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Source: U.S. Census Bureau.
SECTION

2
Current Housing Characteristics

This section summarizes Montague’s current housing characteristics, including housing types and age of units, tenancy, new construction trends and vacancies.  The section also compares housing statistics for Montague to those for surrounding towns, Franklin County, and for the State of Massachusetts.  The information presented in this section primarily comes from the 2010 U.S. Decennial Census, or the 2008-2012 U.S. Census American Community Survey five-year estimates.  The Census information has been supplemented with data from the Montague Building Inspector and Montague Assessors.  Because of the variations in housing characteristics and trends in different sections of Montague, separate statistics are presented for Turners Falls compared to the other areas of Montague in cases where there are large differences.  

Housing Supply

According to the 2010 U.S. Census, Montague has a total of approximately 3,958 housing units.  An estimated 50% of the housing units are located in Turners Falls; the other 50% are divided between Montague’s other villages and rural areas.
  

Montague experienced a moderate amount of housing growth over the last two decades.  U.S. Census figures indicate that between 1990 and 2010, the number of housing units in Montague increased by 6% or 231 units (see Table 2-1).  Most of the new homes during this period were constructed outside of the downtown areas of Turners Falls and Millers Falls.  
Between 1990 and 2010, Montague had less housing growth than Franklin County and Massachusetts overall.  Over the twenty years, the number of homes in Franklin County grew by 11 percent, and housing units in the State grew by 14 percent.  The towns surrounding Montague, including Deerfield, Gill, and Greenfield had smaller increases in housing growth, and in the case of Gill, a decline in the number of housing units, since 1990. The towns of Erving, Leverett, Sunderland, and Wendell saw housing unit growth at a higher rate than Montague. Erving had the highest growth rate out of all surrounding towns, at 39%.
Table 2‑1: Housing Units in Montague, 1990 to 2010, Comparison to Surrounding Towns, the County and State

	Geography
	1990
	2000
	2010
	1990-2010 change
	% Change 1990-2010

	Deerfield
	2,083
	2,060
	2,181
	98
	5%

	Erving
	579
	630
	807
	228
	39%

	Gill
	646
	560
	608
	-38
	-6%

	Greenfield
	8,067
	8,301
	8,377
	310
	4%

	Leverett
	699
	648
	811
	112
	16%

	Montague
	3,727
	3,844
	3,958
	231
	6%

	Sunderland
	1,504
	1,666
	1,729
	225
	15%

	Wendell
	400
	439
	436
	36
	9%

	Franklin County
	30,394
	31,939
	33,758
	3,364
	11%

	Massachusetts
	2472711
	2,621,989
	2,808,254
	335,543
	14%


Source: U.S. Decennial Census, 1990, 2000, 2010. 
Types of Housing

Montague has a diverse housing stock, with a mix of single-family homes, duplexes, multi-unit structures, and mobile homes (see Table 2‑2).  Approximately 58% of the town’s housing units are single-family homes, 17% are two-family homes, and 28% are multi-family structures with three housing units or more. One percent of housing units in Montague are mobile homes.
The housing stock in Montague is much more diverse than in most other communities in Franklin County, including neighboring towns, with the exception of Greenfield and Sunderland.  In many Franklin County towns, 75-85% of the housing units are single-family homes and only 5-15% are in multi-unit (3 or more units) buildings.  Most of Montague’s multi-family housing stock (74%) is located in Turners Falls (see Figures 2-1 and 2-2).  

Table 2‑2: Estimated Types of Housing Structures in Montague, 2012, Compared to Surrounding Towns and Franklin County
	Geography
	1 Unit
	2 Units
	3 to 4 Units
	5 to 9 units
	10 or More Units
	Mobile Homes

	Deerfield
	76%
	15%
	2%
	2%
	6%
	0%

	Erving
	79%
	8%
	7%
	1%
	5%
	0%

	Gill
	83%
	9%
	4%
	0%
	2%
	2%

	Greenfield
	54%
	15%
	13%
	8%
	10%
	1%

	Leverett
	93%
	4%
	0%
	0%
	0%
	2%

	Montague
	58%
	17%
	14%
	7%
	3%
	1%

	Sunderland
	48%
	4%
	2%
	13%
	34%
	0%

	Wendell
	81%
	13%
	0%
	0%
	0%
	7%

	Franklin County
	68%
	10%
	8%
	5%
	6%
	3%


Source: 2008-2012 American Community Survey five-year estimates.
Figure 2-1: Housing Types in Turners Falls – Units in Structure
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Figure 2-2: Housing Types Outside of Turners Falls – Units in Structure
Source: 2008-2012 American Community Survey five-year estimates.
Housing Tenancy

Tenancy refers to whether a house is occupied by a renter or homeowner.  According to the 2010 U.S. Census, the majority of Montague’s housing units are owner-occupied.  Town-wide, 61% (2,260 units) of occupied housing units are inhabited by owners, and 39% (1,434 units) by renters.
Table 2‑3: Housing Tenancy in Montague, 2010
	Geography
	Total Occupied Housing Units
	Owner-Occupied Housing Units
	% of Total Occupied Units
	Renter-Occupied Housing Units
	% of Total Occupied Units

	Montague
	3,694
	2,260
	61%
	1,434
	39%

	Turners Falls
	1,834
	860
	47%
	974
	53%

	Rest of Montague
	1,860
	1,400
	75%
	460
	25%


Source: 2010 U.S Decennial Census.
Within Montague, the percentage of renters and owners varies significantly between Turners Falls and the other areas of town (Table 2‑3).  In 2010, renters occupied an estimated 53% of the occupied housing units in Turners Falls and 25% of occupied housing elsewhere in town. 

Montague’s percentage of rental housing is among the highest in neighboring towns and in Franklin County as a whole.  Only Greenfield and Sunderland have more; 44% and 53% of the occupied housing units respectively in these communities are renter-occupied (see Figure 2-3).
Figure 2-3: Percent of Occupied Housing Units with Owner or Renter Occupants, 2010


[image: image1]
Source: 2010 U.S. Decennial Census.
As shown in Table 2-4, between 1990 and 2010, the number of occupied housing units in Montague increased by 192 units (5%).  The increase included 218 new owner-occupied units. The number of rental units decreased over the same time period by 26 units.   It should be noted that between 2000 and 2010, there was an increase of 14 renter-occupied units (compared to 64 owner-occupied units). Overall trends show a greater increase in owner occupied units than renter-occupied units. For instance, in 1990, 42% of occupied units were renter-occupied, compared to 39% in 2010. Most of the growth in new housing units occurred outside of Turners Falls and Millers Falls.

