween the two datasets

is how families and households atefined. There are many households that are not
considered families, including people livialgne and norrelated individuals living together.
These types of households often have loweromes than families do. ThHousing Plan
primarily uses household incomes for its analyisistead of family incomes, because of the
more inclusve nature of the household data.

Table 3: Household and Family Median Incomes and Residents Living Below Poverty

Area Median Household | Median Family Percent Below
Income Income Poverty

Buckland $52,356 $71,711 9.4%
Ashfield $71,364 $83,300 7.7%
Charlemont $49,000 $56,875 13.1%
Conway $79,286 $97,262 4.7%
Hawley $68,000 $76,500 11.7%
Shelburne $54,167 $78,571 8.3%
Franklin County $54,072 $68,965 11.9%
Massachusetts $67,846 $86,132 11.6%

Source: 2012014 American Community Survey fjp@ar estimates.

Poverty status is established using federal income thresholds that vary according to family size
and composition. Individuals atken determined to have income levels above or below these
thresholds. For 201,&he poverty income guidelines set by the U.S. Department of Health and
Human Services stands$it1,880 for a ongerson family, $16,02for a family of two people
$20,160for a family of threeand $24300for a family of four According to the 2012014

Ameican Community Survey, Bucklanas aower poverty rate (9.%) than Franklin County as

a whole (11.96).Poverty in Bucklants most prevalent among children age 18 amter (13%)
Among familiespoverty is highest falamilieswith children (15%) and in particular sieg

parent familiesheaded by a woman (24%).

Residents with Disabilities

The U.S. Census 2014 American Community Spreeydesestimateson the prevdence of
disabilities. As with most Census data, information on disabilities isegmfted by Census
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survey respondents. Data on disabilities excludes people living in institutionalized settings, such
as group homes or nursing hom@verall, an estm& R M wm’: 2 B populativh hak 3 R Q
disability of some type. Among the senopulation age 65 and over, 28are estimated to

have a disabilityRoughly 4% of the total population has an ambulatory disability, and an
estimated 4% of the population hassaltcare disability. About 5% of the population has a
disability that keeps them from being able to live independerfily the population ages, it is
expected that more housing in Buckland will need to be accessible for individuals with
disabilities. Iraddition, asisted living options andousing options that allow for relatives to

live with aging family members will be needed.

Employment and Wages

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

new orexisting employers expand within town or in neighboring communities, the demand for
new housing can increaseud to an influx of new workers. lén jobs leave a community,

workers may leavavith them, resulting in vacant housing units and a low demand f&wn

housing] AaU2NAROFft& .dzOlftlyRQa f20Fft SO2y2Ye ¢l a
manufacturing. The Lamson and Goodnow cutlery company, founded in 1837, was a major
employer in Buckland for over 150 years, and was largely responsible for the estedviisbf

the village of Shelburne Falls. In 2015 the company sold its buildings in Buckland and moved its
manufactuing business to Westfield\Iso in 2015, Mayhew Steel closed its Buckland
manufacturing business to consolidate operations in Turners IFadigre 5 displays the annual
average number of jobs provided by employers located in Buckland. Between 2001 and 2008,
the Town experienced a loss of 152 jobs, a 30% decline. Since then the number of jobs has
fluctuated but remained relatively stable.
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Figure 5:AverageAnnualNumber of Jobs in Bucklan@001- 2014
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SourceMA Executive Office of Labor and Workforce DevelopB8202 Employment and Wages data.

Although Buckland has seen a lossimployment within its bordersthe townretains 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 for Buckland residents in 2014 was 29 minutes,
suggesting that rany residents drive to employmentciers such as Greenfield, Deerfield,
Amherst and Northampton for workin addition, an estimated 5% of Buckland residents
worked from home in 2014.

It is estimated that roughly 35% of Buckland workers are employed in education services or the
health cae and social assistance industr{@able 4) In Franklin County these sectors have an
average annual wage of $8b60 and $34,204, respectively. Approximately 11% of Buckland
workers are employed in manufacturing, and 11% are employed in the arts, entegat, and
recreation, and accommodation and food services industries. The average annual wage for
manufacturing jobs is $49,481, while wages in arts, entertainment, and recreation and
accommodation and food services are $17,050 and $15,016, respeciinelyypes of wages
residents earn greatly impacts what they can afford for housiigHousing Affordability

section goes into a more detailed comparison of wages and housing costs in town.

420102014 American Community Survey fiear estimates.
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Table 4: Average Annual Wages for Industry Sectors in wBigbkland Residents are
Emgoyed

Number of Percent of Franklin County
Industry Buckland Workers Buckland Average Annual
Employed Workers Wage
Edqcatlonal services; Health care & social 354 35%| $41,660: $34.204
assistance
Manufacturing 113 11% $49,481
Arts, entertainment, & recreation;

1 ) ) 0 .
Accommodation & food services 111 11%)  $17,050; $15,01¢
Profgssmnal, scientific, & management; 84 8%| $57.928: $30,971
Admin. & waste management services
Construction 82 8% $52,349
Other services, except pubkciministration 80 8% $23,046
Retail trade 58 6% $27,321
Public administration 44 4% $38,479
Transportation &varehousing; tilities 29 3% | $37,749; $71,64(
Information 26 3% $49,742
Wholesale trade 17 2% $47,969
:;lggi?](;e & insurance; Real estateefatal & 14 1%| $54.434: $35.61
Agrl_cultue, forestry, fishing & hunting; 9 1% $30.189: n.d.
Mining
Total* 1,021 100% $38,636

* Total civilian employed population 16 years and over; Total average annual wage is for all industries in
FranklinCounty.

Source: 2012014 American Community Survey fjpgar estimates; MA Executive Office of Labor and
Workforce Development 82 Employment and Wages data.

HOUSING CHARACTERISTICS

As of the 2010 U.S. Cerss there were a total of 88Bousirg unitsin Buckland Thissection will
provide information onkK S OK I NI O { S NJs &hdusing énitsafd charz@q anehdg R Q
overthepa & S@SNJI f RS Ohobsigistodky GKS (G26yQa

Total Housing Units

Since 1990, the number of housing units in Buckland has increased by 102 units, a change of

13% (Table 5). Housing units increased by roughly the same rate in the 1990s and the 2000s.
Information on building permits presented later this planshows a sigificant slowdown in
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new housing unit production beginning in 2006. Overall Buckland saw similar rates of new
housing unit production as surrounding towns and the County and State during the last two

decades.

Table 5: Total Housing Units, 1990, 2000, &©d.0

Total Housing Units Percent Change

Area 1990 2000 1990

1990 2000 2010 2000 2010 2010
Buckland 786 839 888 7% 6% 13%
Ashfield 768 821 877 7% 7% 14%
Charlemont 601 628 681 4% 8% 13%
Conway 615 749 830 22% 11% 35%
Hawley 185 192 198 4% 3% 7%
Shelburne 855 886 931 4% 5% 9%
Franklin County 30,394 31,939 33,758 5% 6% 11%
Massachusetts 2,472,711| 2,621,989 2,808,254 6% 7% 14%

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

Owner and Renter Occupied Housing Units

Out of the 888 total housing units Buckland, 823, or 93%, are occupiadf the occupied
units, goproximately 77% are owneayccupied, and 23% are renteccupied (Table 6). Buckland
has a lower percentage of renteiccupied housing than th@unty, but a higher percentage

than surroundingowns, with the exception of Shelburne and Charlemont.

Table 6: Occupied Housing Units and Tenar&§40

orEEet LIS % Owner Renter | 4/ penter

Area Hou5|_ng Occupl_ed Occupied Occupl_ed Occupied
Units Units Units

Buckland 823 632 77% 191 23%
Ashfield 760 615 81% 145 19%
Charlemont 561 410 73% 151 27%
Conway 770 684 89% 86 11%
Hawley 128 116 91% 12 9%
Shelburne 849 538 63% 311 37%
Franklin County 30,462 20,987 69% 9,475 31%

Source: 2010 U.S. Census.

®> A housing unit is classified as occupied if it is the usual place of residence of the persaupasfgpeople living
in it at the time of the census

2016 Buckland Housing Plan

19



BUCKAND HOUSIG PLAN

Over the last two decades, Buckland leaperienced a greater increase in owrmarcupied

housing units thananter-occupied units (Table 7). Approximately 67 new owoecupied

housing units were created between 1990 and 2010, while 12 new rental units were created
during the same period. In adbn, the number of vacant housing units increased by 23, a 55%
increase.

Table 7:BucklandHousing Tenancy Change, 1992010

19902010| 19902010 %
Tenancy 1990 2000 2010 Change in Uniits Change
OwnerOccupied 565 599 632 67 12%
RenterOccupied 179 173 191 12 7%
Vacant 42 67 65 23 55%

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

As can be seen in TablaBove, the number of vacant housing units has increased at a higher
rate (55%) than housing units overall since 199this may be partly due to an aging housing
stock, where some older homes with deferred maintenance becaoniehabitable over time. It

may also be due to an increase in second homes and seasonal rental homes, which are counted
as vacant according to the UGensus. In 2010, 34% of vacant units in Buck@r2l units,

were classified as housing units for seasonal, recreational, or occasional use. Many towns in
Franklin County had similar or higher percentageseaisonal housing unit§ he trend may be
increasing, however, due to sites like AirBnB that make it easy to rent out a house or room in a
home for ashortto-mid-term stay The number of these shoterm rentals in Buckland may

vary from week to week or seasonally July 15, 2016 search on the AiEBBwebsite showed
approximately 20 rentals available in Buckland, ranging from rooms in a home to full house
rentals.

Vacancy rates help show what the demand for housingastawn and regionA healthy
housing market is generally considered to havearery ratevetween 2 to 3 percent for
owner-occupied homes and 4 to 5 percdot rental properties. Table 8hows 2014 estimated
vacancy rates for Bucklangurrounding towns, and Franklin County.

® A housing 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 hava usual residence elsewhere are
also classified as vacant.
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Table 8: 2014 Estimated Homeowner and Rental VacandgfRa

Area Homeowner Rental Vacancy
Vacancy Rate Rate
Buckland 3.4 0.0
Ashfield 0.0 8.7
Charlemont 0.0 10.2
Conway 1.1 13.2
Hawley 3.4 10.0
Shelburne 0.9 3.7
Franklin County 2.0 4.3

Source: 2012014 American Community Survey fygar estimates.

Homeowner vacancy rates are low for most of the communities presentattO 1 f | Y RQ&
3.4, though,falls within a normal range. Rental vacancy rates vary from town to town, with
several communities experiencing high ratdsvacancy. Buckland, howevéras a very low
estimated vacancy rate of 0.0. Neighboring Shelburne also has a relatively low rental vacancy
rate of 3.7.0verall, the low levels dfomeownershipsacancy in the region suggest tha

residents may have difficulfynding suitable housing ahthat the price of housing may beg

due to the lack of supply. In Buckland, the rental housing market also appears to be very tight,
which may drive rental prices up in towAn increase in property owners renting out rooms

and homes for shorterm vacation rentals instead of for monthly tenarttsuld contribute to

the tight rental market in Buckland, asme ofthese spaces otherwisaight have beemented

to monthly or yeary tenants.

Housing Type

The majority of housing in Buckland is sinfgimily homes (Figure 6). An estimated 77% of
housing units are singfamily, 10% are within 3 or 4 unit structures, 9% are-family homes,
3% are within structures with 5 or more sy and 1% are mobile homeSompared to the
County, Buckland has a higher percent of single family hdfredsle 9) Buckland generally has
a higher percent of twdamily and multifamily homes than neighboring towns, however.
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Figure 6: Bucklan#iousing Typeg Units in Structure

5 or More
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Source: 2012014 American Community Survey fjgar estimates.

Table 9:Units in Structure, Buckland and Surrounding Towns

Area 1 Unit 2 Units| 3 or 4 Units Sor Mqre Uolls

Units Homes
Buckland 77% 9% 10% 3% 1%
Ashfield 87% 5% 2% 4% 2%
Charlemont 76% 6% 5% 6% 7%
Conway 92% 4% 1% 0% 2%
Hawley 88% 3% 0% 0% 8%
Shelburne 64% 16% 7% 12% 1%
Franklin County 69% 10% 7% 11% 3%

Source: 2012014 American Community Survey fyear estimates.

Since 2000, the majority of building permits for new housing units in Buckland have been for
singlefamily homes. A total of six muitamily housing units have been permitted between

2000 and 2015, compared to 43 sindgenily permits.There are variousattors that influece

the type of housing that isonstructed in a community, including what the market will support,

as well as local land usegulations A review of Bucklarda Y2 y Ay 3 gfl g | yR
housing isncluded in theDevelopment Contibns and Constraintsection.
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Housing Age

w2dzZaAKEe& nm: 2F . dzO1flyRQaA K2dzaAy3d aiz201 ol a o
stock is not uncommon in the region. In Buckland, the decades with the most amount of new
construction since 1939 we the 1980s and 1990s, when approximately a quarter of the

026y Qa K2dzaAAy3a dzyAlda oSNB 02y aiNHzOGSR®

Figure 7: Age of Housing in Buckland

Year Structure Built

2010 or later
2000 to 2009
1990 to 1999
1980 to 1989
1970 to 1979
1960 to 1969
1950 to 1959
1940 to 1949

1939 or earlier

0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Percent of Housing Units

Source: 2012014 American Community Survey fygar 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 conversionnuwltiple units. Developing additional housing units

within existing structures can help maintain thistoric character of the town while providing

new and diverse housing opportunities, and an additionebme source for homeowners in

the form of rental income. Reusing existing housing also consémeagsairces that would be
used to build a new house, including materials and the land.
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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 lfremenlder

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 accessible for disabled or elderly
residents.Buckland has participated in a housing reffitation program administered through

the Franklin County Regional Housing and Redevelopment Authority and funded by Community
Development Block Grants. The program provides-interest deferred payment loan to
income-eligible homeowners to address hdiihg code issues, improve energy efficiency, and

for accessibility modifications. The program has been popular with Buckland homeowners, and
there is currently a waitlist for the program in town.

