SOUTH HADLEY
HOUSING PRODUCTION PLAN

ADVISORY COMMITTEE #3
March 8, 2023

sours TTI S outwith studio + utile

AAAAA



Contents

n Recap

E Housing Needs and Demand Assessment
3 Goals

n Strategies (This section postponed to March 22, 2023.)

5 Opportunity Sites

B Next Steps



Recap




TIMELINE

Adoption by Select
and Planning
Boards



Fall/Winter Engagement

=> Survey

=> Community Forum

=> Housing priorities included:

4

¢

Housing for low and moderate
income households

Housing for young people and
families

Affordable range of housing
options

Housing with access to amenities

SH HPP Survey...

) v SHHPP Survey 1 Summary.pdf @ aad 2«06 & Q
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South Hadley HPP Survey #1 Analysis DRAFT 2023-02-08

ﬂl Survey #1
Analysis

SOUTH HADLEY

HOUSING PRODUCTION PLAN

Forum #1 Analysis DRAFT 2023.02-08

From mid-November 2022 to mid-January 2023, the Town of South Hadley and Outwith
Studio conducted an online survey about the future of housing. The survey was.
promoted through Z flyers, contacts with y . via social
media, at the December 12, 2022 community forum, and more. There 168 participants,
with 102 people answering questions, and at least 81 participants making It to the end.

Community
Forum #1
e Analysis

ar perience to 2
y forum, be heard. Raw
(anonymized) responses are available here. This memo summarizes survey findings.'

Participants were. with facts about . housing
stock, and housing affordabllity. For each point (or set of related points), they were asked
ifthat fact was surprising.

12,2022, the Town of South Hadley and Outwith Studio
on the future of housing. The forum was held in the South
moted through press releases, fiyers, contacts with

ia, and an online survey. Approximately 32 people
Htendees heard a presentation on the planning process and
ated in a question & answer session, broke Into small
ons, and optionally filled out worksheets asking questions

5-January 15, providing a more personal setting for

 themes articulated during the forum. Raw worksheet

of espondent sentiments. . bt rather to identify currents of thinking present i the.




Housing Needs
and Demand
Assessment




Draft HNA

=> Key questions left unanswered?
=> Key data points to communicate?

=> Other edits/suggestions

eoe [inR% fﬁ:::::om\-bmzozs-m»s oaam 206 = Q

SHHPP HNA -...

Housing Needs and Demand Assessment Drafi 20230130

Housing Needs
ﬂ and Demand
oembanLeY .« Assessment

oth trended upwards between 2012 and
ian volumes.™ In 2012, median prices did
al price spikes. In 2021 and through
$250,000 in one month. Since 2020,
uted in most months, with some seasonal

hi d Demand tis an forthe.
i Hadley Housing Production Plan. lysis and
commentary on the population, housing stock, and housing affordability for the Town of
South Hadley using demographic and market data, Content from this document will be.
incorporated into the final draft plan, and may be accompanied by qualitative insights.
gleaned through the plan's public engagement process. This draft can work as a

1 inthe plan may be

A view-only link to this document can be found here:

NHAledi?usp=sharing

A web-optimized version is here:
ATl

mXROEK] CFrauk/pub
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Inventories (the number of homes actively
South Hadley Housing Production Flan ' 55 homes in Getober 2022 Likevise,

55 days in October 2012 to 20 days in
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‘South Hadley Housing Production Plan ore s can contai s oy

e it can contoi tomnhores.

South Hadiey Housing Prodiuction Plan



Goals




Draft Goals

e 2

Market Affordability. Encourage
housing that is more likely to be
affordable to the typical household
without subsidies.

Expanded Options. Enhance existing
communities with more housing options
to people of all ages and abilities.

Equity and Inclusion. Promote equity

and inclusion in South Hadley’s housing.

Deed-Restricted Affordability.
Encourage production of deed-restricted
affordable housing to ensure long-term
diversity and access.