Table 2‑4: Housing Tenancy and Occupancy Change in Montague, 1990 through 2010
	Tenancy
	1990
	2000
	2010
	1990-2010 Change
	% Change 1990-2010

	Owner Occupied
	2042
	2196
	2260
	+218
	+11%

	Renter Occupied
	1460
	1420
	1434
	-26
	-2%

	Total Occupied Housing Units
	3502
	3616
	3694
	+192
	+5%


Source: 1990, 2000, 2010 U.S. Decennial Census.
Most of the rental housing in Montague is in multi-unit structures, in comparison to the owner-occupied housing, which mostly consists of single-family homes.  According to the 2012 American Community Survey an estimated 91% of Montague homeowners live in single-family homes, and 8% live in buildings with two to four units (Table 2‑5).  In comparison, the majority of renter households (87%) reside in structures with two units or more.  

Table 2‑5: Montague Housing Structures by Tenancy, 2012
	Structure Type
	Owner-Occupied
	Renter-Occupied

	
	Housing Units
	Percent of Total
	Housing Units
	Percent of Total

	Single Unit
	1,986
	91%
	170 
	11%

	Two Unit Building
	107
	5%
	527 
	35%

	3-4 Unit Building
	70
	3%
	469 
	32%

	5 or More Unit Building
	17
	1%
	300 
	20%

	Mobile Home
	10
	0%
	22 
	1%

	Total
	2,190
	100%
	1,488 
	100%


Source: 2008-2012 American Community Survey five year estimates. 
Housing Vacancies

The Census Bureau characterizes as “vacant” any residence that does not have a full-time occupant, even if the residence is used as a second home or vacation home.  According to the U.S. Census, in 2010, Montague had 264 vacant housing units.  These vacant units included 32 units with seasonal or occasional residents, 71 unoccupied units for rent, 39 unoccupied units for sale, and 16 units that had been rented or sold but which had no one living in them.  The remaining 106 vacant units were likely uninhabitable or undergoing renovation. 

Fifty-five percent of Montague’s vacant housing units are located in Turners Falls and are in multi-unit buildings.  A number of these structures are in poor condition and in need of upgrade and repairs, or in a few cases, demolition. The Town of Montague is committed to improving the quality of its older housing stock, especially through the rehabilitation and replacement of abandoned and substandard housing units. 

The Census Bureau calculates vacancy rates for towns based on the number of homes and rental units that could be available for new residents to live in year-round.  These vacancy rates exclude residences that have seasonal or occasional occupants, as well as homes that are uninhabitable, and homes that have been sold or rented, but remain unoccupied.  According to the 2010 U.S. Census, the homeowner vacancy rate in Montague is 1.7% and the rental vacancy rate is 4.7%.  A healthy housing market is generally considered to have vacancy rates of 2-3% for owner-occupied homes and 4-5% for rental properties.  Two factors that could be contributing to Montague’s low homeowner unit vacancy rate are Montague’s relatively inexpensive housing sales prices compared to surrounding towns, and the lack of developable parcels in the villages.  
Housing Age

Much of Montague’s housing stock was built before World War II.  This is true particularly for homes in Turners Falls.  According to the 2008-2012 U.S. Census American Community Survey, an estimated 58% of the housing units in Turners Falls were constructed before 1940 (see Table 2-6 and Figure 2-4).  Outside of Turners Falls, 29% of housing units were constructed during that period, many of them in Millers Falls.  As was mentioned earlier, most of the residential construction in recent years has taken place outside of the downtown sections of Turners and Millers Falls, primarily along major roadways and in rural areas of Montague Center.
One potential issue with older homes is exposure to lead paint.  Before 1950, and even until the late 1970s in some places, the use of lead paint was widespread.  For example, it has been estimated that between 1960 and 1977, lead-based paints were still used in 24% of homes nationwide.  It is estimated that 69% of homes built between 1940 and 1959, and 87% of homes built prior to 1940, contain lead-based paint (American Healthy Homes Survey: Lead and Arsenic Findings. April 2011).  Exposure to lead paint can contribute to developmental disabilities and other health problems in young children.  The Massachusetts Department of Public Health (DPH) screens children up to age six for lead paint poisoning.  Massachusetts law requires all children to be screened before they can enroll in kindergarten.  Since 2001, the DPH statistics reported eight incidences of elevated blood lead levels in children living in Montague.  Each year roughly 34-40% of children within the ages of 6 months to 6 years old are screened for elevated lead levels, so 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 become contaminated. Children are at a greater risk than adults because their bodies are developing. During normal and frequent playing or hand-to-mouth activity, children may swallow or inhale dust from their hands, toys, food or other objects. Just a small amount of lead can be extremely harmful, and the health effects are generally lifelong and irreversible. As is noted below, Montague’s rental housing stock is older than the town’s owner-occupied housing. This is a particularly important issue for affordable housing. Families with Housing Choice Vouchers cannot rent an apartment that contains lead paint, and have reported difficulty in locating units that are lead paint compliant. Children in families with low incomes that do not have vouchers are at even higher risk for lead poisoning, because apartments with lead paint are often the only housing their parents can afford.  
Table 2‑6: Age of Housing Structures in Montague, 2012 Estimates
	Year Structure Built
	Montague
	Turners Falls
	Rest of Montague

	
	Units
	Percent
	Units
	Percent
	Units
	Percent

	Total:
	3,936
	100%
	1,986
	100%
	1,950
	100%

	  Built 2010 or later
	0
	0%
	0
	0%
	0
	0%

	  Built 2000 to 2009
	126
	3%
	31
	2%
	95
	5%

	  Built 1990 to 1999
	192
	5%
	19
	1%
	173
	9%

	  Built 1980 to 1989
	366
	9%
	52
	3%
	314
	16%

	  Built 1970 to 1979
	340
	9%
	93
	5%
	247
	13%

	  Built 1960 to 1969
	312
	8%
	135
	7%
	177
	9%

	  Built 1950 to 1959
	521
	13%
	294
	15%
	227
	12%

	  Built 1940 to 1949
	357
	9%
	206
	10%
	151
	8%

	  Built 1939 or earlier
	1,722
	44%
	1,156
	58%
	566
	29%


Source: 2008-2012 U.S. Census American Community Survey five-year estimates.
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Figure 2-4: Age of Housing Structures in Montague, 2012 Estimates
Source: 2008-2012 U.S. Census American Community Survey five-year estimates.
A related issue is that often older houses are in worse condition and have more potential problems than new homes, including code violations and structure deterioration, which can be costly to repair. Older homes may also be less energy efficient, costing more to heat than newer homes. Older houses frequently offer the most affordable housing option, especially for low- and moderate-income families.  As a result, low- and moderate-income families are the most likely to live in older homes, and face the health and safety issues associated with these homes, with few resources to address them.  

Montague’s rental housing stock is older than the town’s owner-occupied housing.  The U.S. Census estimates the median year of construction for rental housing in Montague as 1939.  In comparison, the median year of construction for owner-occupied units is 1953.  According to the 2008-2012 U.S. Census American Community Survey, over half (57%) of the town’s renter-occupied housing is estimated to have been built before 1940, compared to approximately one-third (35%) of owner-occupied housing (See Appendix Table A‑1 for more data on housing age by tenancy). 