As noted above, e potential issue with older homes is @qure to lead paint. Before 1950,

and even until thdate 1970s in some places, the use of lead paint wasspidad. For

example, it iestimated that between 1960 and 1977, lebdsed paints were still used in 24%
of homesnationwide. It is estimated thg&69% of homes built between 1940 and 1959, and 87%
of homesbuilt prior to 1940, contain leatiased paint (American Healthy Homes Survey: Lead
andArsenic Findings. April 2011). Exposure to lead paint can contribute to developmental
disabilities and othehealth 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 Massachusett®epartment ofPublic Health (DPHstatistics reported threéncidences of

elevated blood lead levelin children living in Buckland or Shelbufr&nce 2013, the DPH has
reported incidences of blood lead levels in children at lower levels than what was previously
O2YaAARSNBR aStSOIFGSRZ¢ RdzS (2 weretlbedtestoldy 2 7F
for blood lead level concerrFor 2013 and 2014, a total of 16 children in Buckland and

Shelburne reported lead levels within the lower limits. Anywhere fror78%of children

within the ages of 9 months toyears old are screened fbiood lead levels each yean that

the actual number of incidences could be higher.

Parents are often unaware of lead hazards in their own homes. 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 playing or hatmtmouth activity, childra may

swallow or inhaledust from their hands, toys, food or other objects. Just a small amount of lead

" Children who live within the Shelburne Falls zip code are reported under the Town of Shelburne, even if they live
in Buckland. It is therefore not possible to determine whether the incidencetesfited blood lead levels
occurred in Buckland or Shelburne.
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can be extremelparmful, and the health effects are generally lifelong and irreversideighly

TM: 2F . dzO1fl yRQAa K2 dza fegeilban brihe dsedfidadipainNifis2 NJ { 2
is aparticularly important issue for affordablental housing. Families with Housing Choice
Voucherscannot rent an apartment that contains lead paint, and have reported difficulty in

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

have vouchersare at even higher risk for lead poisoning, because apartmara&ler buildings

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

New Housing Developmd

A total of 49 building permits were issued in Buckland for new housing units between 2000 and
2015 (Figure 8). The number of permits issued per year has fluctuated from a low of zero to a
high of 10 in 2004 and 2005. Most of the permits are for sifagi@ly homes, though six units

are within multifamily structures. Overalbuilding permit activity has declined since 2008,
reflecting the economic recession aslbwdown in the housing market nationwide during this
time period.

Figure 8: Buildind?ermits Issued for New Housing Units in Buckland
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Sourcel.S. Census building permit dakanklin County Cooperative Inspection Program.

Roughly half of the new units created were located within the village of Shelburne Falls (on the
Buckland side) or just outside of the village. The other half were spread out along existing roads
in town. While many of the permits are for new single farhiynes,nine building permits were
issued to convert an existing building into a housing unit, either by converting a single family
home to a two family homéfour permits) adding an apartment to a garage or bdtimree
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permits) or converting commerciapace to apartmentftwo permits) Almost all of these
conversions took place in the village, showing a trendchfiarsing infilthrough the creative
modification of the existing building stock.

HOUSING MARKET AND AFFORDABILITY
Home Sales

Table 10 sumiarizes home sales in Buckland between 2004 and 2014. The number ddrséles
the median sales price fttuated from year to year during this time period. In general, the
number ofsingle family homeales has declined slightly overall, with a significant slowdown in
2008, 2011, and 2012. Mediaimgle family homeale prices hit a low in 2009 at $175,000, but
have since increased, with a high of $245,000 in Z&gure9). During this time period, ttee
condominiuns werealsosold in Buckland, oni& 2006 for $195,00Gnd two in 2007 for
$185,000 and $180,000. These were part of a new condominium development in the village.
Two sales of mobile homesccurredin 2004 and 2006 for $92,400 and $120,000, ezspely.
More recent sales data f@015and 2016shows an increase in the number of sales, & 1
homes were sold durinigoth years, with a drop in median sales pristo $192,000and

$205,000, respectivel/Overall Buckland has higher median sales prtban the County.fe
median sales price of a single family homé-ranklin Countyas $185,000 in both 2013 and
2014.

82016 MLS Property Information Network, Inc.
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Table 10: Number of Sales and Median Sales Price in Buckland

Year Single Family Homes Two & Three Family Homes

# of Sales | Median Sales Price | # of Sales | Median Sales Price
2004 17 $195,000 2 $205,000
2005 20 $214,000 2 $207,500
2006 12 $181,250 2 $157,500
2007 11 $227,000 0 $0
2008 8 $185,238 1 $175,000
2009 13 $175,000 0 $0
2010 12 $201,500 0 $0
2011 9 $184,000 0 $0
2012 4 $222,500 1 $383,200
2013 11 $245,000 0 $0
2014 12 $212,500 0 $0
2015 16 $192,000 ND ND
2016 16 $205,000 ND ND
Total 161 8

* 2016 sales information from January 1, 2016 through November 28, 2016.

SourceMassachusetts Department of Reverigision of Local Services® Real Estate Sales.
https://dlsgateway.dor.state.ma.us/gateway/Public/WebForms/LA3/LA3Search, &b® Property

Information Network Inc.

Figure 9: Buckland Median Single Family Sales Price 20044
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SourceMassachusetts Department of Revenue Division of Local ServigdRdaAEstate Sales.

https://dlsgateway.dor.state.ma.us/gateway/Public/WebForms/LA3/LA3Search.aspx
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Between January 1, 2016 and November 28, 2016, there were a total of 19 homead$drssale

in Buckland. One home was listed for under $150,000, four homes were listed within the range
of $150,000 $199,999, five homes were within the range of $200,08249,999, five homes

were within the $250,000$299,999 range, and four homes redisted at prices over

$350,000° The lack of supply may be one reason for higher home prices in general compared to
the County.

Rents

According to input from a local real estate agenteage rents in Bucklarahd the village of
Shelburne Fallgpically fall withn the range of $750$1,000 a month, depending on the
number of bedrooms and the condition of the housing Ufiithe majority ofenters in
Buckland who respondetd the 2016 Housing Survey pay betwe®875 and $1,500 a month
for rent, including the cost of utilitiesVerylow rental vacancy rates and anecdotal evidence
suggests there are a lack of rental units in town, and that thea¢sisdemandfor more high
guality rentals that might appeal tpoung professionals or retirees.

Housing Costs

The U.S. Census collects information on monthly housing costs for @enepied housing

units and forenter-occupied housing units. Owneccupied units are broken dawinto those

with mortgages andhose without mortgages. Housing costs fmmes with a mortgage

include the mortgage paymentsgal estate taxesnortgageinsurance, utilities, and any condo

orhomS2 gy SN I 8a20A1 A2y eFiddall hedian/monttiymnouging costO f | Y R
for homes with a mortgage wagl,483. This is lowehan the county median of $1,551, and

lower thanestimated monthly osts in neighboring communities (Table 11)emedian

monthly housing cost foowner-occupied units without a mortgage was $591, which is slightly
higherthanthe county median and iss@ut average compared to surrounding communities

Gross monthly rent for renteoccupied housing units includes both the rent and estimated

monthly costof utilities. Bucklan®@a SadAYIlI 0SR Y2y GKf e 2w Ay3d O2:
$867, which washighe than thecounty median of $836, but lower than soroéthe

surrounding comunities It is important to note that these figures do ttake into account

the size othe apartment or number of bedrooms. Some towns may have smalteal units,

and therefore havdower monthly costs, and vice versa.

92016MLS Property Information Network, Inc.
YFRCOG staff communication witioldwell Banker UptoiMassamontreal estate agent, November 28, )1
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Table 11: Estimated Monthly Housing Costs in Buckland and Surrounding Towns

Estimated Median Monthly Housing Costs

Area Owner-Occupied| Owner-Occupied,| RenterOccupied

with Mortgage no Mortgage Gross Rent
Buckland $1,483 $591 $867
Ashfield $1,577 $639 $900
Charlemont $1,625 $566 $793
Conway $2,044 $698 $1,054
Hawley $1,529 $557 $871
Shelburne $1,524 $640 $805
Franklin County $1,551 $584 $836

Source: 201:2014American Community Survey fiyear estimates.

A major housing expenditure for many homeownerthir property tax.Over the last ten

years, the single family property tax bills in Buckland increased an average of 2.8% each year
(Table 12). Overalbetween Fiscal YedFYR007and FY 2016the average property tax bill for

a singlefamily home in Bucklanimcreasedoy 28%which ismuchhigherthan theincreasen

the cost of living in the northeasturing the sameime period of roughly16%* Tax increases

can place a great burden on residents withited 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 are keenly aware of being in a dilemma with
respect to the welfare oits residents, forced to choose between saig taxes to pay farapital
improvements and municipal services,cutting servicesr delaying needed capital
improvementsin an effort to maintain housing affordabilit.y HnamT X . dzO1f F YRQA&
rate will increase from 16.90 to 18.05, the largest increase the tax rate in the last ten years.

1 U.S. Department of Labor, Bureau of Labor Stati§timssumer Price Index, Northeast Region
https://www.bls.gov/regions/midatlantic/newsrelease/consumerpriceindex_northeast.htm
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Table 12: Buckland Residential Taxes, 20Q016

FyY Aver_age Single Aver_age Single Residential Tax
Family Value Family Tax Bill | Rate

2007 212,227 2,761 13.01

2008 213,640 2,846 13.32

2009 214,651 2,975 13.86

2010 218,605 3,012 13.78

2011 218,061 3,077 14.11

2012 211,638 3,090 14.60

2013 211,697 3,150 14.88

2014 207,869 3,272 15.74

2015 208,318 3,500 16.80

2016 208,321 3,521 16.90
Average Annual %

Changg 20072016 0.2% 2.8% 3.0%

v Ch;ggg’ 2007 2% 28% 30%

Source: Massachusetts Department of Revenue, Division of Local Services.
Housing Affordability

This section explores the desgr to whichhousing in Bucklani$ 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 howater, 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. Households that spend over 30 percent of threiome on housing are considered

02 0S0dMRIVSROE

In Buckland an estimated 31% of households are-bastiened by housing costs (Table 13).

Renters experience a greater rate of cbstrden thanhomeowners, while homeowners with a
mortgage are more codturdened than homeowners without a mortgage.

2016 Buckland Housing Plan 30



BUCKAND HOUSIG PLAN

Table 13: CosBurdened Households in Buckland
Housing Costs as a Percent of Household Incor

Household Type

Less than 20% 20% to 30% Over 30%
OwnerOccupied w/ Mortgage 37% 31% 32%
OwnerOccupied w/out Mortgage 63% 16% 21%
RenterOccupied 27% 30% 44%
All Households 43% 26% 31%

Source: 2012014 American Community Survey fygar estimates.

Table 14 breaks out ownarccupied andenter-occupied households by the age of the
householder. For homeowner households, ebatden is greater among younger (under the

age of 35) and older (age 65 and older) households. Among renters, the situation is slightly
different, with the greatest cst-burden among households in the 35 to 64 age range.
Households with a householder age 65 and over also have a high percent-blicdsh.

Overall there are not many homeowners under the age of 35 in Buckland, which may suggest
that prices are too highot young peoplevho arelooking to purchase their first home.

Table 14: CosBurdened Households in Buckland by Age of Householder

Housing Costs as a Percent of Household Percent of
Ho_useholds Income Households
Age of Householder with Cost Paying30% or
Data Less than 20% 20% to 30% Over 30% More
OwnerOccupied
Under 35 35 18 5 12 34%
35to0 64 361 198 77 86 24%
65 and Over 197 69 65 63 32%
RenterOccupied
Under 35 41 16 10 15 37%
35to 64 109 21 38 50 46%
65 and Over 31 11 6 14 45%

Source: 2012014 American Community Survey fyear estimates.

Another meaare of housing affordabilitinvolves estimating the number ektremely low,

very low, low, moderate, and middiacome howseholds that reside in the town based biS.
Department of Housing andrban Development (HUD) definitions. HUD defieetsemely low
incomehouseholds as those with incomes of 30% or less than the Area Median Income (AMI),
very lowincome households abhose 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. Buckland
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falls within theFranklin County AMI, which includes all towns in thentgexcept Sunderland.
In FY2016the AMI for Buckland was $71,800

Figure 1Gestimates the number of Bucklaridbuseholds in each income categoingluding
moderate (80% to 100% AMI), middle (10@2420% AMI) and upper (over 120% AMI) income
categorieshased orestimates from the 2012014U.S. Census American Community Survey.
The Census does nbteak incomes out intgategories that match the HUD incorgeoupings
exactly, so approximatgroupngs are usedAlmost all state and federal housing subsidy
programs are focused on households earning 80% of the median income ,cxdgssted for
household sizeBased on these program income requiremeasproximately 51% of Buckland
households fall ito income groups that could be eligible for housing assistance.

Figure 10Percent of Buckland Households within Income Categories

30%

25%
25%

20% 21%
20%

15% 13%
0

10% 10%
10%
i I
0% T T T

Extremely Low:  Very Low: Low: $35,000- Moderate: Middle: $75,000 Upper:
under $20,000 $20,000 - $59,999 $60,000 - -$99,999 $100,000 and
$34,999 $74,999 over

Percent of Buckland Households

2014 Estimated Household Income

Source: 2012014 American Community Survey fyear estimates; U.S. Department of Housing and
Urban Development (HUD).

Table 15 analyzes the current estimated number of rental and homeownership units in

Buckland that have existing affordable housing costs for the Extremely Low, Very Low, Low, and

Moderate income categories. The analysis uses the affordability benchmpéyiolg no more
than 30% of monthly income on housing costs to determine the affordable monthly housing
cost per income categoryrhen, based on current rental and homeownership monthly costs as
reported through the2014 American Community Survey, the appimate number of existing

2016 Buckland Housing Plan 32



BUCKAND HOUSIG PLAN

rental and homeownership units that faliithin each income category waetermined* The

total number of units in each income category is then compared to the approximate number of
Buckland households in each income categorydtednine whether there is an adequate
affordable housing supply.