Balanced Production. Maintain a
balance of housing production and open
space conservation, and promote
development that adds amenities,
connections, and infrastructure to South
Hadley neighborhoods.

Holistic Benefits. Ensure new and
existing housing adds to the town’s
safety, public health, and economic
development.



Potential

Strategies

Postponed to March 22, 2023



Overview of relevant strategies

e

The following is a list of potential strategies the Town could pursue to
make progress toward HPP Goals. It’s an overview of potential
strategies relevant to South Hadley.

These are not recommendations at this point, but attempts at getting
specific about certain policy ideas. It’s a starting point.

The language/specifics of these are not yet important. At this point,
we want to narrow down the list of relevant policy areas, and then
we’ll get specific about recommendation language.

Some (but not all) of the strategies listed have follow-up slides. Refer
to the “Potential Strategy” slides for the full list by strategy type.

11



Questions to ask

=> Which strategies are most important to include in a list that will
go to the general public for further prioritization and discussion?

=> Which strategies are least important for the public to consider
further?

=> Are there policy areas that are missing from this list?

12



Types of Strategies

Regulatory Policy Partnerships

Programs

13
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Regulatory



Potential Strategies: Regulatory

=> Allow ADUs by-right on SFR lots in all R => Adopt zoning-based incentives for

districts (and by SP in AGR). deed-restricted AH.

=> Allow SFR-to-duplex conversion and => Amend 40R design guidelines to align
duplexes by-right in R1. with market realities.

=> Allow cottage-style housing by SP in all => Enable permitting of multifamily
districts. (similar to but different from by-right instead of SPs.
Open Space/Conservation Housing) -> Enable low-density mixed-use

=> Recodify SH Falls Overlay as an development through zoning.
form-based code, consider district
boundaries.

=> Align resi. dimensional requirements
with historic pattern of development.

15



ADUSs by-right on
Single-Family parcels
in R districts

Skinner State Park

Single-Family
Parcels in R Districts

Bachelor Brook /
Stony Brook

Bl SFRin R Districts

Source: MAPC Land Parcel
Database; Outwith Studio
analysis

Bynan Conservation
Area




, .
SFR-to-Duplex Conversion e

In RA1 [N

Bachelor Brook /
Stony Brook

Single-Family
Parcels in R Districts

BN SFR in RA1 District

Source: MAPC Land Parcel
Database; Outwith Studio
analysis

~ e

Bynan Conservation
Area




. " g
= L2 e o et
—] L 1 1
sl [T .
o = i —
pe ¥
S ~
? ] iﬁﬂ -
il

WIATARRRR RS




D) a
— o &
H QMMMR o~
= E5 5 N2 388 <o 3 2 29
) n‘AS
= > JZINE
O
N =

L
22
"dluO NN
O w» VUWVVV/A”
o = //,,,.,
gz ,,,

()

gLy /
v
o

, ,,’Il’ '.‘A.

0)

ﬂ.lb(}hw/ w
Y
\\\\\\\ \u"" [Te)
< ' N o
N4 °
Y
“"
N
o

NSNS

RN



Allow dimensionals to
follow historic patterns

=> Lot size, setbacks, heights, density,
parking, etc.

=> Approximately 53% of residential
parcels have non-conforming lot sizes
(when assessing base zoning and the
Water Supply Protection Overlay)

Skinner State Park

Bachelor Brook /
Stony Brook

Residential parcels

with non-conforming

lot sizes
Non-conforming
lots (base zoning or
Water Supply
Protection overlay)

Source: MAPC Land Parcel
Database; Outwith Studio
analysis

Bynan Conservation
Area




Zoning incentives for deed-restricted Affordable Housing

=> Density bonus?
=> Dimensional relief (height? setbacks?)