New Construction

Comparisons of the 1990 and 2000 Census data on housing type show that the number and percentage of single-family homes in Montague grew during the 1990s.  Building permit data from the Montague Building Inspector show the same trends.  Overall, between 1990 and 2000, building permits were issued for 203 new single-family homes.  A few duplexes and multi-family units were built over the same period. A total of 117 building permits were issued between 2000 and 2008, with most issued prior to 2007. It is notable that all of these permits were for single family homes. No new multi-unit homes were constructed during this period. 

The number of building permits issued per year has slowed significantly since the early 2000s, when anywhere from 11 to 19 building permits were issued per year for new homes. Table 2-7 provides a summary of new single-family home construction in Montague during the past five years (2009-2013).  Over this time period, building permits were issued for 11 single-family homes and two two-family homes.  More than half of these homes (53%) are located in Montague Center or surrounding rural areas, with the remainder spread out among the other four villages in town.  

Table 2‑7: Authorized New Housing Units in Montague, 2009-2013
	Year
	Town wide
	Turners Falls
	Millers Falls
	Montague Center
	Montague City
	Lake Pleasant

	2013
	1
	1
	
	
	
	

	2012
	5
	
	
	3
	
	2*

	2011
	1
	
	
	1
	
	

	2010
	3
	1
	
	1
	1
	

	2009
	5
	
	1
	3*
	
	1

	Total Units
	15
	2
	1
	8
	1
	3


Source: Montague Building Department, 2014.
* Identifies a permit for a duplex.
A number of the building permits issued in the 1990s and 2000s were for Rural Development Inc. (RDI) new affordable single-family homes.  The RDI projects on Winthrop Street and Birchwood Circle in Millers Falls resulted in 13 new single-family homes, and the project on Kettle Hole Lane in Montague Center added 5 new single-family homes.  RDI has also built 4 single-family homes in Turners Falls.  The RDI homes are sold to low-income households, and approximately half of the homes have deed restrictions to guarantee that they will remain affordable to low-income residents for at least 15 years. In 2010 the program was suspended due to lack of funding in the wake of the national housing crisis.
Substandard Housing

Census indicators of “substandard” housing include overcrowding (defined as more than one occupant per room), or a lack of complete plumbing or kitchen facilities.
  The Census Bureau does not collect information relative to the physical condition of housing.  The Census statistics suggest that few Montague residents live in severely overcrowded or substandard housing.  According to the U.S. Census five-year estimates, in 2012, no owner-occupied housing units and only six (0.4%) occupied rental units in Montague had overcrowding.  It is estimated that 57 renter-occupied units (4%), and no owner-occupied units, lack complete kitchen and plumbing facilities.  

As mentioned earlier, in recent years, the Town of Montague, working with HRA, has made a focused effort to renovate and replace substandard housing in town.  Substandard, dilapidated housing, especially in the downtown areas, has been identified as a key issue in Montague.  In some cases, substandard housing conditions remain unreported because occupants are afraid of being evicted if they report problems, and of being unable to find other housing they can afford. State laws in Massachusetts offer protection to tenants for reporting violations, however tenants may be unaware of their protections.

Under the State Sanitary Code, the local Board of Health has the authority to develop and adopt a plan for systematic, periodic inspections of dwelling units within areas of town. Annual inspections could also be included in rental leases, to be conducted in conjunction with the Board of Health, so that tenants know what to expect. 
Regional Housing Characteristics

There are a total of 33,666 housing units in Franklin County and a total of 30,362 households.  This means that there are only 3,304 more housing units than there are households that reside in Franklin County.  However, the supply of vacant units available for occupation is likely much smaller than the difference between the number of households and the number of housing units.  Some units are second homes occupied by non-residents and other units may not be available for occupation due to code violations.  A healthy housing market is generally considered to have vacancy rates between 2% to 3% for owner-occupied homes and 4% to 5% for rental properties.  Franklin County currently has vacancy rates of 1.2% for owner-occupied housing units and 2.6% for rental housing units.  These low vacancy rates indicate a very tight housing market. As a result, residents may have difficulty finding suitable housing and the price of housing may be inflated due to the lack of supply. 

Two-thirds of the 33,666 housing units in Franklin County (20,925) are located in the central region (which includes Bernardston, Conway, Deerfield, Gill, Greenfield, Leyden, Montague, Northfield, Sunderland, and Whately).  The majority of housing in Franklin County is single-family housing (69%).  The rest of the housing stock is made up of two-unit duplexes (10%), multi-family units (17%), and mobile homes (3%).  The west and east regions have more single family and less multi-family housing than the central region. Table 2-8 shows the breakdown of housing type by sub-region.  
Table 2-8: Type of Housing Stock by Sub-region

	
	Single Family Detached & Attached
	Two-Family
	Multi-Family

	West Sub-region
	76%
	8%
	9%

	Central Sub-region
	65%
	12%
	22%

	East Sub-region
	76%
	6%
	12%

	Franklin County
	69%
	10%
	17%


Source: 2007-2011 American Community Survey Five Year Estimates.
For the region as a whole, 69% of the housing is owner-occupied.  The homeownership rates are higher in the west (78%) and east (76%) sub-regions and lower in the central sub-region (65%), where there is more multi-family rental housing stock available.
Forty percent of the housing in Franklin County was built prior to 1939.  While older homes provide the region with a rich architectural and historical heritage, it also means that many homes are probably not energy efficient, require high maintenance, and may contain lead paint.  The west sub-region contains a higher amount of older homes than the other sub-regions.  Forty-five percent of the housing in this sub-region was built before 1939, while 41% of housing in the central sub-region and only 30% of the housing in the east sub-region was constructed prior to 1939.  

Because of the age of the housing stock in Franklin County, it must be assumed that older homes may contain lead-based paint.  Currently, 75% of the county’s housing was built prior to 1979 when lead-based paint was still allowed.  Table 2-9 shows the age breakdown of the housing in Franklin County by sub-region. It also highlights the percentage of rental housing in the county that was built prior to 1979.  Older rental housing units tend to be the most affordable type of housing in the region.  This is a particularly important issue for affordable housing as families with Housing Choice Vouchers have reported difficulty in locating units that fall within the required payment standards and are lead paint compliant.  
Table 2-9: Age of Housing Stock by Sub-region

	
	% of Housing Built

Prior to 1939
	% of Housing Built

Prior to 1979
	% of Rental Housing Built

Prior to 1979

	West Sub-region
	45%
	75%
	86%

	Central Sub-region
	41%
	77%
	85%

	East Sub-region
	30%
	68%
	79%

	Franklin County
	39%
	75%
	84%


Source: 2007-2011 American Community Survey Five Year Estimates.
In addition to lead-based paint hazards, there are also a number of housing units in the county that are substandard for other reasons.  The U.S. Census Bureau defines substandard housing as units that are overcrowded (more than 1 occupant per room) or do not have complete plumbing or kitchen facilities. The definition does not include units that are simply in very poor repair due to deferred maintenance.  There are currently a total of 638 units of housing in Franklin County that are substandard according to the Census definition. Of these units, 122 are located in the west sub-region, 406 units are in the central sub-region, and 110 are in the east sub-region. Local housing experts believe that the number of homes with health and safety code violations due to structural defects, substandard plumbing or electrical systems, failing septic systems and other health hazards such as mold is substantially higher than the 638 units identified in the data from the U.S. Census Bureau. As previously noted, low income households are much more likely to live in substandard housing because it is typically the cheapest unsubsidized housing available. In addition, they may be less likely to complain about conditions to landlords for fear of losing the only housing they can afford.      