Results of the analysis estimateat Buckland has a current deficit in housing that is affordable
for households at the Extremely Low and Very Low income levels. Households within these
income categories comprise 30% of all households in town (Figurdli®majority (82%) of
households within the Very Low and Extremely Low income categories have householders
between the ages o5 to 64 or 65 and older.

Table 15: Estimated Supply of Bxigy Housing Units by Income Category

Max. Affordable | Affordable Estimated | Estimated Estimated

Income Affordable Rental Homeowner | Total Total Number
o . L Affordable

Category Monthly Units in Units in Units in of Buckland Supply + /

Housing Cost| Buckland | Buckland Buckland | Households
Extremely Low $500 0 0 0 82 -82
Very Low $875 96 47 143 160 -17
Low $1,500 80 127 207 165 42
Moderate $1,875 4 82 86 78 8

Source: 2012014 American Community Survey fjpar estimates

While the above analysis provides estimates of the existing affordability gap in town, it utilizes
current renter and owner costs of occupied homes in Buckland. Both renters anedvners

who have been in the same unit for many years likely pay lower monthly housing costs for that
unit than if the unit were to be sold or rented toddyesults of the 2016 Buckland Housing
Survey revealed that 73% of renters responding to the sumaelymonthly housing costs

between $875 and $1,500, suggesting that the above rental unit breakdown may not accurately
reflect actual rents at this time in Buckla@R renters answered the question, representing
roughly 12% of renter households in towiihe results of the survey showekat only 9% of
respondentdive in housing unitsvith rentsthat fall within the Very Low income category range
of $500- $875 as opposed to the above analysis which estimates that 53% (96 units) of rental
units in Bucklad fall within the Very Low income price ranggased on theseessults, there

may be a larger deficih rental units affordable to very low income households. Monthly
housing costs for homeowner houselslresponding to the survey are generally consistent

with the above analysis.

2 Homeowner units with no mortgage (comprising 257 units) 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 sold at pricehiat would result in higher monthly costs than what the current owner is paying.
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To determine actual affordability of housing in Buckldmdsomeone wishing to move to a new
home within town, or for someone looking to move to town from elsewhdéres useful to

compare current housingaleprices andistedrental costs withtypicalincomes in towrand

the region The estimated median household income in Buckland is $52,356. An affordable sale
price for a household earning the median household income in town is approximately
$168,000, and an affordable monghtent would be roughly $1,309able 16oresents recent
Buckland housing prices compared to typical incomes in town and the region. As shown, the
median single family home sales prices of $207,250 (based on sales between April 26, 2015 and
April 26, 201§ would be unaffordable for a household earning the median incokwverage

annual wages for the top industry sectors in which Buckland residents are employed are also
included. These are Educationah8ees, Health Care and Social Assistance, Manufagturin

Arts, Entertainment and Recreation, and Accommodation and Food Services.

As is evident from the table, it would be difficult for many siAgieome households to afford a
home in Buckland. Rents for &2bedroom apartment and sales prices for somegkrfamily
homes fall within an affordable range for some incomes, however as noted previously, homes
and apartments at these prices are not widely available. For example, only four homes sold
below the 25thpercentile median sale pricaf $143,500 from Agl 2015 to ApriR016.1t 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 hdémaddition, a single
income family needing more than 1 or 2 bedms would have difficulty finding housing in

town. Households with two incomes have a greater chance of affording a home or apartment in
Buckland. Households at the lower end loétincome spectrum would need subsidizezlising

or housing voucherw afford a home in townAs shown previously, the reality that many
residentsin Buckland are already living in housing that is unaffordable for their household.
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Table 16 Current Buckland Housing Prices Compared to Incomes

Buckland Housing Prices

Estimated
Household
Income Needed

INCOME|
SCALE

Annual Average Income
with Occupation

Max. Affordable
Price/Rent by
Income Category

75" Percentile Single $74,302¢ Average Mohawk| Moderate
Family Sale Price $237,50 $74,027 Trail Reg. School District | Incomeg Max
or about $1,851/mo. Teacher Wage (2014/15) | Sales Price
$70,000 $230,000
MedianSingle Family Sale
Price $207,2500r about $64,598
$1,615mo. $60,000
. Low Incomeg
Affordable Sale Price for Max Sales Price
Buckland Median $184.000 / Max
Household Income $52,356¢ Buckland Median Rent$1,436mo.
$168,000 or $1,309/mo. $50,000 | Household Incom&2014)
25" Percentile Single $49,481¢ Average
Family Sale Price $143,50 Manufacturing Wage (2014
or about $1,118/mo. $44,728
$44,725¢ Buckland Police
Officer Wage (FY2016)
$41,660¢c Average
Average Apartment Rent Educational Services Wage
$1,000/mo.(2-3 bedroom3 $40,000 $40,000 | (2014)
$38,000¢ Average Bucklanc
Highway Operator Wage
(FY2016)
Very Low Income
$34,204¢ Average Health | ¢ Max Rent
Care & Social Assistance | $89/mo.
Average ApartmenRent Wage (2014)
$750/mo. (22 bedroom$ $30,000 $30,000
$24,000¢c Approx.Grocery
Clerk starting wag€2016)
Extremely Low
$20,800¢ Approx. Minimum| Incomeg Max
Wage (2016) Rent $539/mo.
$20,160¢ PovertyLevel,
$20,000 | Family of Three (20}6
$17,050¢c Average Arts,
Entertainment, &
Recreation Wage (2014)
$15,016¢ Average
Accommodation &ood
$10,000 | Services Wage (2014)
2016 Buckland Housing Plan 35



BUCKAND HOUSIG PLAN

* Estimated Household Income Needeldased on dousehold paying 30% of their income on housing
costs. Forhome purchas@on @ SF NJ Y2NIi3F3S gAGK p» R24y LI &YSyl
current residential taxate of 16.9 was assumed.

Sources: MLBroperty Listings from April 26, 2015 to April 26, 2016,
http://www.mlspropertyfinder.com/searcirental prices based on input from local real estate agent,
Novanber 28, 2016FY2016-RCOG Municipal Employment Wagd Salary Survey,
http://frcog.org/publication/view/frcogmunicipatwage-and-salarysurveyfy2016/, 204-2015MA
Department ofEducation Teadr Salaries Report by District,
http://profiles.doe.mass.edu/state_report/teachersalaries.ashh Executive Office of Labor and
WorkforceDevelopment 2011 EX®)2 Employment and Wages data,
http://Imi2.detma.org/Imi/Imi_es_a.asp

ExistingSubsidizedAffordable Housing

Affordable housing comes in many formmarket rate or affordablewith or without subsidies,
and privately or publically owned'ypically, the private markeate housing that is affordable
to low income familiefias problems that keep the price or retv, such as poor condition,
limited maintenance and management,gnsive 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 of a remedperty normally receives public or private
funding for develpment and/or operation of affordable housing in exchange for g
deed restrictions limiting tenant eligibility by income and providing affordable vfibrdable
homeownership housing can also be created through various subsidy sources and @kse atil
deed restriction that limits the resale value of the home and requires an inesligile
purchaser when the home is to be sold.

Privae housing may have projedtased subsidies either federal Section 8 or Massachusetts
Rental Voucherg that are attached to the property by contract with a housing authority 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
subsides from the federal or state government and rent is set at 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:
federally-funded 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 theyseaure
housing that falls within the required payment standards and is lead paint compfarducher
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holder pays a percentaga the rent and then a subsidy for the remaining rent amount is paid
directly to the landlord on behalf of the voucher hold&he Franklin County Regional Housing

& Redevelopment Authority 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 stocksaaffordable In townswith less than 10% affordable housing,
developers are allowed some zoning relief, throughr@cpss known as a Comprehensive

Permit, if building at least 205% affordable housing in a developmefihe Massachusetts
Department of Hogsing and Community Development (DH@i)jntainsthe 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 eligibléefor listing on the Subsidezl Housing Inventory, they must have letegm deed
restrictions that guarantee that the units are soldrented at prices affordable to households
making no more than 80% of the Area Median Inca@ill), adjusted for househokize.

Table 1/&hows the incomédimits by household size and what the estimated maximum sales

and rental prices for affordablenits in Buckland would be in 201I6is important to note that

these are limits, and that subsidized housing units mayelstricted 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 17 HUDIncome Limits by Household SizeEstimatedAffordable Sales Prices Rents

Maximum Income LIS
Hous_,ehold (HUD 2016 80% AMI| Bedroom Size MaX|ml_Jm Sales| (Rents mu§_t _mclude
Size Price* heat and utilities or a
for Buckland) .
utility allowance)
5 $71,000 4 $227,000 $1,598
4 $65,700 3 $210,000 $1,478
3 $59,150 2 $189,000 $1,331
2 $52,600 1 $168,000 $1,184
1 $46,000 1 $147,000 $1,035

* Note that these are estimates for planning purposes dvigximum Sales Price per Bedroom is
ultimately determined by DHCD and is adjusted annually to account for updaigdipal tax rates,
interest rates, and updated Area Median Income limits.

Source: HUD and DHCD

Currently there are thre@ousing units in Bucklartiat meet the requirements for the
Subsidized Housirigventory inder Chapter 40B. These unése owned ly the Franklin County
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Regional Housing and Redevelopment AuthditiRA) andaccount for 0.35% of Buckla@d

year round housing stock asthie 2010 U.S. Censudost surrounding towns also have very

few affordable housing units (Table L8ighlandVvillage in Shelburne Falls is auttt

affordable housing development owned by the Shelburne Housing Authority and managed by
the HRA. It offers housing to seniors over the age of 60 and to persons with disabilities. As of
April 2016, there were 78 houselds on the waitlist for Highland Village, five of which are
Buckland residents. According 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 tolagye.

are wo mobile housing vouchers currently being used in Buckland that are administered by the
HRA. It is possible that additional households in Buckland have housing vouchers that are
administered by other housing authoritiesitside of the region

Table 18 Subsidized Housing Inventory (SHfordable Housing Units in Buckland and
Surrounding Towns

Town Yegr Round Housing Subsidizgd Affo_rdable % of YealRoun_d _Units
Units (2010 Census) Housing Units that are Subsidized
Buckland 866 3 0.3%
Ashfield 793 2 0.3%
Charlemont 615 3 0.5%
Conway 803 0 0.0%
Hawley 137 0 0.0%
Shelburne 893 51 5.7%

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

IDENTIFIED HOUSING NEEDS

Following are thedentified housing needs in Buckland. The Housing Goals and
Recommendations section gogso more detail about strategies to address these needs,
including housing programs and adapting and reusing the existing building stock in town, as
well as new housig construction.

Senior Housing
Senor housing options in Bucklarmmairrently consist of home modificatisrto allow seniors to
remain intheir homes, as well as the option to create an accessory apartmghin a single

family homewhich couldprovidehousing for a caregiver. There are no agstricted units, or
assisted living or nursing homestawn. By 2035, an estimated 42% of Buck@ril LJ2 LJdzf | ( A 2

2016 Buckland Housing Plan 38



BUCKAND HOUSIG PLAN

expected to be over the age of 66ompared to 17% in 201There is a current deficit of
affordable housing for very low and extremely low income households, the majority of whom
are over the age of 4%eniorhousingis a current need in town that will only grow in the near
future.

A range of options areeeded for seniors in Bucklanithcluding maller singlefloor living

options, rental units andondominiums that reduce the maintenance required by theant,
assisted living options, and continu@édancial assistance with home modifications and repairs
for those who wish to remain in their horadn addition, Buckland seniors could benefit from
assistance in identifying and implementing alternative scenarios to remaining in there homes,
such as adding an accessory apartment, or sharing their home with others.

Affordable senior housing was thep selection for needed housing types in Buckland
according to respondents of tBuckland Housing Survey. Fiftywe percent (59%) of
respondents chose affordable senior housing as a housedin town. Fortyfive percent
(45%) of survey respondentseiatified assisted living facilities for seniors and persons with
disabilities as neded in town, the third most popular selection. Respondents were also
supportive of strategies to help seniors remain in their homes

Housing forFirst Time Homebuyers

The homeowner market in Buckland is currerttight, with low vacancy rateand few available
homes for saleFurther, there is an affordslity gap between housing pricesd typicalwages
earned in the regionAt the same time, there are not many homeowseinder the age of 35 in
Buckland, which suggests that prices are too higmfostyoung people who are looking to
purchase their first homéwith falling school enrollment and projected population loss, the
Town has an interest in supporting fitine homebuyers.

Mortgage programsre available for incomeligible firsttime homebuyers thatequire little to

no down payment, such as the USDA Rural Development Single Family Hauesiagteed

Loan Program (no down payment required) and i@ssachusetts Housirigh NIi y S NE K A LJQ &
Mortgage Program (requires a 3% minimum down payment). These prognamnbe good

options for lowmoderateincome households with good credit and stable employment. There

is also aegional progranthrough the Frankh County Housing and Redevelopment Authority

(HRA) that offers educational seminars to ftiste home buyersPromoting these programs

along with thecreation of affordable singlefamily homescould helpmeet the needs othis
population.Creating new s&or housing options in town could also help open up more options
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for first-time homebuyers, as seniors who cemtly ownhomes in town may sell their homes to
move into senior housing.

Almost half (49%) of Buckland Housing Survey respondents identiigdrshomes for first

time homebuyers as a needed housing type in town, the second highest selection after
affordable senior housing. Fifigne percent (51%) of survey respondents supported assisting
residents with accessing firiime homebuyer programs.

Rental Housing

Bucklandcontinues to havea low availability oapartment rentals. Additional rental housing is

neededfor a range of income levels to serve senidasnilies young professionals, and others

who cannot afford to own their own homerwho do not wish to own a homé&lew rental

dzyAtila O2dzZ R 60S I RRSR (2 (GKS ¢246yQa K2dzAAy 3 &dz
and buildings, such as converting larger single family homes tatwlree-family homes,

addingaccessory apartment® existing homes or accessory structuresd the reuse of vacant
commercial or industrial buildingB1 addition,rental units are needed that are lead free or

have a lead certificate for families with young childrEorty-three percent (43%) of

respondents to the Buckland Housing Survey identified the need for affordable apartments in

town, while 37% identified the need for more affordable family housing in town.