=> Less required parking?
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Amend Chapter 40R Design Guidelines

§-FEET MIN—+

Section at 4th Story Step Back

S-FEETMIN =

« 15

Section at 2nd Story Step Back Section at Side Yard Step Back when
Abutting a Residential District
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Multifamily by-right where appropriate

Use table summary (not for official use) Residential Agri. Business Industrial
RA1/RA2| RB | RC |AGR|BA1|BA BB |BC|IA|IB|IGD
Single-family residences (SFR) Y Y Y Y Y N | Y]|Y |[SPIN|IN| N
SFR-to-duplex conversions N | SP Y N SP N]JY]Y]IN|[N|N|N
Duplex SPISP] Y N N N |SPISP| N [N[N| N
Triplex SP|I|SP|SP ] Y N N |SPISP| N [N[N| N
Multifamily (4+ units) SP|SP | SP | SP N N |SPISP|SPIN|N| N
Retirement communities N | SP N N N N [N|N|N|IN|N| N
"Flexible developments" / Cluster SP|ISP|SP|ISP]SP|I N |N|N/|N|N|N|N

Multifamily currently allowed by-right in 40R Districts
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Potential Strategies: Policy

e

>

Use LIP (Friendly 40B) to strategically
permit mixed-income development.
Pre-permit designs for housing, and
open source the plans (leaving ability
for site plan review).

Require inspection for all rental
housing.

Hire a housing and economic
development planner.

-> Create a local Affordable Housing

Trust to hold and use funds/land for
housing.

Create master plan for area around
Village Commons. / Study district
boundaries in Village Commons. /
PUD for Village Commons West.
[Broadly, | think Village Commons
needs to be addressed, the question
is what’s needed right now.]
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Use Local Initiative Program (LIP) for Mixed-Income Dev't.

Photos: Avalon Acton Phase Il (Avalon); Acton Meadows (Town of Acton)
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Pre-Permit Housing Designs

ZONING DISTRICTS ALLOWED

B B M D m m

“Youtwith studio + utile 27




Village Commons Master Plan and/or other strategies

Episcopal Chu
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co(LE“Esr

3 viwage commons Property
Boundory
() viwage commons District
Proposed Boundary
Zoned commercial properties
Gaylord

Images: Proposed Village Commons district from South Hadley Local Rapid Recovery Plan (Agency Landscape+Planning); Google Earth aerial

Memoriallibra

Open Space

Proposed Bounds of the Village Commons District
Source: Agency Landscape + Planning



Affordable Housing Trust Fund

->

->

Public body that can hold money
and land for affordable housing
Typically accountable to
Selectboard

Helps to manage complex,
multi-year transactions

Ambherst selects developer for $27M

affordable housing project

29
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Potential Strategies: Partnerships

e

Strengthen relationships with area
nonprofit developers.

|ldentify and build relationships with
OZ funds working in housing.

Create and maintain a catalog of
development opportunities.

31



Relationships with area nonprofit developers

§ JiiliE

Image: Parsons Village, an affordable family rental townhome
development in Easthampton. (Valley CDC)

Examples include:

-

-
>
-

Home City Development
Wayfinders
Valley Community Development

Pioneer Valley Habitat for Humanity
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Relationships with Opportunity Zone funds

'Mount Tom |

State

Resarvation

‘ Mount
> Holyo ke
College
1) Gr
- /C//) 3l
,(;;
/r:_
(]
R

Image: The boundaries of the Qualified Opportunity Zone in
South Hadley and Holyoke. (Source: MA EOHED)
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Catalog of development opportunities

810 Lynnway
With 8.5 acres and ¢ 4~

marke but i i e Underutilized Site

owner can build as |

244 Blossom Street lrea 645Eist JGE
The ity, via the EDIC, owns this nearly three-acre ste. It i in the Waterfront 1a Zone, which rea:6,4585t/.0:15 acres
allows for mixed-use development. A portion of the site is within the Designated Port Area. Current Zoning: MUB