SECTION

3
POPULATIOn CHARACTERISTICS THAT 
INFLUENCE HOUSING DEMAND

This section examines population characteristics that influence housing demand.  These characteristics include population size, household size, age distribution, disabilities and other special needs.  This section also discusses potential housing needs, both for Montague’s population in general and for particular population segments, such as seniors and low-income families with young children.  

Total Population

General population figures and growth trends for Montague for the past four decades are presented in Table 3-1.  According to the U.S. Census, Montague’s population in 2010 stood at 8,437, a slight decrease from the 2000 U.S. Census population count of 8,489.  Overall, between 1970 and 2010, the town’s total population declined slightly by approximately 0.2%, or 14 people. However as Figure 3.1 shows, the years in between saw population decline by over 400 people in the 1970s, only to grow steadily through the 1980s and 1990s before declining slightly over the last decade. 
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Figure 3-1: Montague Total Population Trends, 1970 – 2010
Source: 1970, 1980, 1990, 2000, and 2010 U.S. Census.
Over the forty-year period, Montague’s population grew at a slower rate than Franklin County and Massachusetts, which saw population increases of 20% and 15% respectively (Table 3-1). However, between 2000 and 2010, Franklin County had a slight decline in population, similar to Montague, and Massachusetts’ population grew by only 3%. The surrounding towns of Deerfield, Erving, Gill, and Leverett all experienced population increase between 2000 and 2010, while Greenfield, Sunderland, and Wendell declined in population over this time period.
Table 3‑1: Population for Montague 1970 to 2010, Comparison to Surrounding Towns, the County and State

	Geography
	U.S. Census Population
	Percent Change

	
	1970
	1980
	1990
	2000
	2010
	2000-2010
	1970-2010

	Deerfield  
	3,873
	4,517
	5,018
	4,750
	5,125
	7.9%
	32.3%

	Erving
	1,260
	1,326
	1,372
	1,467
	1,800
	22.7%
	42.9%

	Gill
	1,100
	1,259
	1,583
	1,363
	1,500
	10.1%
	36.4%

	Greenfield  
	18,116
	18,436
	18,666
	18,168
	17,456
	-3.9%
	-3.6%

	Leverett
	1,005
	1,471
	1,785
	1,663
	1,851
	11.3%
	84.2%

	Montague  
	8,451
	8,011
	8,316
	8,489
	8,437
	-0.6%
	-0.2%

	Sunderland  
	2,236
	2,929
	3,399
	3,777
	3,684
	-2.5%
	64.8%

	Wendell
	405
	694
	899
	986
	848
	-14.0%
	109.4%

	Franklin County
	59,233
	64,317
	70,092
	71,535
	71,372
	-0.2%
	20.5%

	Massachusetts
	5,689,377
	5,737,037
	6,016,425
	6,349,097
	6,547,629
	3.1%
	15.1%


Source: U.S. Census Bureau, Census of Population & Housing, 1970, 1980, 1990, 2000, and 2010.
Housing turnover data is no longer collected on the town level; however the American Community Survey provides estimates of when householders moved into their current housing unit. This can give some idea as to how often housing units turn over in a community. It is estimated that 60% of residents living in Turners Falls moved into their current home between 2000 and 2009, compared to approximately 32% in the rest of the town. Overall, Turners Falls has smaller percentages of residents who have lived in the same housing unit in the decades prior to 2000 than the rest of town, suggesting that there is higher turnover of units in Turners Falls. 
Households

The number of households is more important than total population size for determining housing need.  A household is generally defined as an individual or group of people living in one housing unit.  Changes in the number of households therefore reflect not only changes in population, but also societal shifts that influence average household size. 

Nationally, average household size is declining.  The reduction in people per household is occurring for a variety of reasons.  These reasons include a decrease in the average number of children per family and an increase in the number of single-parent households.  Other factors are that families today are more mobile and more spread out than in the past, and that more adults now live by themselves.  According to the 2010 U.S. Census, 33% of Montague households (1,206 households) consist of one person.  These one-person households include 436 elderly adults age 65 and over.  Approximately 46% of Montague’s elderly single-person households are in Turners Falls.  These single-person elderly households include seniors living by themselves, and seniors residing in congregate housing or elderly-specific apartments. 

Table 3-2 shows the average household size in Montague in 1990, 2000, and 2010.  The table indicates that the average household size in Montague decreased an estimated 9% between 1980 and 2000, declining from 2.58 to 2.35.  During the same period, Franklin County and the State experienced similar declines in household size (8% each). 

Table 3‑2: Average Household Size in Montague, 1990 to 2010, Comparison to the County and State

	Area
	Average Number of Persons Per Household
	Percentage Change

	
	1990
	2000
	2010
	1990-2000
	2000 - 2010
	1990 - 2010

	Montague
	2.34
	2.35
	2.25
	0.4%
	-4.3%
	-3.8%

	Franklin County
	2.53
	2.43
	2.29
	-4.0%
	-5.8%
	-9.5%

	Massachusetts
	2.68
	2.6
	2.48
	-3.0%
	-4.6%
	-7.5%


Source: U.S. Census Bureau, Census of Population & Housing, 1990, 2000, and 2010.

There is some variation in household size between Montague’s homeowner and renter households, with rental households having slightly fewer people on average.  In 2010, the average household size for homeowners was 2.40 people compared to an average of 2.01 people among renters.  Most of this difference is related to the kinds of households that typically rent.  Renters are most likely to be young or elderly, and tend to have the smallest households.  For example, the Census Bureau reported that in 2010, 86% of Montague households with a householder (defined as the head of household) under age 25 rented their housing (see Appendix Table A‑4 for more info on tenancy by householder age).    