Housing for Persons with Disabilities

Overall,according tahe U.S. Census, an estimated 11% of Buckladad LJ2 LJdzf | G A2y KI &
RAGIOATAGE 2F &a2YS (eLISo ! Y2ydoveib R hatexgy Qa aSy
disability. It is likely that a percentage of this population already resides in hourshbds

beenmoadified to accommodate their special needs, but others may not. As the senior

population inBucklandgrows in the coming decades, additional residents will need accessible
housing.Highland Village in Shelburne Falls provides housing foopsnsith disabilities, but

there is a long waiting list for these units

TheFranklin County Regional Housing and Redevelopment Authority (HRA) administers a
HousingRehabilitation Program for incoragigible homeowners in Bucklartbat 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 Loswncome Housing Repair program, which provides loans andgta

very lowincome homeowners to repair, improve, or modernize their dwellings or to remove
health and safety hazards. STAVROS and the Massachusetts Rehabilitation Commission
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sometimes also have funds availaldles important that residents with digdlities be provided
information on these program#s noted previously, 45% of respondents to the Buckland
Housing Survey identified the need for an assisted living facility for seniors and persons with
disabilities in town.
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3: Development Conditions and Constraints

This section discusses the current dieygnent conditions in Bucklan@s well as possible
constraints orhousingdevelopment and how the Town may be able to mitigate these
constraints.

ZONING FOR HOUSING

Buckland conducted a comprehewsioverhaul to its zoning bylaw in 2004/2005 to incorporate
recommendations from the 1999 master plan, and to encourage development that is sensitive
to the scenic and natural resources in Buckla@anges approved by Town Meeting included
replacing theexisting three districts (Residential, Commercial, and Industrial) with six: Rural
Residentia(RR)Village ResidentigdVR) Village Commercigl/C) Commercia(C) Industrial(l),

and Historic IndustriglHI) Mostof the land in Buckland is zoned RuURasidential. Shelburne
Falls and the nearbiyeighborhoods are zoned as Village Residential, Village Commercial, or
Historic IndustrialThere is an area of industrially zoned land to the north of Route 2 in the
north-eastern part oBuckland. Three areadong Route 112re designated as Commercial
Districts.(See Zoning Mapn page52).

The use regulations for each district were also revised. The new Bylaws refiiacdd use

regulations with arable of Use Regulations, where specific uses are alloyeight, allowed

with a speciapermit, or not allowed in a districThecurrentuse regulations for residial

uses are showninTabled9 &, ¢ YSI ya GKI (-rightkighin theit Gistrist3As | £ £ 2 5 S
long as dimensionabning requirements (s Table 2Dand other requirements laid dun the

zoning are met, no review is required by the Planning Board or Zoning Board of Apypeals

G{té¢ YSlIya GKIFIGO G0KS dzaS Aa Ifft26SR 2yteée o0& {LJ
issued by either the Bhning Board or Zoning Board of Appeals. Abutters are notified of the

proposed development, and a public hearing must be held to elicit public input. A project may

or may not be issued the permibr may need to be altered to address concerns from the
permitting board orpubli®@ ! v édbé YSIya G(KIFIG GKS WS Aada y2i
Building Inspector enforces the zoning in Buckland.
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Table 19 Buckland Zoning Residential Use Regulations

) ) Zoning District

Residential Uses

VvC VR RR C I HI
SingleFamily Dwelling Y Y Y Y SP Y
Twao-Family Dwelling Y Y Y Y SP Y
Accessory Apartment Y Y Y Y N Y
Temporary Mobile Home (Sectior4$ Y Y Y Y Y Y
Mobile Home N N Y N N N
Mobile Home Parks N N N N N N
Bed and Breakfast, up to 4 rooms Y SP Y Y N SP
Multi-Family Dwelling SP SP SP SP N SP
Conversmr_\ of a Slqgle Family Dwelling v v v v sp v
a TweFamily Dwelling
Convgrsmn _of a Slngle Family Dwelling sp sp sp sp sp sp
a Multi-Family Dwelling
Conversion of an Historic (50 years or
older) Industrial or Commercial SP SP N SP SP SP
Structure for Residential Use
Apartmenfts on the Upper Floors of Ney v sp N v N Sp
Commercial Structures
Nursing Home* SP SP SP SP N SP

*Located under Community Services section of the Table of Use Regulations.
Source: Buckland Zoning Bylaws, last updi@f@5/2014

In addition to the six zoning districts, Buckland has two overlay districts. The Floodplain District
encompasses the 10gear floodplain in Buchd. New development or redevelopment must

meet State Riilding Code standards for construction in floodplaim$ielp mitigate potential

impacts from flooding. The Farm Building Reuse Overlay Districtieagesthe reuseof

existing farmoutbuildingsthat are nd neededfor farming purposes$or small scale ammercial

uses such as artist studios or offices.

dzO | § 2oningQ@rently allows a diversity of housing types in town. Single family and two
family homes are allowed byght in all districts except for the Industrial district, where they
are allowed ly special permitAccessory apartments are allowed within an existing single
family home in all districts except Industrial. Accessory apartments must be 800 square feet or
less, with a maximum of two occupants. The square footage of the single family house cannot
be expaned to accommodate the apartment, and the ownertloé property must occupy one
of the units.

Multi-family homes, defined as a three or four unit residential structure, are allowed by special
permit in all but the Industrial district. Historic industr@l commercial suctures(built at least
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50 years ago) converted for mufamily residential usenay havemore than four units in a

structure. This type of conversion is allowed by special permit in all districts except for the Rural
Residential districtConversion of a singlamily home to a twefamily home is allowed byight

in all but the Industrial district, and conversion of a siFigaily home to a multfamily home is
allowed by special permit in all districts. Apartments are allowed on the upers of new
commercial buildings in the Village Center and Commercial distriatigbty and in the Village
Residential and Historic Industrial districts by special permit. Mobile homes are alloweghby

in the Rural Residential distridtlursing lomes are allowed by special permit in all districts

except for the Industrial district.

In addition to regulating use, the zoning bylaw regulates the minimum lot size and dimensions
needed to build a new structure or establish a new Usable 2Qisplaysghe minimum overall

lot area, minimum frontage needed along a road, and minimum front, side, and rear yard that is
needed between the lot line and the primary structuredzO{1 t I YRQ& flaR2y Ay 3 LINE @)
exception to front, side, anckar lot setbacks by Spiat Permit if the Zoning Board of Appeals
finds that the reduced setback will have no adverse effect on neighboring properties or be
detrimental to the public goodMaximum building height, and the maximum percentage of a

lot that can be covered by struateis and other types of surfaces, are also regulated by zoning.

In Shelburne Falls and surrounding neighborhoods, the minimum lot size is 20,000 square feet,
which is just under a half acre. In all other zoning districts, the minimum lot size is 80,000
square feet, or about two acres.

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 aomt of space and separation from one another.

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

and the size of the septic systemdzO1 f  YRQ& 41 GSNJ F YR aS46SNJ Ay TN
more detail later irthis section.
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Table 20 Buckland Zoning Dimensional Requirements

Min. Lot Min. Lot | Front Side Rear Max. Max.*
District Area (sq. | Frontage | Yard Yard Yard Height | Lot

ft.) (ft.) (ft.) (ft.) (ft.) (ft.) Coverage
Village Residential*** | 20,000 100 20** 10 10 35 50%
Rural Residential 80,000 200 20 15 30 35 35%
Village Commercial 20,000 100 20** 10 10 50 70%
Commercial 80,000 200 30 30 30 35 50%
Historic Industrial 20,000 100 20** 10 10 50 70%
Industrial 80,000 200 50 30 30 35 50%

* Lot Coverage The area of a lot occupied by structures, walkways, drives, parking or other impervious
or semipervious surfaces.

**The front yard dimension may be determined by the setback of existing structures on adjacent parcels
where these setbacks are less thha minimum front yard dimension required by this Bylaw.

*** Increase the lot size to 40,000 square feet and lot frontage to 150 feet if water or sewer is not
available.

Source: Buckland Zoning Bylaws, last updi§i@5/2014

dzO1fFyRQ&a T 2yAy3a faz2 AyOfdzRSa aS@SNIft £ 4SN
some flexibility in dimensional requirements for the purpose of protecting important natural
and scenic resourceBacklotswith Farmland Sefsiderequires a spaal permit, ands
intended to encourage t efficient use of lanth new residentiatlevelopment to increase
opportunities for the preservation and continued agricultural us@mductive farmland, to
preserve land with pme agricultural sojland to peserve thescenic qualities of the Town.
Parcels with roadside farmland or land classified as prime farmland soils are eligible for Backlots
with Farmland Set Asidén exchange for the perimy Sy i LINR (G S O ppRoyaln@ ¥ 0 dzA f F
requirede O ! b with ro&d8ide &rontage, an equal number of Ipig to four, can be created
at the rear of the parcel without roadside frontagehe intention igo permanently protect
roadsideagricultural landand develop the lots in the back of the parcebasalternatve to a
traditional ANRBacklots can be a minimum of one acre, and are aecdsgsa common
driveway.Backlots with Farmland Set Aside provides farmland owners an alternative method to
carve out building lots from their land without sacrificing valualol@dsideagricultural land.

The Buckland Zoning Bylaw also contains a Cluster Development/Conservation Bylaw, which is

an optional provision that allows an alternative tst@ndard subdivisiorA minimum of 8 acres

is required, anddts can be reduced in size aggdouped together in one or more clusters within

the boundaies of thelarger parcel of landA minimum of 40% of the parcel must be

permanently protected from future development, aldd & KI NER 0 & siesddntsRS @St 2
or can remain the property of theriginal landowner if a permanent conservation restriction is

placed on the landCluster developments can be developed via site plan revéemon

2016 Buckland Housing Plan 45



BUCKAND HOUSIG PLAN

discretionary process that allows for input from theaio and residents butannot reject the
project if it meets zonig and subdivision requirements.

As an incentive to developers, a bonus point system allows developétsitbomore units in

the cluster development than would otherwise be allowed in the zoning if certain conditi

are met. These includarotecting additional open space, building energy efficient homes,
designing homes to match the architectural character of the area, and creating senior housing
restricted to ages 55 and up within the Village Residential or Histiodustrial districts. If

creating senior housing, at least 10% of the units mustlstricted asaffordable, and at least

50% of the units must be handicap accessible.

Thezoningdoesnot apply to buildings and uses that existed prior to the adoptibthe Zoning

Bylans. 2 6 S@S NE 1 2y A yady stbatdhtial ektdidsidhn or chiarge il use oany
reconstruction, extensiorglteration, or structural change to a building or structifre | 8 S& 2 NJ
buildings that do not conform to the current zoniogn be altered, reconstructed, or extended

only after review by the Zoning Board of Appeals, which must find that the change would be

less detrimental to the neighborhood, or would cause an unnecessary hardship if not allowed.
Non-conforming single and twdéamily homes may be altered as long as the cleatiges not

increase the nonconformity of the structurln addition, nosconforming uses, structures, or

lots that are abandoned for more than two years cannot beseblished and must meet the
requiremens of the current zoning.

Potential Zoning Changes for Housing

2 KAES . dzO1ftFYyRQ& 1 2y A yukhbedd dptiods foDltaMsING tfialiefaie LINE @ A
several potentiathanges that could help encourage a greater diversityooising typesn
town.

Accessory Apartments

Accessory apartmentre a low impact strategy to add housing units to existing single family
homes, providing homeowners awce of rental income and contributirtg the rentalhousing
stock in town Buckland already allows accesgapartments byright within singlefamily
homes.Tofurther encourage the creation of accessory apartments, the Town could consider
removing the restriction on expanding the square footage of a home to accommodate the
apartment(up to 800 square feetlard allow accessorgpartments by special permit in
secondary structures such as garages and hannas a separate fregtanding structureSixty

three percent (63%) of respondents to the Buckland Housing Survey supported amending the
zoning bylaw to allovaccessory apartments in secondary structures.

2016 Buckland Housing Plan 46



BUCKAND HOUSIG PLAN

ShortTermHomeRentals

Shortterm home rentalswhich may range from one night to more than 30 days, are becoming
more common as sites such &srBnBhelp facilitate the rental process. Shddarm rentals are
most common irtities and vacatiodestinations, however,r@ecdotal evidence and online
searches of the AirBnB website reveal that there are housing units in Buckland and Shelburne
that are partcipatingin this type of rental. Similar to an accessory housing unit, sieont

rentals can provide supplemental income to a homeowthat can help the homeowner pay

the mortgage and upkeep of the propert¢€oncerns about sheterm rentals includdire

safety, housing code and overcrowding issues, parking, and sanitation (overloading a septic
system, food safety, etc.). Additionally, homeowners or landlords may decide to rent units for
short-term rentals instead of to a longeerm (monthly or yearly)dnant, reducing the number

of longterm rental units available in a community. Finally, skerim rentals compete with

inns, hotels, motels, and bed and breakfast establishmenis do not pay commercial license
and inspection fees and may not complylwihe same code requirements that these

traditional lodging establishments need to meet.

Communities need to determine if and how they want to regulate sitemn rental units.
FASR 2y | 02 YY dz/tanin efals cddi@ he@esNaied inl sendl Kiffendibi
ways, including:

1 Limiting the number of shofterm 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 unitwould become an inn or bed and breakfast and would need to comply with the
same regulations for those uses;

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

1 Requiing shortterm rental unitsto be registered with the Town and meet all Board of
Health, fire, building, and sanitary codes.

Buckland could amend its zoning bylaw or general bylaw to address community concerns about
short-term rentals.