The site abuts the recently completed Ferry Terminal, public parking and boat launch. T —

|
Employees Only ﬁ:“ Current Owner: City of New Bedford
‘i - 2 Development type: Ground-up
‘ Implementation Timeframe: Mid term (35 years)
. 4 Notes: This municipal ot currently offers additional offstreet parking for the
| commercial district. A well-designed mixed-use liner building along Acushnet
- Avenue that preserves parking in the rear of the site would be a better street-
defining development on the parcel, in this important location across from St.
r Anthony’s plaza. Ground floor commercial space is recommended, with small
- office or residential above.
Investment Profile: [
Map/Parcel
Ounership:
Zoning: WF Investment Profile: Notes:
f;’;::_“: Map/Parcel: 067-751-021
§ Ownership: EDIC
Assessed Va i oy
Contach Pc) Current Use: Vacant
Lot Size: 2.828 Acres
Assessed Value: $716,000
Contact: James Cowdell
Executive Director
EDIC
—

18|Page
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Potential Strategies: Programs

=> Work to continue and to promote
home repair funding, either through
CDBG-funded PVPC program or as
standalone Town program

=> Fund no/low-interest ADU financing,
potentially with deed restrictions

=> Purchase NOAH to create more
small-scale deed-restricted Affordable
Housing.

36
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Potential Strategies: Funding

¥

Adopt the Community Preservation Act.

Study use of remaining ARPA funds for
strategic housing investments

Use public land and assets for housing
development. Study options to enable
housing through public assets.

38



Community Preservation Act

Lnguaadom £

{
Lorgre sadom

Community Preservation Act Adoption
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Opportunity
Sites




Opportunity Sites: HPP Requirements

e 3

e 3
e 3
e 3

Must identify specific sites for potential housing

development

Typically 5-7 sites in an HPP

(no specific minimum or maximum)

May also include general areas for new

development (in addition to specific sites)

Sites don’t have to be currently viable

€ Owner doesn’t have to be engaged in
process

€ Zoning doesn’t have to be just right

41



Opportunity Sites: Development Scenarios

=> South Hadley’s HPP process includes

e 3

“development scenarios” on a subset of
named opportunity sites

Scenarios test what kind of housing will fit
on a site (often called “test-fits”)

We’ll consider present zoning, but won't
necessarily be bound by it

Should inform Town’s thinking about
potential zoning changes

42



Test-fit examples

3 Bedroom Single Family (Gable Side)

Building Breakdown: ——
Units: 1 "

Stories: 2

Height: 300" ) ==
SQFT: 1,385 N
Bedrooms: 3

Parking: 2 spaces

Footprint: 22’ x 31

:::::



Test-fit examples

Parcels on the north-south “ladder streets”

The Triplex

Amajority of the parcels in the blocks
north and south of Tyler Street can
accommodate the Triplex, a three-unit
building comprised of two accessible
one-bedroom units on the ground floor
and a single two-bedroom unit on the
second floor. Parking is accommodated
by a small four-car parking lot in the
rear yard behind the building, allowing
cach unit to have one on-site parking
space per bedroom.

'out'

L) outwith studio

Development Metrics

Building metrics.
Hoignt Ziioors
1,920 SF (32'x60)

Sunits

No.ofparkingspaces  4spaces
Parking ratio Tspace/ bedroom

Unitmetrics __Typo __Averagearea Count
TBedr od
2-Bodroom

Ground Level Plan

44



Potential Opportunity Sites

Mix of....

\ 200 28

Size

Location

Current conditions
Developer interest
Regulatory conditions

Pout\ Aviduuith ctiidin
L W 1 outwith studio

Potential Opportunity
‘ Sites

Residential
Land

[ Open Space

Other Land
Uses

Opportunity
Sites - Proposed
Scenario Sites

Opportunity
Sites - Other




Scenario Sites
(Proposed)




506 Granby St. (Liquor Town

@& \.
® [Hadley\Village!
Con‘deminiums

Hangar of'South Hadley;

s1g Off First o >

Order Use Givel0

Qrder Use Gix Q:@ Hadleyvmage Rd

‘Q .

~ %,

QS X
) . P
(b“ @ Napa Auto|Care Center:¥
e 'Auto partsstore >
@ The Finishing
touch salon'& spa
..