Despite a slight decline in population between 2000 and 2010, the number of households in town actually grew by 2%, an increase of 78 households. The declining average household size and changes in household composition likely account for the increase in overall households. Table 3-3 shows the make-up of households in Montague in 2000 and 2010. A household can be comprised of related (family households
) or unrelated (non-family households) people living in a housing unit. In Montague, roughly 25% of households include children under the age of 18, and 26% of households include at least one individual aged 65 or older. Roughly 10% of family households with children are single-parent households, the majority of these having a female head of householder. One person households make up 33% of total households in town, while non-family households with more than one person, such as a roommate situation or an un-married couple living together, make up 10% of households in town.

Trends in household composition between 2000 and 2010 show a decrease in households with children, and an increase in family households with no children at home (such as empty nesters and married couples or related individuals with no children). Single person households increased slightly, though this increase was seen in householders under the age of 65. Additionally, the town saw an increase of non-family households with more than one person over this time period. These changes are consistent with the change in the age make-up of the town’s population, which will be discussed in the next section. 

Table 3-3: Household Types in Montague, 2000 and 2010
	Household Type
	2000
	2010
	2000-2010 Change
	2000-2010 Percent Change

	
	Number
	Percent
	Number
	Percent
	
	

	Total Households
	3,616
	100%
	3,694
	100%
	78
	2%

	Households with children
	1,108
	31%
	941
	25%
	-167
	-15%

	Households with individuals 65 years and over
	1,008
	28%
	974
	26%
	-34
	-3%

	

	Family Households, no children at home
	1,132
	31%
	1,267
	34%
	135
	12%

	Family Households with children
	1,038
	29%
	841
	23%
	-197
	-19%

	Male householder, no spouse present
	94
	3%
	93
	3%
	-1
	-1%

	Female householder, no spouse present
	297
	8%
	258
	7%
	-39
	-13%

	

	One-person Household
	1,152
	32%
	1,206
	33%
	54
	5%

	65 years and over
	489
	14%
	436
	12%
	-53
	-11%

	

	Non-family household with more than 1 person
	294
	8%
	380
	10%
	86
	29%


Source: 2000 and 2010 U.S. Census.
Montague’s changes in household types between 2000 and 2010 mirrored the trends in the County in some ways, and varied in others. Franklin County also saw a slight increase (3%) of total households, despite a slight decline in total population. Households with children also declined, by 13%, and family households with children declined by 16%. At the same time, family households with no children at home increased by 13%. The County varies from Montague with an increase in households with individuals 65 years and over by 12%, and a 6% increase of one-person households aged 65 and over. Montague also saw a much higher percent increase in non-family households with more than one person (29%) than the County, which experienced a 13% increase in this category.
Population Distribution by Age Group

One demographic factor that can affect housing demand is the age distribution of the population, and how it is changing over time.  Different age groups have different housing needs.  The population distribution for Montague in 2000 and 2010 is shown in Table 2. Table 4 shows the population distribution figures for Montague, Franklin County, and Massachusetts for the same years, according to the U.S. Census.  

Between 2000 and 2010, the largest population increase in Montague occurred for residents in the 40-64 age group.  This increase was driven by the aging of the baby boomer generation (born 1946-1964) whose members began turning 55 in 2001.  The largest population decrease was in the 19 and under age group.  This corresponds with a decrease in the child-bearing age group of 25-39 year-olds, and is consistent with the declining average household size trend discussed above.  Between 2000 and 2010, the number of residents age 20-24 increased slightly, while the population age 65 and over decreased slightly. It should be noted that while the 65 and over age group declined slightly in number, the population aged 60 – 64 increased by 105% over the ten year period, from 280 to 575. As of 2014, these individuals will have already moved into the 65 and older age group.
Figure 3-2: Population by Age Group in Montague, 2000 and 2010
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Source: 2000 and 2010 U.S. Census.
The changes in population age distribution in Montague between 2000 and 2010 were similar to the County and the State, as shown in Table 3-4, which also saw decreases in the 19 and under age group, and an increase in the 40-64 age group. Montague was unique in its decrease in the 65 and older age group; however the percentage of residents in this age group in town (16%) is still greater than the County or State percentages of 15% and 14%, respectively. 
Table 3-4: Percent of Population by Age Group in Montague, Franklin County, and Massachusetts, 2000 and 2010
	Age Group
	Montague
	Franklin County
	Massachusetts

	
	2000
	2010
	2000
	2010
	2000
	2010

	19 & under
	25%
	21%
	26%
	22%
	26%
	25%

	20 - 24
	6%
	6%
	6%
	6%
	6%
	7%

	25 - 39
	20%
	18%
	19%
	16%
	23%
	19%

	40 - 64
	33%
	38%
	35%
	40%
	31%
	35%

	Age 65 & over
	17%
	16%
	14%
	15%
	14%
	14%


Source: 2000 and 2010 U.S. Census.
Populations with Special Housing Needs 

Population groups that may have special housing needs and that may have the most difficulty finding suitable, affordable housing include the elderly, persons with disabilities and families with young children.  In particular, seniors and families with young children can benefit from housing with good access to services, including stores, health care and community facilities and programs.  Another issue facing the elderly and families with young children is that they often have limited or fixed incomes. Montague has a higher percentage of households with individuals over the age of 65 than the County, as well as a higher percentage of single-parent households with children (Table 3-5).
Table 3‑5: Household Types in Montague and Franklin County, 2010
	Household Type
	Montague
	Franklin County

	Total Households
	100%
	100%

	   Households with children
	26%
	30%

	   Households with individuals 65 years and over
	26%
	23%

	
	
	

	Family Households, no children at home
	34%
	36%

	Family Households with children
	23%
	24%

	    Male householder, no spouse present
	3%
	2%

	    Female householder, no spouse present
	7%
	6%

	
	
	

	One-person Household
	33%
	31%

	    65 years and over
	12%
	11%

	
	
	

	Non-family household with more than 1 person
	10%
	9%


Source: 2010 U.S. Census.
Residents Living in Poverty

Table 3-6 displays the 2014 U.S. Department of Health and Human Services poverty guidelines for the 48 contiguous states and the District of Columbia, based on the size of a family or household. 
Table 3-6: 2014 Poverty Guidelines

	Persons in family/household
	Poverty guideline

	1
	$11,670 

	2
	$15,730 

	3
	$19,790 

	4
	$23,850 

	5
	$27,910 

	6
	$31,970 

	7
	$36,030 

	8
	$40,090 


Source: U.S. Department of Health and Human Services.