Multi-FamilyDwellings

Currently, the bylaw defines muttamily dwellings as no more than three or four units in a
structure, except for commercial or industrial structures over 50 years in age that are being
converted to residential use, which can contain more thaur funits. This definition restricts
the ability to construct new residential buildings over four units in.d&eckland may want to
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consider amending this definition to allow for more units in a structure within tilagé
GCommercial Mllage Residential and Historic Industrialdistrictsby special prmit to
accommodate potetial higher density developmentsithin these areas, such as senior
housingor artist live/work spaceAnotherpossiblechange to provide more flexibilifypr multi-
family housingwould be toallow the conversion of a twéamily residence into a muiamily
residenceby special permitvhichwould help facilitate the reuse of existing structures for
housing within the village, which was supported by 87% of respondents tBubkland
Housing Survey.

Assisted_iving Facilities

As noted previously, 45% of respondents to the Buckland Housing Survey identified assisted
fAGAY3I FILOAtAGASEAE FT2N) aSyA2NB YR LISNER2Y A 6Al
zoning curretly allows nursing homes by special permit in most zoning districts. Assisted living
facilities could be included with nursing homaghe Table of Use Regulations, and defined

within the Definition section of the zoning.

Shelburne Falls Dimensional i8tards

As notedabove a high percentage of respondents to the housing survey supported new
development within existing buildings in the village. New development on vacant or oversized
lots in the village was supported by 52% of respondents, the second most popular choice afte
building reuseAn analysis of lot sizes in the Village Commercial, Village Residential, and
Historic Industrial districts (collectively making up the Buckland side of Shelburne Falls)
however,reveals that many existing lots are nroonforming to currat minimum lot standards.
Approximately 77% of lots within the Village Commercial district, 50% of lots within the Village
Residential district, and 66% of lots within the Historic Industrial district arecooforming

based on the minimum lot size of BOO square feet (the 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).

While the zoning bylaw does allow for alteration and changes to buildings ocarormng

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 current zoning requirements, which could leadlight and empty lots.

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 engtrillage
character and providingdditional infil opportunities for housingkor example, if the minimum
lot size were reduced to 10,000 square feet (roughly a quarter atreamount ofnon-
conforming lots within the village would be reduced by more than {lable 21)
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Table 21: Estimated Ne@onfaming Lots within the Village based on Minimum Lot Size

Bl Total Lots Median Lot Size % NonConforming Lots
(sq. ft.) 20,000 sq. ft. 10,000 sq. ft.
Village Commericg 26 12,197 7% 38%
Village Residential 395 19,602 50% 19%
HistoricIndustrial 27 11,326 66% 33%

Source: Franklin Regional Council of Governments (FIREI®&)alysis, 2016.

Flag Lots
Flag lots provide a mechanism for siedale infill on larger lots within an already developed

area.Aflag lot bylaw fotthe village zoning districts couddlow for the creation of new house

lots that do not have the required road frontage under the existing zoning, but otherwise meet
the dimensional requirements of the district. Flag lots are created from an existitigakdbhas
enough area for two house lots, but does not have enough road frontage. Flag lots are usually
located behind an existing housing lot, and include an access strip for a driveway to access the
road.

Inclusionary Zoning

Inclusionary zoning is a plaing tool used by towns in Massachusetts to increase the affordable
housing inventory 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% & new homes are added to the yeaund housing stock. Most towns with this type 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 couldseé by the town ashere is no &te
requirement.

Affordable units developed through inclusionary zoning 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 Deexlbpm
(DHCD), recognizes the various ways that affordable units can be created, and provides
guidelines to ensure that new affordable units created through zoning meet the requirements
of Chapter 40BForty-five percent (45%) of respondents to the Bucklamadising Survey

supported amending the zoning bylaw to require a percentage of affordable units in new
development.

Chapter 40R Smart Growth Zoning Overlay District
M.G.L. Chapter 40R is a zoning enabling act that encourages towns and cities in Massachusett
to adopt overlay zoning districts that will facilitate housing development, including affordable
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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 del@ment, including town and city centers, other existing
commercial districts in cities and towns, and existing rural village districts; or

1 Areas that by virtue of their infrastructure, transportation access, existing underutilized
facilities, and/or locdaon make highly suitable places for residential or mixed use smart
growth zoning districts.

In order to be eligible, the overlay zoning district must allow densities of 8 units per acre for
single family homes, 12 units per acre for 2 and 3 family hoareor 20 units pe acre for
multi-family homes Residential uses must be allowed by right, but can include a limited site

plan review process and design guidelines to regulate the physical characteristics and design of
the development. The district musequire that 20% of new housing developed within the

district be affordable to households earning less than 80% of the area median income, adjusted
for household size.

Before adopting the zoning district, it must be approved by the Massachusetts Depdarntine
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 units permissible under the overlay distsictpposed to the
underlying districi{see Table 2below). 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.

2016 changestothélg GgAff | ff26 O2YYdzyAdASa G2 Syl Of
homes no larger than 1,850 square feet, on lots 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 antidfam

earning no more than 100 percent of area median incom& Y Y dzy AGAS& Syl Ol Ay 3
K2YSé¢ T 2yAy3a gAifft NBOSAGBGS (KS alryYS AyOSyidigs
to implement the program by January 1, 2057arter homes for fst-time homebuyers was the

second highest identified housing need in town, according to respondents of the Buckland

Housing Survey.
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Table 2: Incentive Payments to Town®f 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.

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, sitm&raor city that adopts a

smart growth overlay district is showing a commitment to creating affordable housing.

Tiny Houses
Tiny houses are single family homes that are typically less than 500 square feet in size. Some

tiny homes are built on a flatbewailer and are transportable, while others are built on a
foundation. They are less expensive to build and maintain than a typical single family home.
Tiny houses are a relatively new phenomenon, and current zoning regulations in Buckland and
most commurties do not specifically address them. Currently, a single family homoleiding a

tiny house on doundation thatmeets the State Building Code and the State Sanitary Cade

be constructedn a lot that complies with dzO{ t I Y R Q aredrifeedy undethe!l f
zoning.In addition,Buckland may want to considereating a tiny house provision under its
Cluster Development/Conservation Bylaw that would allow for a tiny house development with
certain standards, such as design requirements, minimum dlmssarea per dwelling unit,
YAYAYdzy 20 &A1 S LISNIRgSttAya dzyAldX YR ONBI
maintenance and upkeep of common areas.

Open Space Developméemtlatural Resource Protection Zoning

Goals of thel999BucklandShelburne Master Plaand the2004 Buckland Community

Development Plamcluded encouraging housing that fits into the rural and historic character of
026y YR G2 YFAYGFrAY (GKS 26y Q& OKF NI OUGSNI gA
exidiAyd RSOSt2LISR INBIFaod 'a RAaAOdzaaSR Ay GKS y &
resources @ dzy LINP G SOGSR FTNRBY RS@GSt2LIYSyidod 2KAES . dz
development alternatives that seek to balance new housing developméhtthe protection

of open space and community charactdevelopers still have the ability to create a coekie

cutter subdivisiordevelopment without conservation of lara resources
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The Massachusetts Executive Office of Energy and Environmentas AHB&R) recently released

a new model bylaw and best practices for open space developfidiite new model promotes

greater land protection and more frequent use of open spdeeelopmentzoning also known

as natural resource protection zonigigRPZ)in undeveloped areas within Massachusetts

towns and cities. Best practices inclugi@king open space developmethie only byright

subdivision optionn undeveloped, rural areas of a towand to require a minimum d&0% to

over 75%of a parcel to be protecteds open space. The best practices also encourage no

minimum dimensional standards other than property line offsets, and for the zoning bylaw to

Oft SINI & adGrasS GKS O2YYdzyAaideQa LINRPGISOGAZ2zY 3A2!| f
to prioritize what areas should be protected within a proposed development.

Buckland could explore amending or replacing its Cluster Development/Conservation Bylaw

with this new model for the Rural Residential distrletssible changes could include making

cluster devedpment the only byright subdivision option in the Rural Residential district.

5SSt 2LISNRAE ¢gK2 LINRLIAS |y FftOGSNYFGAGBS g2dz R
The percentage of required open space could lmeaased from 40% t60%or more, and bt

sizes could be determined mainly by the need forsite water and septic.

13 hitp://vww.mass.gov/envir/smart_growth_toolkit/bylaws/modebsdnrpz-zoringfinal.pdf

2016 Buckland Housing Plan 52


http://www.mass.gov/envir/smart_growth_toolkit/bylaws/model-osd-nrpz-zoning-final.pdf

BUCKAND HOUSIG PLAN

2016 Buckland Housing Plan

Town of
Buckland

Zoning 2010

Open Space
and Recreation
Plan




BUCKAND HOUSIG PLAN

NATURAL RESOURCES

Bucklandhas a wealth of important natural resources, including prime agricultural farmJands

large areas of ifragmented forestsand surface and underground water resourcHse Town

is approximately81%wooded, according to 2005 Franklin County land use daservation of
FIENXYEFIYR FYR GKS NHzNI f yIGdzNE 2F (GKS 26y | NB
According to the2010 Buckland Open Space and Recreation(RI8RP$urvey, residents rated

the loss of farmland and the loss of open space as the togatk to the rural character of their

town.

Less than 3% of the land area, approximately 371 acres, in Buckland is permanently protected

from development according to the 2010 OSR¥pproximately 37% of land area in town,

NRdzAKf & nXtHp |ONBaxX Aada SyNRftfSR Ay GKS {GlFdGS
from developmentThe Chapter 61 program was privatelyowned land at itsurrent useg

forestry, agriculture, or opespace and recreain ¢ instead of its developmentalue. The

Chapter 61 prgram does not provide permaneptotecion for the land, which can be

converted to anotler use if a town chooses not txercise its righof first refusal and back

taxesare paidby the landowner.

The town contains a number of significant resources where development shewdsioided if
possible, or planneth a way to minimize impacts to resourdege theOpen Space
DevelopmentNatural Resource Protection Zonigigcussion inte previous section)These
include important habitat areas, underground aquifers, prime farmland soils, rivers, streams,
and wetlands, as well as historic, cultural, and scenic resouseese of these resources, such
as rivers, streams, aquifers, andmpéd farmland soils, are located along roads in town, making
these resourcegparticularlyvulnerable to developmentAppendixCcontainsmaps from the
Buckland Open Space and Recreation Plan showing the locaspedaficresources in town.

INFRASTRUCTURE CAPACITY

adzy AOALI £ AYTFNI &G NHzO(G dzNB LI yt@skrvelits rasideh@ Add R £ S A
I O02YY2RI(dS ySg K2dzaAy3d RS@OSt2LIYSyidod YSe& | aLls
new growth and housing development are diseed in this section.
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Public Sewer

Properties served by plib sewer systems do not hatlee same spee requirements that are
neededfor private septic systems. This allows for smaller lot sizes and a maali@dnal village
neighborhood desigrrhistype of development consumes far less land per dwelling und, an
spreads the cost of operatirand maintaining the systems among all of the usBrsckland and
Shelburne share a wastewater treatment facility and collection system in the village of
Shelbune Falls. The sewer lines were first installed 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 Buckland, the collection lines serve most of the village and the MkHRaail Regional School.

The treatment plant is operating well within its capacity, and there are currently no plans to
expand the system in the futurg.

Public Water

The Shelburne Falls Fire Dist provides drinking water to homes and businessethé@willage

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 supply, and there ardsotwo 500,000 gabn water tanks that store

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

both towns. Current water use is within the approved withdrawal limits for the system. The Fire
District has been replacing aging pipesich were first installed in 1911 and 1912, in

conjunction with road projectsand has no plans for expanding the distribution system. One

issue identified is the line that brings water into Buckland is located on the Bridge of Flowers,
and is thereforevulnerable to floodingd?

Transportation

Running paralleltoClesgo . N2 21 A & (K S prin@pél yoaddvdy, Ashdiehi|Rbald,y’ R Q
also known as Route 117Zhis northsouth route linkBuckland with Ashfield anfoute 116 to

the south.Route 112 extendsouthto Goshen and connects the tovio Route 9, grimary

eastwest corridor, with connections to Northampton and Interst&#, the major northsouth
highway. To the northRoute 112 provides eorridorthrough Colrain to VermonRoue 2 is

located dong the northeasterrcorner of town, themajor eastwest highwayin Franklin County
providing access to Interstate 91 in Greenfield.

42013 Franklin County Water and Sewer Surkregnklin Regional Council of Governments.
15 |14
Ibid.
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The Franklin Regionatansit Authority (FRTA) operatasegular bus route with four sesa

day, Mondy through Friday, between Greenfielshelburne &lls,and CharlemontHowever,

stops inBuckland are limited on the wdstund trip to one stop in the morning &ohawk Trail
Regional Swol. Traveling eastbound, all fobuses stop at Mohawk Tradlegioml SchoolThe

bus does not stop on the Buckland side of Shelburne Falls. The closest bus stop for Buckland
residents in the village is at the Arms Library in ShelbU¥Ra.A also provides -@emand
transportation for the elderly and people with disab#ii with scheduling done throughe

Shelburne Falls Senior CentBeginning in 2016, Peter Pan began operating two intebziggs

a day in both directions between Springfield, MA and Albany, NY, with a stop in Shelburne Falls
across from the Visitors lofmation Center in Shelburne.

Transportation and Affordability

In a rural region such as Franklin @ty transportation costs mugdie taken into consideration
when determining true affordabilityHowever, this expense is often not calculagen though

it is the second largest cost for families after housing. The Center for Neighbofteabdology
(CNT) has created an index that combines both housing and transportation codtsoh$oa
assess thaffordability of locations. The index is based on tihemise thathouseholds should
spend no more than 45% of their income on housing and transportatombined.According

to the index when transportation costs are addéa housing costs, all areas of Bucklard
consideredunaffordable Householdsn Sheburne Falls (including the Shelburne side) spend an
average of 50% of their income on housing and transportation combined, while households in
all other areas of Buckland spend an average of 61% of their income on housing and
transportation combinedLocatng housing in walkable neighborhoods close to jobs, shopping,
and services, can help reduce the total cost of living for households.