All Creatures Great &
Small/Animal|Hospital
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36 Bridge Street

“

A
The Law Office’of;
James E.;Baker, PC\_

*@ Liquor Town
Liquor store

Main St
Wood and)Weathe

‘o Musical instrment stord

South Hadley i ¥@& prum Shopl
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Gerry's Music Shop @

» Musical instrument store:
w

Berkshire Bank &

‘Haydocy)Service Station &
) HYL

. J: Sicard|Construction inc

Western Mass'
Concrete Services

@ O'Brien Family
Funeral Home,

49



Other

Opportunities
(Potential)




Haas Electric Site

Main st

Main st
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O’Brien Funeral Home
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41 South Street

et

soron®)
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56 School Street

54



Lyman Street Office Building
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33/202 Southeast Corner

*Tihe Whiskey Barrel
Gl

Our, Savior's
Lutheran Church
W .

piroffIAVE

Ao

Fontaine Heating

ERA M. Connie @@
Laplante Real Estate,

CarolAnnipy,

Flags|by Sandy, StRoseCemetery
§ Flagstore

SrynsRIH

EN
Precious Blood Cemetery:

Google




Sycamores + Rawson Site

O sioweofS™

@) Skinner Museum
¥’ Temporarily closed
116

Sycamo,. Ko,
s

Naomi\Darling
.
RONNI'GORDON b Architecture
@& Daniel Stebbins °
House Inn
/

S'Sycamorg, 5
%

. SilverSt
Silver:st

South Hadley @
Fire District2 V-

/ n
/ Village Eye|Care

. pihelYardeiTavern® -
£ WSouth Hadley; /
8 JAmerican + $$ i

p= - > }Bendal\CSponls &

e Sl s/ ance Complex:

Tailgate F:|cn|c ’ t U"/%p/ ¢
All Saints!
£ EpiscopalChurch

Main Moon S
&
&

Chinese +/$

S7



All Saints'
Episcopal Church

Village Commons West

Duke's Junk Remoyval

/

]
&
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S
)
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S
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South Hadley @&
Fire Distric2 V-

/4
“ Village EyeiCare c
0 yihelYarde '[averr? / 4
£ WSouth Hadley, /
» @American - $$

o
1 ,]/a,Op/ ¢
AllSaints!
N £ EpiscopalChurch
)
IVASushiand[Noodle Jf & / E
Kitchen -'South'Hadley, \\mo,~ 8 Tree of LitelEarly - x2 L
) llearning Center: Sl =N\ Harriet 3
\7 . NeWhall, 4
\ \ou Centeroflt \ <
S admissions et o A
N \
=y

Evergreen Cemetery
¥ SushiF S§
A\
mmons, South Hadl
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Dwight HT X

e > 3

n pefkst & .

; ® "Kendadg]fiall = =g & S

R Psychold - X
L I Sttt ;|\
Rearscnsliiall gy Williston|Library c s ]
g : 7 WWillage Coi \

Gaylord @
Memorial Library,




East Street Cottage Site

e
-

©
)
e
£

*

Chuck;lt'SelfStorage \®

@ Pine Grove,
Condominiums;

»,

e
“Gro,
“ep,

"
e,
Srove pq




Amherst Road Site

Elmer 800K

gh Life Fitness ]

South Hadley Swim Club \®
-

Batchelor David's Place
Brook Area
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Next Steps




Next Steps: Content Development

=> Pare down list of opportunity >
sites through further study and
conversations.

—> Execute development
scenarios on subset of
opportunity sites.

=> Draft “Constraints and
Opportunities” section of HPP.

Edit goals.

Pare down list of strategies
through further study and
conversations.

Draft “Goals and Strategies”
section.

Draft other sections/framing
text
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Next Steps: Engagement

=> Promote key HNA findings through
educational materials (e.g., flyers, social
media posts, etc.) and direct outreach.

=> Publish and distribute survey on goals,
strategies, and development
opportunities.

-> Release complete draft for public
comment, hold public forum
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