Poverty in Montague is the most prevalent among single-parent households and children. In 2012, an estimated 21% of Montague families with children under age 18 lived below the poverty level, and approximately 41% of single-female households with children lived below the poverty level. Overall, an estimated 16% of Montague residents (1,324 people) lived below the poverty line in 2012. In Turners Falls, the poverty rate is estimated to be 23% for all people.  In comparison, in the rest of Montague, the poverty rate is approximately 8%, and in Franklin County, the poverty rate is 11.9%.  
Table 3‑7: Estimated Population Living in Poverty in Turners Falls, by Age and Household Type, 2012
	Household Type and Age
	Percentage Whose Income In The Past 12 Months Is Below The Poverty Level

	
	Montague
	Turners Falls
	Rest of Montague

	All families
	11%
	21%
	3%

	With related children under 18 years
	21%
	34%
	5%

	Married couple families
	6%
	10%
	3%

	With related children under 18 years
	10%
	17%
	2%

	Families with female householder, no husband present
	30%
	49%
	4%

	With related children under 18 years
	41%
	60%
	6%

	 

	All people
	16%
	23%
	8%

	Under 18 years
	29%
	46%
	5%

	18 to 64 years
	14%
	19%
	10%

	65 years and over
	5%
	5%
	6%

	Unrelated individuals 15 years and over
	23%
	20%
	28%


Source: 2008-2012 U.S. Census American Community Survey five-year estimates.
In Turners Falls poverty rates are generally much higher than the rest of the town. An estimated 46% of residents living in poverty were under age 18. This was a higher poverty rate than that for residents ages 18 to 64 (19% poverty) and for residents ages 65 and over (5%). Poverty rates are highest among single female-headed households with children, with an estimated 60% of these households living in poverty. Overall, families with children had an estimated poverty rate of 34% in Turners Falls. Married couple families with children were estimated to have a lower poverty rate of 17%. In addition, an estimated 20% of unrelated individuals over the age of 15 were living in poverty in 2012. This is one statistic that was higher in the rest of Montague, where 28% of unrelated individuals 15 years and over were living in poverty. This may be partially attributed to students living in rental units outside of Turners Falls.
The Census data suggest that among Montague’s poorest residents, the housing needs are the greatest for single-parent households with children, families with children, and for non-family households.  It is essential that the town continue to work to provide affordable housing options for these residents.  Individuals and families with incomes below the poverty level have great difficulty finding suitable housing they can afford.  A need exists for supportive housing with social services, particularly for single female-headed households with children. In addition to housing, affordable, quality child care near where people live and work is needed, and access to educational opportunities. Housing affordability in Montague by age group and income is discussed more under “Housing Costs and Affordability” in the next chapter.

Residents with Disabilities

The U.S. Census American Community Survey five-year estimates provide basic data on the prevalence of disabilities.  Unfortunately, these data include little information regarding the severity of disabilities. As with most Census data, information on disabilities is self-reported by Census survey respondents.  

Data on disabilities among Montague residents are presented in Table 3-8.  The table excludes people living in institutionalized settings, such as group homes or nursing homes.  In 2010, Montague had 121 such residents.  Overall, an estimated 18% of Montague’s population has a disability of some type.  In comparison, an estimated 14% of the Franklin County population has a disability. Montague’s higher percentage may be attributable to the fact that Montague has more affordable housing than many other towns in the County. 
Table 3‑8: Estimated Disabilities in the Civilian Non-Institutionalized Population in Montague, 2012
	Age Group
	Total Population
	Population with a disability
	Percent of Population with a disability
	Franklin County Percent of Population with a disability

	Total Civilian Noninstitutionalized Population
	8,334
	1,511
	18%
	14%

	Under 18 years
	1,684
	228
	14%
	7%

	18 to 64 years
	5,440
	875
	16%
	12%

	65 years and over
	1,210
	408
	34%
	35%


Source: 2008-2012 U.S. Census American Community Survey five-year estimates.
The highest percentage of residents with disabilities is within the 65 and older age group. An estimated 34% of residents age 65 and over have a disability. An estimated 14% of Montague residents under the age of 18 have a disability, which is much higher than the County estimate of 7%. Overall disability percentages in Montague are higher than in the County with the exception of the 65 and over age group, which is comparable to the County.
The Citizen’s Housing and Planning Association (CHAPA) maintains a statewide list of housing with accessible units.  This list primarily includes housing that was constructed or rehabbed using federal or state subsidies.  Little information is available on privately-owned accessible housing.  The following apartments are included in CHAPA’s listing: 
· Power Town Apartments, Avenue A
· Park Villa Apartments, Turnpike Road (all units are senior housing)
· Keith Apartments, Canal Street

· Highland School Apartments, Millers Falls Road

· Winslow Wentworth Apartments, J Street

· Crocker Building, Avenue A

· Moltenbrey Apartments, Avenue A

At the time the housing database was accessed in May 2014 for this update, no barrier free units were available in any of these buildings. Persons with mobility impairments who rent housing often have a particularly difficult time finding accessible units, as much of the region’s rental stock is in multi-family buildings, few of which have elevators.  
Montague has a housing rehabilitation program that offers loans to low- and moderate-income households for housing repairs and renovations, including accessibility improvements.  This program is funded with Community Development Block Grant (CDBG) monies and administered by the Franklin County Regional Housing and Redevelopment Authority.  The housing rehabilitation loans offered through this program are available to low- and moderate-income residents.  Another potential source of funding for accessibility improvements is the USDA Rural Development Very Low-Income Housing Repair program, which provides loans and grants to very low-income homeowners to repair, improve, or modernize their dwellings or to remove health and safety hazards. STAVROS and the Massachusetts Rehabilitation Commission sometimes also have funds available. 
The Montague Building Inspector reports that in the last ten years, there have been 19 building permits to construct wheelchair ramps, averaging two permits per year. As Montague’s population becomes older over the next few decades, mirroring state and national trends, it is expected that the demand for accessible housing will grow.  
Students at Area Colleges and Other Post-Secondary Schools

College and other post-secondary students are another population with special housing needs.  Students are typically young and living on limited incomes.  They are also transient, and frequently require housing only during the academic year, approximately September 1–May 30.   

The largest population of students living in Montague is enrolled at the Hallmark Institute of Photography, a private post-secondary educational institution located in the Turners Falls Airport Industrial Park.  Hallmark offers a 10-month program in professional photography.  In 2012, program enrollment was approximately 72 students.  All of these students are currently housed off-campus, mainly in the village of Turners Falls.  Finding quality, affordable housing for its students near the school has been a challenge for Hallmark.  
The University of Massachusetts at Amherst (UMass) is located approximately 12 miles from the Town of Montague.  UMass has a chronic housing shortage.  The University has a total population of more than 28,000 graduate and undergraduate students, and provides housing for less than 50% of its student body, leaving more than 14,000 students to find their own housing in the area.
  As a result, many UMass students live off-campus.  While there are no statistics on the number of UMass students living in Montague, it is reasonable to assume that this number may be significant given the proximity of the Town to campus and the relative affordability of rental housing in Montague.  

Greenfield Community College (GCC) students also have an effect on Montague’s housing.  Montague is close to Greenfield, and there is frequent transit service between Turners Falls and Greenfield. 