Utilities

According to the 2014 American Community Survey estimamsoaimately 60% of occupied
homes in Bucklandre heated withfuel oil, an expesive form of heating. Roughly 18% of
homes in Buckland are heated with waathichis fairly inexpensive, butan causdocalair
quality problemsf old, inefficientwood burning appliances are usedpproximately 10% of
homes are heated with bottled or tank gas, 6% are heated with some other fuel, 3% use
electricity, andl% of homes usatility gas, solar, ono fuel, respectivelyfor heating.

To help control energy costs for homeowners and renters, new construstionld be energy
efficient, and incorporate when possible passive heating and cooling strategies and renewable
energy sources such as solar photovoltaic systems anddfiigiency wood heating systemis
2015, Buckland patrticipated in the Solarize Masgpam along with Ashfield and Plainfield.
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The program helps lower the cost of solar installations on homes and busirtbssegh a

tiered pricingstructure, where the more residents and businesses that sign up for a system, the
lower the cost is for evgone. Through this program 42laoinstallations were contracteith
Buckland.

Additionally, replacing aging heating equipment in existing homes with energy efficient models,
as well as making homes more energy efficient, will help reduce utility cestsime.

Buckland as a designated Green Community by the state, has adopted the Stretch Energy
Code, an appendix to the Building Code which requires greater energy efficiency in new home
constructionand renovations

Bucklandh & LJ NI 2F GKS al aal OKBYM&ssBicadbandNB3 fiRer | Y R
telecom network Currently roughly 87% of residents and businesses are served by cable
broadband internet service. Proposed extensions by the cable provider undétBhéasMile
Program would provide internet coverage to over 96% of residents. In addition, the MBI
MassBroadband123 middimile fiber optic network travels through Buckland along major

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

Mohawk Trail Regional School, and the Buckland Public Library. As a middle mile fiber optic
network, it offers an opportunity for other last mile providers to buildout additional network in
Buckland and easily connect to the global telecastwork.

Public Schools

Buckland is part of the Mohawk Trail Regional School District, which includes the Buckland
Shelburne Elementary School, located in Shelburne, and the Mohawk Trail Regional High School
and Middle School, located in Bucklafithe Bukland-Shelburne Elementary School houses

grades prek through 6 and serves 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, Plainfieahd Shelburne.

Between 2000 and 2007, elementary school enrollment declined by over 100 students. Since
that time enrollment has fluctuated arour2D0 students. In 2015 the school began offering
free preschool, which resulted in an increase of 18-gitudents from the previous year,

which accounts for some but not all of the increase in enrollment that year. The middle and
high schools have seen a greater rate of decline in recent years. Since 2000, enroliment has
declined by 47%, to a low of 444 stude in 2015Enrollment numbers for Buckland students

at the regional middle and high school are available from 2005 through 2016, and follow a
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similar trend. During this time, enrollment of Buckland students declined by 49%, from 110
students in 2005, ta preliminary estimate of 74 students in 2076.

While many towns and cities ieastern and centrallassachusetts havgtruggled with
accommodating growing population in their school systepuckland and the regiahschool
districtare dealing with the impacts of declining enroliment¢hen schools are operating well
below capacitythe cost per student can be unaffordaldle communities. The Mohawk Trail
Regional School District has struggled with controllmgfas enrolimentetlines andixed
costs such asransportation and building operations and maintenan@main the same or go
up. From a housing perspective, providing affordable rental and homeownership housing
options for families with children is one stratedyat codd help curtail the decline in
enrolimert.

Figure 11: Mohawk Trail Regional (Mland BucklaneShelburne Elementary (BSE) School
Enrollment

School Enrollment 20002015
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Source: Massachusetts Department of Elementary and Secondary Education.

' Buckland enrollment numbers were received from the Mohawk Trail Regional School District in October 2016.
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LOCAL CAPACITY
Municipal Staffing

Bucklandhas a Town Meeting form of government with a thyeerson Board of Selectmemnd

a Town AdministratarLike manygmall towns, Buckland relies @olunteers to fill town boards,
commissions, and committees, aaldition to stdf. Buckland 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 seniors in the community, and has assisted seniors with housing
related issues in the pastcluding a small home repair program, and a presentation of options
for creating an accessory apartment in a home.

CKS ¢26yQa tAYAGSR aidl ¥F NBaz2dzZNOSa F2NJ LX FyyA
through collaborations with regional agenci@sd organizations such as the Franklin Regional

Council of Governments and the Franklin County Housing and Redevelopment Authority. These
agencies offer technical skills related to planning and development, and can help the Town

access funding resources fits planning and development initiatives.

The Town of Buckland worksth the Franklin County Regional Housing &stlevelopment

Authority (HRA) to address local housing needs. HRA was created in 1®ig3Nbgssachusetts

Legislature as the Commonweallti FANR G NB I A 2 y I fandlitkledly regdnak 2 dza A y
redevelopment authority. At that time, the State recognized that thea®@ns of Franklin

| 2dzy e a avrtt O2YYdzyAdGASa A ysuiidies adgcasdtal SQa Y
housng and community development resources, and were unlikejeteelop and sustain

adequate housing and community development capacity independad®A was established

to help address housing and development issues and to assistiestlopment projectsboth

for the region as a whole and for local communities.

HRA works with Bucklarahd other communities in the region on a variety of housing
concerns. HRA provides counseling for finste homebuyers, tenants and landlords, and offers
assistance and fuding for the rehabilitation of singieamily and multifamily structures,
compliance with state septic system (Title 5) requirements and municipal infrastructure
improvements. HRA also owttee three affordable housing units in Buckland, and manages
Highbnd Village in Shelburne Fallsw ! f@hding primarily comes from public state and federal
sources.

At the lbcal level, HRA assists Bucklavith its Community Development Block Grd®DBG)
applications and provides program administration for the gra@®BG funds conieom the
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U.S. Department of Housing and Urban Development (HUD), and in Massacharsetts,
channeled to communities throlgDHCD. HRA coordinates Buckl@arid K Zeatebiltafiah
program with CDBG funds. This program provides zero isttedeferred paymenkans to low

and moderateincome households for home repairs, lead paint abatement, Titlpdgrades and
home improvementsThe program has been utilized by eight households in Buckland in the last
five years, and there are currenth8 households on the waitlisiRA works closely with Rural
Development Inc. (RDI), an independent, private, nonpasfghoot of the agency that builds
affordable homes and rental housing for seniors, families@emple with special needs. HRA

and RDI hve conducted a number of projectsknanklin Countyo create and/or upgrade
affordable housing.

In order to increase local capactty support the creation of housing and housirgjated

programs, Bucklandas several optiong\ volunteer housing comittee couldbe established
tog2NJ 2y | &aS aausing @eds &8 makerécgntninidats to the Board of
SelectmenThe creation of an Affordable Housing Trust is another option that provides towns
more flexibility inacting on potential affordalel housing development opportunities. Trusts can
be formed usingCommunity Preservation Act (CPA, see next sectiodpther funds, and may

be given the authority to use the funds in the trust for local affordable housitigtives

without having to getpproval through Town Meeting. The Municipal Affordable Hou$nugt

Fund Law (MGL c.44 s.55C), passed in 2005, simplifies the process of establishing a trust fund,
andsets guidelines on what local housing trusts can do, who can serve on the boardhand w
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.

Professional staff can bring the needed expertise, adinatige and technical support required

to effectively manage the creation of affordable housing in a community. Towns and cities
around thestate have partnered together to hire regional housing coordinators. The FRCOG is
currently studying the feasibilitgf establishing a regional housing coordinator position in
Franklin County that could serve towns interested in pursuing housing initiatives.

Municipal Budgets

Buckland like many small towns in Massachusetts and elsewhere, struggles to contain
municipal costs and maintain a balanced 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 chailtesguation for many
towns, since many municipal costs are increasing more than 2.5% per year. Town voters must
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approvean override for towns to increase spending over this level. Since other costs for
residents arggrowing as well, including for basieeds such as housing, home heatihgalth
insurance, food, antransportation, towns can be hesitat bring an override proposal to the
voters, and voters can be hesitantapprove an override. With limitetbwn funding and small
budgetaryincreases, tanns can be forced to cugervices and put off infrastructurepairs and
upgradesand other capital improvements

The Community Preservation Act (CPA) was signed into lawssadausetts in 2000, and
allowscommunites to create a local Communi®Breservation Fund through a real estate tax
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 trushfli To adopt the CPA, Town Meeting must first vote
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 otthe tax surcharge to lessen the burdenm@sidents, such as exempting
low income residents from paying the surchargedexempting the firs$100,000 of a
LINPLISNII2Qa aaSaasSR g fdsSo

Each year at least 10% of the funds earned must be spent or setfasioleen space, historic
preservation, and 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 Sel&xard and Town Meeting on how to use the
funds. The law iflexible with how funds can be spent on housing, stating that funds can be

dza SR T 2 NJ ( KeRatidnl pte§edvatieniaad’s@poB of community housing; and for the
rehabilitation and restorion 2 F @ dPO2 YYdzy A lé K2dzaAy3a GKIFG A&
Fdzy RA® G/ 2 YYdzy A U &s hguBingdhktys Afforddbld (thRoGgh & IgiegnRdeed
restriction) for households earning at or beld®@0%of the area median incomeifty-three

percent (53%) of respondents to the Buckland Housing Survey supported the adoption of the
CPA in Buckland.

POTENTIAL SITES FOR HOUSING DEVELOPMENT
This section provides information on potential sites in Buckland where new housing

development could occur #t would help meet identified housing needs. This is a preliminary
review of sites, and further study of the feasibility for housing development will be needed.
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Analysis of TowrOwned Land

An analysis of Towawned land in Buckland resulted in few opportunities for potential housing
development.The two sites described below each have opportunities and constraints that need
to be explored further.

Former Highway Garage

The former Town Highay Garage site is located at 50 Conway Street in the Historic Industrial
zoning district. The lot is 0.36 acreagdastill contains the formegarage and salt shed. The site
is within walking distance of the village center. Constraints include the existiitdings and

any potential contamination that may remain on the site from its former use. The lot is-a hon
conforming lot under the zoning, as it does not meet the minimum lot size. Any potential
redevelopment of the site would need approval from thenify Board of Appeals.

Current Police Station

The site of the current Police Station on Conway Stneightbe a good location for future
housing in the event the station was to move to another location. The lot is 0.59 acres and is
located within the Hitoric Industrial zoning district. The site is within walking distance to the
village center.

Former Lamson and Goodnoite

One ofthe largest parcels within Shelburne Falls on the Bucklandodittes villages the

former Lamson and Goodnowoperty, located on Conway Street. The site of the former
manufacturing company was divided in 2015 when the company sold approximately 12.5 acres
of the 18.3 acre parcel to help pay off debt. The Lamson and Goodnow retail store remains on
land retained by the ampany. The larger parcel contains former manufacturing buildings and
woodedopen space adjacent to the Deerfield RivEnenew owner reportedly has plans to use
some of the site for expanding his Arizelpased higktech company.

It may be possible tonclude housing as part of the redevelopment of the property, though it is
unclear how compatible the intended business uses will be with houlsiragldition, he
undeveloped area of the parcel adjacent to the Deerfield River contains Priority HabiRatef
Species under the Natural Heritage and Endangered Species Program (MHE&Pity

Habitat is an areavhere plant and animal populations protected by the Massachusetts
Endangered Species ARegulations (321 CMR 10.00) may occur. Most developamtivities
proposed within &riority Habitat area would need NHESP review and appréwvellly the site
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is locatedwithin the 10Qyear floodplaina significantconstraint to housing at this location.
Most recently, the site was flooded during TropiSabrm Irene in 2011.

Lamson and Goodnow retainégo lots located along Conway Street. One lot contains the

retail store and a second building. This lot is approximately 0.94 acre. The second lot is partially
cleared and partially wooded, and containsimaldings. It is approximately 2.1 acres. Both lots

are within the Historic Industrial district, and may have potential for housing developrbat.

lot with the retail store and building falls withiimé 100year floodplain, and waooded

during TropichStorm Irene again representing a significant constraint to housing development

at this location The second latppears to beartially or whollyoutside of the floodplain, and

does not contain NHESP Priority Habitat aiath lots require an environnmtal assessment

for contaminationgiven past nearby industrial uses.

Search for a Newehior Center Site

In December2014, a population study of West County was done for 8teelburne FallSenior
Center by UMass Bostpwhich projected a 70% increasethe age 60 and over population in
the three towns served by the center (Ashfield, Buckland, and Shelburne). Based on the
projected future need,n 2015 a feasibility studyas completedor an expansion of the Senior
Center Expansion options includedmovations of existing sites as well as new construction.
Companion senior housing was includedg®ssible option at one of the sites looked at in
Shelburne Falls.
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4. Housing Goals and Recommendations

The following goals and recommendations are suieof the Buckland Housing Plan

/I 2YYAGGS5SQa RA&aOdzaairzya yR lFylfeara 2F GKS LI
plan. By working towards meeting these goals and implementing the recommendations of this

plan, the Town of Buckland will ke progress in addressitige housing needs in town.

HOUSING GOALS

The Housing Plan Committee reviewed the housing goals of the 1999 BuHKhetiourne
Master Plan and the 2004 Buckland Community Development Plan, and decided that the
following goals continue tbe relevant for Buckland

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

2. To work towards raising the affordable housstgck as defined by M.G.L. Chapter 468,
10% of all housing unitgonsistent with the State goal for every town

3. To providefor residential development that is consistent with the rural and historic
character of the community.

4. To encourage a mix of housing densities, ownership patterns, prices, and building types to
serve diverse households.

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

HOUSING RECOMMENDATIONS

Capacity Building Recommendations

1. Housing CommitteeCreate aHousing Committee to work towards implementing housing
goals and recommendations in towklembership could include representation from other
Town boards, the Senior Center, the Council on Aging, landiea$yrs,bankers, and
interestedresidents.