The impact of students on Montague’s housing supply is complex.  According to postings of students looking for apartments on the UMass Housing and Community Resources website, most students are seeking rentals in the $600-$800 range.  Students likely compete with other low-income populations for rental housing in Montague.  On the other hand, many students are willing to rent rooms in private homes.  The availability of students as housemates may make homeownership more affordable for households with low or moderate incomes and extra living space.  Such households could include elderly residents living alone, and married couples whose children are no longer living at home. Postings of available rental units in Montague on the UMass Housing and Community Resources website in May, 2014, showed a total of 9 listings in Montague. Eight of these were identified as either a room/suite in a private home, or an apartment in a small house/building, demonstrating that Montague residents are renting spare rooms or apartments in their homes to students. Anecdotal evidence points to the likelihood that the majority of students renting in Montague are graduate students.
Veterans

Approximately 10 percent of Montague residents are veterans. Veterans are a population subgroup that, at the national level, tend to have a higher need for affordable housing than the general population and are homeless at higher rates.
  In addition, they tend to have disabilities at higher rates, and thus require special accessibility features for housing.
  Montague is served by the Central Franklin District Veteran Services Office (VSO), which serves as the VSO for 23 Franklin County towns. The VSO helps veterans and their dependents learn about, apply for, and receive federal, state, and local benefits to which they may be eligible. This may include housing assistance. According to the Central Franklin VSO, many veterans have low incomes, and a need exists in the county for affordable 1-bedroom and efficiency apartments. There is also a need for larger units for veterans with families, though the number of veterans in this category is smaller. The VSO noted that project-based Section 8 housing, which subsidizes apartments in specific buildings, has been vital to housing veterans in Franklin County. Without the Section 8 program, more veterans would be homeless.

Veterans and their dependents may also qualify for financial assistance from the town they live in. Under M.G.L. Ch. 115 Veteran’s Benefits, qualifying veterans and their dependents receive necessary financial assistance for food, shelter, clothing, fuel, and medical care in accordance with a formula which takes into account the number of dependents and income from all sources. The town is responsible for paying the benefit out of its general fund. The Massachusetts Department of Veteran’s Services reimburses the town 75 percent of these costs in the year after the expenditure. Because the amount of benefits to be paid by a town can change depending on how many qualifying veterans live in a town, it is difficult for towns to budget for this expense. This may be an un-anticipated cost that the town should be aware of.

There are a variety of public and private programs and policies that provide housing benefits to veterans.  The Franklin County Regional Housing and Redevelopment Authority has chosen to give veterans preference for Section 8 vouchers.  State public housing also offers preferences for veterans.   There are also non-profit organizations that develop new private housing specifically for veterans.  A group called Soldier On has developed several veterans’ housing projects in Western Massachusetts, including permanent housing in Pittsfield, and a recent project that will build cooperative and transitional housing in Northampton. Some towns and cities in the state have used Community Preservation Act (CPA) funds to create affordable housing for veterans.
 While veterans certainly benefit from these special programs and preferences, the Central Franklin VSO notes that any new affordable housing would benefit veterans. Affordable housing does not need to be designated for veterans in order for them to benefit from it. 
Seniors
Population projections, discussed in Section 5, estimate that by 2030, roughly 30% of Montague’s population will be aged 65 or older, compared to 16% in 2010. This almost doubling of the senior population in town will require a diversity of housing options for residents as they age. As mentioned above, 34% of Montague’s residents age 65 and above currently live with a disability. As the population ages, more accessible housing units will be needed. Many seniors also have low incomes. Currently an estimated 68% of Montague senior households fall within a low income category; 26% are considered extremely low income. At extremely low income levels, seniors generally do not have sufficient income to pay market rents, and may struggle with the costs associated with owning homes, even if they do not have mortgages. Seniors may need or desire housing that is easy and affordable to maintain, energy efficient, and smaller than the homes they currently live in. Housing that is close to shopping, services, medical facilities, and transit may also be important to older residents who want to maintain personal mobility as they age. Montague’s current supply of housing is not suited to meet the needs of a growing population of seniors with low incomes.  

SECTION

4
Housing Costs and Affordability

This section explores the cost of housing in Montague for renters and owners and the degree to which housing is affordable to households of different incomes.  
Housing is generally defined to be “affordable” when households spend no more than 30% of gross income on housing costs.  For renters, housing costs include rent and utilities, such as hot water, electricity, and heat.  For homeowners, housing costs include mortgage principal, mortgage interest, mortgage insurance, property taxes and property insurance.  Households that spend more than 30% of their income on housing are considered to be “cost-burdened.”  

Data on housing costs show that housing in Montague is affordable for many residents, but that some residents, especially very low-income and extremely low-income residents, may be cost-burdened by their housing expenditures. 

The housing costs described here, reported in the 2012 U.S. Census American Community Survey (ACS) five-year estimates, may differ from market-rate home and rental prices.  There are a number of explanations for this.  Market-rate prices reflect only what is being charged to new homeowners and renters, not the housing costs for households that have lived in the same dwelling for a long time.  For example, rents for long-term tenants are often well below the rents charged to new tenants.  In addition, a key limitation of the ACS information is that it is based on a sample of households over a five year time period, resulting in a margin of error for all of the statistics shown. However it still represents the most reliable available information concerning overall housing costs in the community. When possible, other data sources are used to supplement the ACS information.  
Housing Costs

This section presents information on owner and renter housing costs in Montague, and on these costs relative to household income.  The data presented here are estimates from the 2008-2012 U.S. Census American Community Survey (ACS) five-year estimates, and reflect the costs of all housing in the community, not just the housing that is available for sale or rent.  According to the data, Montague has among the lowest rents in Franklin County (9th lowest median rent of 26 towns) and homeowner costs below the county median.  

The 2008-2012 ACS estimated monthly housing costs for 2,190 owner-occupied homes in Montague.  Homeowner costs can vary considerably depending on whether or not the home is mortgaged.  For example, the median monthly total housing cost for homes without mortgages was $598, and the median total cost for homes with mortgages is $1,457, more than two times greater. (More information on monthly homeowner costs, including costs in Turners Falls, is contained in Appendix Table A‑7).
Table 4-1: Estimated Owner-Occupied and Renter-Occupied Median Monthly Housing Costs

	Geography
	Median Monthly Housing Costs

	
	Owner-occupied w/ mortgage
	Owner-occupied w/out mortgage
	Renter-occupied gross monthly rent*

	Deerfield
	$1,826
	$601
	$813

	Erving
	$1,295
	$390
	$853

	Gill
	$1,412
	$591
	$748

	Greenfield
	$1,493
	$623
	$788

	Leverett
	$1,814
	$819
	$1,116

	Montague
	$1,457
	$598
	$814

	Sunderland
	$2,048
	$634
	$1,056

	Wendell
	$1,333
	$468
	$844

	Franklin County
	$1,557
	$583
	$835


* Renter-occupied housing units paying cash rent.
Source: 2008-2012 U.S. Census American Community Survey five year estimates.
For rental housing, the 2008-2012 Census data estimated the monthly expenditures for 1,382 rental units in Montague, and found the town’s median rental housing costs to be $814 per month.  Estimated total housing costs for rental housing in Montague ranged from under $200 to $1,500 or more.  The median rental housing cost in Turners Falls was estimated to be $842, compared to $699 outside of Turners Falls. This difference may have to do with the fact that Turners Falls has many more rental units than the rest of Montague, including larger units that would rent at a higher price. Rents were estimated for 1,007 renter-occupied units in Turners Falls, compared to 375 renter-occupied units in the rest of town.  (More information on monthly rental housing costs is contained in Appendix Table A‑8).
It is important to note that the data includes units and tenants with subsidies.  Because Montague has a significant number of subsidized rental housing units and a significant population of households using mobile rental vouchers, this is a factor in the Town’s lower than average reported rents.  