2. Tranings and Workshop§:own staff and members of the Housing Committee can
participate in housing workshops and trainings offered by the Department of Housing and
[ 2YYdzyAGed 5S@St2LIVSyG 651 /502 GKS al dal OKdza S
Housing ad Planning Association (CHAPA), and other organizations. In particular, once a
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year 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 dfferda
housing in their towns.

3. Community Preservation AdConsider adoption of the Community Preservatict(CPA)
to generate a new source of fundifgr the dewelopment of affordable housing.
Communities that adopt the CPA can impasgroperty tax surcargeup to 3%which sets
aside funds to address local needs related to oppace protection, affordable housing,
historic preservation, and recreation. Local Géfds are matched by the Commonwealth
through the Massachusetts CommunRyeservation Trugtund. Towns can choose certain
exemptions, such as exemptingthieA NE G Pmnnznnn 2F | K2YSQa O
income residents from paying thax surcharge.

4. Regional Housing Coordinatdie Franklin Regional Council of Governm@éRRBCOG) and
the Franklin County Regional Housing and Redevelopment Authority (HRereeetly
studying the feasibility of creating a regional housing coordinator position in Franklin
County. Creating such a position was recommended in the E€drklin County Regional
Housing StudyA regional housing coordinator coulebrk with Bucklandon affordable
housing activitis, andg 2 dzf R I O Fa F Gt Ne2SO0 al yrF3aSNE (:
Request for Proposals, permitting, aligning funding sour@edworking with developrs to
create new affordable housing in the regighcoordinator could also help develop and
administerhousingprograms

Zoning Recommendatiorts

1. ShortTerm RentalsConsider a zoning and/or general bylaw to regulate shenn rentals
in town. Optionscould include: requiring shoterm rental units to be registered with the
Town; restricting the number of days a unit can be rented annually, over which the use
would be considered a bed and breakfast; and ensuring units meet all building, fire, health
and sanitary codes.

2. Accessory Apartment3o increase longerm rental housing options in Buckland, amend
the zoning bylaw to provide more options for homeowners to create an accessory
apartment.Removethe restriction on expanding the square fege of ahome to
accommodate an accessory apartment. This would allow a home to be expanded if needed
to accommodate an apartmenip to a maximum of 800 square fegirovided that all

YttS81asS asSsS GKS w2yAy3d F2NI I 2daAy3d aSOGA2YyS 06SIAYYAY3T i
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zoningdimensional requirementare met. Alow accessory apartments [§pecialPermit in
secondary structures such as garages and bams$as a separate frestanding structure
so long asdequate offstreet parking is providedRequire accessory apartments to mexdit
shortterm rental regulations (see above) if applicable.

3. Multi-Family DwellingsAmend the definition of mulifamily dwelling tancrease the
number of units allowed within a structure by Special Pefroin four to eightin the
Village Commercial, Village Residential, and Historic Industrial districts to accommodate
higher densitynew developments within these areas, such as senior haushtiow for the
conversion of a twdamily residence into a muamily residence by Special Pernaitn-
wide to help facilitate the use of the existing building stockddditional housing
development.

4. Assisted Living Facilithdd assisted living facilities to the Table of Use Regulations in the
Zoning Bylaw. Assisted living facilites could bR RS R (2 (G KS dayirdB A Yy 3 K2 )
use regulationsand beallowed by $ecial Permit in all zoning districts except the Industrial
district. Assisted living facilities shoudd defined within the ZoninBylaw,includnga
maximum allowable number of units per facility.

5. VillageDimensional Requirementépproximately 77% dbts within the Village Commercial
district, 50% of lots within the Village Residential district, and 66% of lots within the Historic
Industrial district are nortonforming based on the minimum lot size of 20,000 square feet
Alteration and changes to ddings on norconforming 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 restablished without meeting the current zoning requirements,
which could lead tdlighted buildingsand empty lots. The Town has several optitms
considerfor addressing these issues:

a. Decreasdhe minimum lotsize from 20,000 square feet to 10,000 square feet,
andminimumfrontagerequirements from 100 feet to 60 feevhere public
water and sewer is available to reduce the numbenaoifi-conforming lots in the
village.

b. Consider adopting a flag lot bylaw for the village zoning districts to allow for the
creation of newhouse lotghat do not have the required road frontage under
the existing zoning, but otherwismeet the dimensional requirements of the
district. Flag lotare created from an existing lot that has enough area for two
house lots, but does not haveneugh road frontage. Flag loése usuallylocated
behind an existing dusing lot, andncludean accesstrip for a drivewayo
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access the road-lag lots provide a mechanism for srradhle infillon larger lots
within an already developed area.
c. AdoptaChapter 40R Smart Growth Overlay Distraich provides for asf-
right housing at greater densities than what is currently allowed in a zoning
district.! yS¢g St SYSy(d 2 Fstadekl8 YSER2 DNR VW SNA I §K $ K
would allow smaller homes no larger thar850 square feet, on lots no larger
than a quarter acre. Aehst 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 of
areamedianincomé. 2 YYdzy AGASa Syl OGAy3a GKS aadl NJ
receive the same incentive paymeras theywould if adopting thenigher
density elements of the prograniSee pages 487 for more information on
Chapter 40R.)

6. Inclusionary ZoningConsider adopting inclusionary zoning in some or all zoning districts in
town. New developments of a certagize could either be incentivized create some
affordable unitsthrough a density bonygarking space reduction, and/or reduction of
development feesor required to include a percentage of affordable unitsdzO{1 f | Y RQa
zoning currently incentivizesfafdable senior units as part of a cluster developmenht
senior housingn the Village Residential and Historic Industrial zoning districts. An
inclusionary zoning bylaw could expand this concept to other types of housing
development.

7. Cluster Developmeér Conservation Bylaness than 3% dBuckland is permanently
protected from developmentThe Town couldmendthe Cluster Development
Conservation Bylam the Rural Residential zoning distric2 F dzNII K SNJ LIN2 G SO
natural resourcesvhile albwing flexible design of new residential developmerévisions
to the bylawcould include making cluster development the onlyright subdivision option
in the Rural Residential district. Developers who propose an alternative would need to go
through a $ecial Permit process. The percentage of required open space could be
increased from 40% t60%or more. Lot sizes could be determined mainly by the need for
on-site water and septicwhich couldoe accommodated througbhared septic systesn
The Massachusetts Smart Growth / Smart Energy Toolkit provides a model Open Space
Design / Natural Resource Protection Zoning bydath best practies'®

¥ Model OSD / NRPZ bylakitp://www.mass.gov/enwr/smart growth_toolkit/pages/S&ylawsosrd.html
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Housing Progranikecommendations

1. Home Rehabilitatio®Prograns. Continue to work withte Franklin CountiRegionaHousing
and Redevelopment Authority BA)for housing rehabilitation projects. HRA currently
coordinates and administei housing rehabilitabn loan program for Bucklarehd other
communities in the region. THeousing rehabitation loans are funded primarily through
Community Development Block Grg@DBG) awards, arde available to low and
moderae-income householdfor home repairs, home improvements, fixing of building
code violationsleadpaint abatement,Title Supgradespr accessibility projects.

Provide informatiorto residents and landlords about available funding programs to
rehabilitate their homes or rental units, including lepaint abatement,septic systems,
weatherization, andiccessibilitymodifications. Existing programs inclutiee Housing
RehabilitationProgram administered by HRi#he CEDAEome Modification Loan

Program'? STAVROS Home Sweet Home proditand the USDA Rural Development Very
LowIncome Housing Repair progr&mThe Shelburne Falenior Center also offers a
home repair program fosmall jobsand repairsWork with the HRAand Senior Centdpo
create a handout with infonation on the various programBistribute the flyer through tax
bills or other methodsWork with HRA and the Sem Center to coordinate an information
session for residentand assist residents with filling out program applications.

2. Assistance for Senioesnd Persons with Disabilitied/ork with the Senior Centeéo provide
assistance to residents who want to es# sharing their home oadding an accessory
apartment to their homeThe Senior Center is currently working towards offeang
informational series andupport to help people accomplish a new housing arrangement.
Assistance could include walkirggidents through the permitting proce$sr an accessory
apartment andhelping them get estimates froneputable buildersas well ahelpwith
finding a tenant. Assistander seniors inteested in sharing their homeould includehelp
with networkingto find a housemategverview oflegal issues, and more.

3. Assistance foFirstTime HomebuyerdPromote and pblicize available firsime
homebuyer resources. Work with the HRApromote its FirstTime Homebuyer workshop
series, and available firstme homebuyer mortgage programs, such as the Massachusetts
| 2dzaAy 3 t I NIYSNBRAKALIQE hyS a2NI3dr3asS tNRPINIYZ
Development Single Family Housing Guaranteed Loan Program.

9 hitps://cedac.org/homemodificationloan-program/
2 hitp://lwww.stavros.org/hsh.html
2 hitp://www.rd.usda.gov/programsservices/singldamily-housingrepair-loansgrants/ma
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To further assist potential firdime homebuyers in Butind,the Town couldeek funding

to establish &irstTime Homebuyers Program. This program could provide financial

assistance tancomeeligible firsttime homebuyers to cover the down payment and closing

cost€ 2NJ (i2 G0dz2 R2¢Y éhdme tafliNg gap etweeh a aik& O2 a il 2
rate price and an affordable pricAdeed restriction would be required on the home to

preserve affordabilityjongterm, and the prograntan requirethat homes meet the

requirements of the Local Initiative Prograpth y Of dza A2y 2y GKS {4l 1SQa
Inventory.The Town of.everett recently established a buapwn program using CPA and

Leverett Housing Trust fundEhe program is admistered by the HRAViore information

2y [ S ZpHodrEnicantha found herdttp://www.fchra.org/index.php/for-
homeowners/leveretthomeownershipassistanceprogram

4. Assistance foHomeEnergy Upgrade In conjunction with the Buckland Energy Committee,
create an informational flyefor residents and landlordabout available home energy
improvement opportunities, such as energy audits and weatherization/insulation through
the Mass Save program, the BERSave Heat Loan program to upgrade or replace heating
and hot water equipment, the Mass Solar Loan program to finaesiglentialsolar
photovoltaic installations, and other available incentives for energy efficiency and clean
energy improvements

Housng CreationRecommendations

1. Make Townrowned land availalel for affordablehousing creationFurther explore the
feasibility of siting housing on the former Highway Garage it Police Station sifand
other Townowned sites that may become availabRequest funding frorthe Franklin
Regional Council of Governments (FRCBY@)nfield program to conduct Phase |
Environmental Site AssessmefESA)andwork with the Franklin County Regional Housing
and Redevelopment Authority (HRA) to find funding for prelimitemysingstudiesfor the
sites.

2. Support the reuse and redevelopment of existing buildings for housiraddition to the
zoning changes proposed above, the Town could consider the foticstiategiegor
encouraging reuse of existing structures for housing:
a. Work with thenewowner of the former Lamson and Goodnow property to explore
the feasibility of including housiiga LJ- NI 2 F (0 KS ,with sp&i@la NI RS
consideration of thegotential for flooding on the site, possible contamination from
past industrial uses, and the presence of NHESP Priority Habitat.
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b. Approach Lamson and Goodnow about the possibility of developing housiting on
O2YLI yeQa NBYlIAYyAYy3I LitkESpsdakconsidegtiplofthe2 y ¢ | &
potential for flooding on the site and possible contamination from past industrial
uses.

3. Support new housing on vacant lotsdnadjacent tathe village In addition to zoning
changes proposed above that would makeasier to build housing on smaller lots in the
village, the Town could identify potential lots for small infill development within the village
or lots adjacent to the village where new housing could be saed,work withRural
Development Inc Rionee Valley Habitat for Humanity, ather entities to facilitate
discussions with property owners.
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Table B: Buckland Housing Action Plan

Capacity BuildindRecommendations

Housing Committee

Create a HousinGommittee to work towards implementing
housing goals and recommendations in town.

Board of Selectmen

Trainings and Workshops

Participate in housing workshops amhinings offered by the
Department of Housing and Community Development (DHCD),
al aal OKdzaS4dGa 1 2dzaAy3a tI NIyS
Planning AssociatiofCHAPA), and other organizations.

Housing Committee

Community Preservation Act
(CPA)

Consider adoption of the CPA

Citizen groupwith support from
the Housing Committee and
other Town Boards/Committees

Regional Housing Coordinator

Support the creation of a regionabusing coordinatopostion,
andwork with the coordinatoron affordable housing activities

Board of Selectmen, Kging
Committee

Zoning Recommendations

ShortTerm Rentals

Consider a zoning and/or general bylaw to regulate stenmn
rentals in town.

Selectboard, Planning Board,
Housng Committee, Board of
Health

Accessory Apartments

Allow an existing home to bexpanded up to 800 square feet to
accommodate an accessory apartment, provided all zoning
dimensional requirements are met.

Planning Board, Housing
Committee

Allow accessory apartments [§pecialPermit in secondary
structures such as garages and baargjas a separate free
standing structurgrovided there is adequate offtreet parking.

Planning Board, Housing
Committee

Ensure that new accessory apartments meet all shemin rental
requirements, if applicable.

Planning Board, Housing
Committee

Multi-Family Dwellings

Amend the definition of multfamily dwelling to allow up to &mnits
in a structure by Special Permit in the Village Commercial, Villa
Residential, and Historic Industrial districts

Planning Board, Housing
Committee
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Allow forthe conversion of a twdamily residence into a mutti
family residence by Special Permit towuide.

Planning Board, Housing
Committee

Assisted Living Facilities

Add assisted living facilities to the Table of Use Regulations ung
the current entry for nusing homes. Add a definition to the zonin
bylaw, including the maximum number of units allowed per facil

Planning Board, Housing
Committee

VillageDimensional
Requirementgconsider one or
more of these options)

Decrease the minimum |atize to 10,00 square feet and minimun
frontage to 60 feewwhere public water andewer is availableo
reduce the number of norwonforming lots in the village.

Planning Board, Housing
Committee

Adopt a flag lot bylaw to allow new residential lots to be created
from existing lots that do not have the required road frontage bu
otherwise meet the dimensional requirements of the district.

Planning Board, Housing
Committee

Adopt a Chapter 40R Smart Growth Overlay District, which proy
for asof-right housing at gre@r densities than what is currently
allowed.

Planning Board, Housing
Committee

Inclusionary Zoning

Adoptinclusionary zoning in some or all zoning districts in téevn
encourage or require affordable units in new housing developm

Planning Board;lousing
Committee

Cluster Development /
Conservation Bylaw

Amend the bylaw to makeluster development the only biyght
subdivision option in the Rural Residential district.

Planning Board

Increase e percentage of required open spaicea cluster
developmentfrom 40% to60% or morean the Rural Residential
district.

Planning Board

Allow bt sizego be determined mainly by the need for esite
water and septicincluding the use of shared septic systems.

Planning Board

Housing PrograniRecommendations

Housing Rehabilitation

Continue tosupport the housing rehabilitation loan program
administered bythe Franklin County Regional Housing and

Redevelopment Authority (HRA).

Board of Selectmen
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Work with the HRANd Senior Centdp create ahandout with
information on various housing rehabilitation programs. Distribu
the flyer through tax bills or other methods.

Housing CommitteeCouncil on
Aging, Senior Center

Work with HRA and th8helburne FallSenior Center to coordinatg
an informdion session for residentnd assist residents with filling
out program applications

Housing Committee, Council o,
Aging, Senior Center

Assistance for Seniors and
Persons with Disabilities

Work with the Senior Centdo provide assistance to residents wh
want to explore sharing their home or adding an accessory
apartment to their home.

Housing Committee, Council o,
Aging, Senior Center

Assistance for Firskime
Homebuyers

Work with the HRA to promote its FirStmeHomebuyer workshop
series, and available firsime homebuyer mortgage programs.

Housing Committee

Seek funding to establish a Fir§tme Homebuyers Program

Housing Committee

Assistance for Home Energy
Upgrades

Create an informational flyer faesidents and landlords about
available home energy improvement opportunities.

Housing Committee, Energy
Committee

Housing Creation Recommendations

Make Towrowned land
available for affordable housin
creation

Further explore the feasibility of sitirfgpusing on the former
Highway Garage sitéhe Police Station sitend other Town
owned sites that may become available.

Housing Committee, Board of
Selectmen

Work with the Franklin Regional Council of Governments (FRC(
and the Franklin Countegional Housing and Redevelopment
Authority (HRA) to find funding for preliminary studiesd
conduct Environmental Site Assessments as needed

Housing Committee, Board of
Selectmen

Support the reuse and
redevelopment of existing
buildings for housing

Work with the new owner of the former Lamson and Goodnow
property to explore the feasibility of including housing astf
0KS aAi5Qa NBRSOS g A
potential for flooding on the sitgpossible contamination from pas

industrial usesand the presence of NHESP Priority Habitat.

Housing Committee, Board of
Selectmen
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Approach Leson and Goodnow about the feasibiliy developing
K2dzaAy3a 2y UK SinghareelsklofigCoawayNSieé! Housing Committee, Board of
with special considerationf the potential for flooding on the site | Selectmen

and possible contamination from past industrial uses.

Identify potential lots for small infill development withihe village
or lots adjacent to the village where new housing could be sited
Work with Rural Development Inc., Pioneer Valley Habitat for
Humanity, or other entities to facilitate discussions with property
owners.

Housing Committee

Support new housing on vacar
lots in or adjacent to the village Housing Committee,d&rd of

Selectmen
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5. POTENTIAL FUNDING SOURCES AND AVAILABHEUSING RESOURCES

POTENTIAL FUNDING SOURCES AND PROGRAMS FOR AFFORDABLE HOUSING
DEVELOPMENT

Community Development Block Grant (CDBG) Program

The CDBG program provides assistance for housing, community, and economic development
projects that assist low and moderatecome residents in eligible communities. Municipalities
with populations under 50,000 must apply to the competitive state progrdime Franklin

County Regional Housing & Redevelopment Authority (HRA) has a community development
program that works with municipalities interested in pursuing CDBG program grants. HRA
administers deferred paymentousing rehabilitation loans, funded thugh the CDBG program,
on behalf ofBucklandand many other Franklin County towns. These loans provide an
affordable means for homeowners to bring their homes into compliance with building codes,
perform needed repairs including accessibility modificatiam&l weatherize their homes.

These loans are also available for invesiamned rental properties and ownesccupied

buildings with rental units.

Community Preservation Act

The Community Preservation Act (CPA) was signed into law in Massachusetts, iar2D00

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 protection, historic
preservation, affordable housing, and outdoor recreation. The funds earnedchynmunity

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 adopt the 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 tax surcharge to

lessen the burden on residents, such as exempting low income resiagenighying the

surcharge,an$ ESYLIi Ay 3 G(KS FTANBRG bwmnn ZHachyearZafleast LINE LIS
10% of the funds earned must be spent or set aside for open space, hmteservation, and

community housing. The remaining 70% of funds candssl for any of thesareas and

outdoor recreation. The CPA requires that a local Community Preservation Combdttee
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created that makes recommendations to the Select Board and Town Meeting on how tloeeuse
funds.

The law is flexible with how funds che spent on housing, stating that funds canused for

GKS Gl OljdAaAraidArazys ONBIFOGAZ2YS LINBaAaSNBIFGA2Y | yR
NEKIFOAEAGIOGAZ2Y YR NBail2NXGA2y 2F O2YYdzyArideée K
funds.d/ 2 YYdzy AN¥EIK2828 RSTAYSR | 4 K2dzaAgrmAdeddK | G A &
restriction) for households earning at or below 100% of the area median income. Hqwever
communities can 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 (Miffélated a guidebook in 20%6at outlines

eligible CPA housirartivities and provides examples ohat towns and cities in Massachusetts
have done so faf? The Community Preservation Coalition website provides a database of
projects inall of the CPA eligible categories that towns and cities have completed using CPA
dollars and is an excellent resouréer towns considering adoption of the CFA

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 are available for
rental, home ownership and mixagase projects as well as housing for tfisabled 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 acquisition, construction or preservation

of affordable housing. MassHousing and DHCD jointlyimidter AHTF. Eligible applicants

include governmental subdivisions, community development corporations, local housing
authorities, community action agencies, commuriigsed or neighborhootbased norprofit

housing organizations, other negrofit organiations, forprofit entities, and private

employers.

CEDAC Seed Funding and Technical Assistance

The Community Economic Development Assistance Corporation (CEDAC) ispalgjiastate
agency created to provide technical assistance anddaneelopmentfunding for nonprofit,

2 Create, Preserve, Support: Using Community Preservation Act Buaistér Local Housing Initiatives
http://www.mhp.net/writable/resources/documents/CPAuidebook2016 lowres.pdf
2 Community Preservation Coalition websitetp://www.communitypreservation.org/
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communitybased development organizations, limited equity cooperatives, and public agencies.
It can help communities working with qualified nonprofits. CEDAC also offers help with expiring
use projects privately owned, subsidized r&ad units at risk of losing affordability status due

to expiring use restrictions. CEDAC maintains a list 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 modifications to the primary, permanent residence of elders, adults
with disabilities, and families with children with disabilities. Such fications allow people to
remain in their homes and live more independently in their communit#tes. homeowner who

is a frail elder or has a disability, has a household member who has a disability, or rents to an
individual with a disability (in a buildinwith fewer than 10 units) may apply for this lo%n.

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 loand
grants to develop, rehabilitate, and preserve affordable hemmenership and rental properties
in rural areas.

MassWorks Infrastructure Program

The MassWorks Infrastructure Program coordinates the administration of six infrastructure

programs: Pubti Works Economic Development (PWED), Community Development Action

Grant (CDAG), Growth District Initiative (GDI) Grants, Massachusetts Opportunity Relocation

and Expansion (MORE) Grants, Small Town Rural Assistance Program (STRAP), and Transit
Oriented Deelopment (TOD) Grants. These programs fund a range of publicly owned

infrastructure projects. The CDAG Program provides funding to local governments for projects
GKFG aodzAfR 201t SO2y2YASAazs SEtAYAYLl (Sbleof A 3K
K2dzaAy3 GKIFIG ¢2dz R y23 200dzNJ 6& LINAGIFGS Syid SN
do not benefit any single individual or business, and that the project must be publicly

owned/managed for a minimum of 30 years.

24 Seehttps://cedac.org/homemodificationloanprogram/for more information.
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MassHousing

MassHousings 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 homeowners. MassHousing is assgiporting 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.

Federal Lowincome Housing Tax Credit (LIHTC)

The LIHTC Program was enacted by Gassgn 1986 to provide the private market with 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) fa their projects, which reduces the debt that 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 ounlatign. States allocate housing
tax credits 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. Eeral law also requires that 10% of each 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 percentage of lemcome occupancy. Due to soft costs involved

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

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 minsheasity of housing byight,

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, iish 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 incentive

payment, depending on the number of new housinmgts permissible under the overlay district

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

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 studkivitsy in 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 thetist. 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 appéition.

AVAILABLE RESOURCES FOR AFFORDABLE HOUSING DEVELOPMENT
Franklin County Regional Housing and Redevelopment Authority and Rural Development Inc.

The Franklin County Regional Housing Redevelopment Authority (HR#&R@s created in 1973
bytheMagi  OKdzaSdda [SAAatl GddzNE a GKS /2YY2ygSlt
and its only regional redevelopment authority. At that time, the State recognized that the 26
G2oya 2F CNIY(lftAYy [/ 2dzyieés | & &yhtydidnothawe dzy A GA S
sufficient access to housing and community development resources, and were unlikely to

develop and sustain adequate housing and community development capacity independently.

HRA was established to help address housing and developmaastiasd to assist with

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

HRA works witlBucklandand other communities in the region on a variety of housing

concerns. HRA provides counseling for iirsie homebuyers, tenats and landlords, and

offers assistance and funding for the rehabilitation of siFfglaily and multifamily structures,

compliance with state septic system (Title 5) requirements and municipal infrastructure
AYLINRGSYSydaod | w! Qa JmisaR ang f@deraNdurgeds.NA f & O02VYSa ¥

HRA works closely with Rural Development Inc. (RDI), an independent, private, nonprofit
offshoot of the agency that builds affordable homes and rental housing for seniors, families and
people with special needs. Sincedtsation 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 of sources, including the Massachusetts
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Department of Community Development (DHCD) HOME Program, U.S. Department of
Agriculture Rural Development Program, and-Sielp Opportunity Program of the Housing
Assistance Council.

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 forifmeme families in Hampshire

and Franklin counties. Through the donation of money, land, expertise and labor, PVHH builds
safe, decent, affordable homespartnership with families in need. Since its inception, Pioneer
Valley Habitator Humanityhas provided permanent housing for 8amilies, including sigle

family and duplex homes Montague,Greenfield and OrangeEach year the PVHH Board of
Directorsdecides on the building schedule for the upcoming year. This decision is based upon
land availability, access to volunteer builders, and the fundraising capacity that can support it.

Massachusetts Housing Partnership

The Massachusetts Housing PartnepstiviHP) is a statewide public nqmofit affordable
housing organization that works in concert with the Governor and the state Department of
Housing and Community Development (DHCD) to help increase the supply of affordable
housing in Massachusetts.

MHP vas 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 rental develoigmeorkshops and
trainings for local officials and neprofit organizations, and documents, reports, and technical
assistance that support community efforts to create affordable housing.

I AGAT SyQa 12daaAY3 FyR tthryyAy3d ! 8820ALGA2Yy o/

/I AGAT Siygdaad Plarhitig Association (CHAPA) is gorafit umbrella organization for

affordable housing and community development activities in Massachugedtablished in

MpcTZ /11 t! Qad YA&daAzy Aa G2 SyO02dz2NF 3S (KS LINE
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.
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Local Initiative Program

The Local Initiative Program (LIP) is a state housing program that was establishedctbegive

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

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

program provides a subsidy through extensive technical assistance aedsattvices from

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

supported by local government that will serve households below 80% of the area median
AyOo2YSo | 2dzaAy 3 dzyAidia OFy 0S5 Coe@hénsivielBarmitSA (i KS
process whereby a town works collaboratively with a developer on the project, or units can be
created as Local Action Units (LAU).

Local Action Units must result from city or town action or approval and typically involve new
construdion, building conversion, adaptiveHese or substantial rehabilitation. The following
types of actions will generally be sufficient to satisfy the Local Action requirement provided that
the municipal actions or approvals are conditioned, as a matteeadnd, upon the provision of
low- or moderateincome housing:
a. Zoningbased approval, particularly inclusionary zoning provisions and special permits
for affordable housing;
b. Substantial financial assistance from funds raised, appropriated or administeitbe by
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 from their fair market value.

Massachusetts Department of Housing and Community Development (DHC

In addition to the Local Initiative Program, DHCD provides technical assistance to communities,
and administers a number of funding programs for the development and maintenance of
affordable housing, including Community Development Block Grants andftbelable

Housing Trust Fund. Programs are available for rental and homeownership housing units, and
for municipal as well as neprofit and private developers:

#1188 51/5Qa 6S5064aA i Shttph/@Md.MAgs NE/hell/gcrdridveohied/dhod/Y
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Appendix A

Meeting Agendas and Sign-in Sheets
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Buckland Housing Plan Meeting
Tuesday, May 17, 3:00 - 4:30 p.m.
Buckland Town Hall, 17 State Street

1. Introductions (3:00 p.m.)
2. Discussion of Housing Needs in Buckland (3:05—3:15 p.m.)

3. Overview of Affordable Housing and Housing Plan Options for Buckland
(3:15—-3:55 p.m.)

4. Review of Preliminary Demographic and Housing Trends for Buckland (3:55
—4:25 p.m.)

5. Discussion of Next Steps (4:25 - 4:30 p.m.)

6. Adjourn Meeting (4:30 p.m.)
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