A review of available rental units in Montague as listed on craigslist.org and in The Recorder newspaper resulted in a median rent of $832 out of 20 rentals in May 2014. Rentals ranged from whole house rentals to studio apartments.  Table 4-2 shows the current average monthly rents by bedroom size for apartments participating in the federal Section 8 program.  The rents for Section 8-eligible apartments may vary somewhat from rental prices overall. The Section 8 program establishes standards for “Fair Market Rent,” which are set significantly lower than market rents on the whole.   However, general rents are hard to estimate and obtain.  The rents for the Section 8-eligible apartments are discussed here because they are the best available current data. 

Table 4‑2: Average Monthly Rents by Bedroom Size, for Apartments Participating in the Federal Section 8 Program, 2014

	
	Turners Falls
	Montague outside of Turners Falls (no data for Lake Pleasant or Montague City)

	Bedroom Size
	Average Gross Rent**
	Average Contract Rent
	Average Gross Rent*
	Average Contract Rent

	No bedrooms (studio apartment)
	571
	571
	-
	-

	1 bedroom
	662
	662
	632
	564

	2 bedrooms
	745
	749
	834**
	834**

	3 bedrooms
	917
	917
	831**
	831**

	4 bedrooms
	1077
	1077
	1499**
	1499**


*Gross rent includes estimated utilities; contract rent is only the paid rent.  
**Average gross and contract rents are the same due to utilities being included in the participant’s contract rents. 

Source:  Franklin Regional County Housing and Redevelopment Authority, 2014.
As indicated in Table 4-2, the average gross rent (rent plus utilities) for tenants with Section 8 vouchers in Turners Falls is currently $571 for a one-bedroom apartment, $702 for a two-bedroom, and $864 for a three-bedroom.  The average prices in Montague outside of Turners Falls are even higher.  The rents in the table represent market prices, not reduced rents due to a Section subsidy (Section 8 vouchers entitle the voucher holder to pay reduced rents of less than 40% of market price.)
Housing Values

The Census Bureau gathers data on housing values by asking owners what they believe their homes, including land, to be worth in the current real estate market.  Figure 4-1 contains data on housing values reported in the 2008-2012 U.S. Census American Community Survey five-year estimates.  According to this information, in 2012, 38% of the town’s owner-occupied homes were valued between $200,000 and $299,999, and another 29% were valued between $150,000 and $199,999.  On the high end, 6% of homes had estimated values of $500,000 or higher. This data should be viewed with a fair amount of skepticism, as homeowners frequently believe that their homes are worth more than they would actually sell for given current market conditions.  
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Figure 4-1: Estimated Housing Values for Owner-Occupied Homes in Montague, Turners Falls, and the Rest of Montague, 2012
Source: 2008-2012 American Community Survey Five-Year Estimates.
Housing prices are lower in Turners Falls than in the other parts of town.  Turners Falls had a higher percentage of homes with estimated values between $50,000 to $99,999 (5%), $100,000 to $149,999 (17%), and $150,000 to $199,999 (35%). In the areas outside of Turners Falls, the largest percentage of homes had estimated values between $200,000 to $299,999 (43%). The median owner-occupied housing value in Turners Falls in 2012 was $185,300 compared to $222,800 elsewhere in Montague. 
Montague’s overall median housing value in 2012 was estimated to be $208,600, which was lower than the County median value of $221,700. Compared to surrounding towns, only Wendell, Erving, and Greenfield had lower median values (see Table 4-3). 
Table 4-3: Estimated Median Housing Values for Montague, Surrounding Towns, and Franklin County, 2012

	Geography
	Estimated Median Owner-Occupied Housing Value

	Deerfield
	$298,600

	Erving
	$194,500

	Gill
	$214,100

	Greenfield
	$182,700

	Leverett
	$332,700

	Montague
	$208,600

	Sunderland
	$307,800

	Wendell
	$200,400

	Franklin County
	$221,700


Source: 2008-2012 U.S. Census American Community Survey Five-Year Estimates.
Over the last four years, estimated median housing values in Montague have increased modestly by $3,900. The increase in value is slightly lower in Turners Falls, with an estimated increase in median value of $3,000, compared to an increase of $4,400 in the rest of town (Table 4-4). However, as noted below, actual median sale prices have declined significantly in recent years.
Table 4-4: Estimated Median Housing Values in Montague, Turners Falls, and the Rest of Montague, 2009 - 2012

	Geography
	2009
	2010
	2011
	2012
	Change 2009-2012
	% Change 2009-2012

	Montague
	$204,700
	$212,600
	$211,300
	$208,600
	$3,900
	1.9%

	Turners Falls
	$182,300
	$181,200
	$187,900
	$185,300
	$3,000
	1.6%

	Rest of Montague
	$218,400
	$227,500
	$225,200
	$222,800
	$4,400
	2.0%


Source: 2005-2009, 2006-2010, 2007-2011, and 2008-2012 U.S. Census American Community Survey Five-Year Estimates.

Increased value of real estate in Montague can be attributed in part to public investment in improvements and redevelopment projects in downtown Turners Falls. Since 2000, RDI and the Town of Montague have invested more than $10 million in the redevelopment of three buildings in downtown Turners Falls: the Crocker and Cutlery building projects and renovation of the town-owned Colle Opera House.  There is good evidence that the level of public investment in Turners Falls is encouraging increasing private investment as well.  
Residential Sales

As the price of land and homes has risen in Amherst, Northampton and other nearby towns, individuals and families with modest incomes have started to look to Montague for affordable real estate. 
Table 4-5: Median Residential Sales Prices in Montague, 2004 to 2012, Adjusted for Inflation

	Year
	All Sales*
	Single Family Sales
	Condominium Sales
	Two-Family Sales

	
	# of Sales
	Median Sale Price**
	# of Sales
	Median Sale Price**
	# of Sales
	Median Sale Price**
	# of Sales
	Median Sale Price**

	2004
	83
	$195,167
	56
	$203,289
	8
	$174,391
	13
	$179,428

	2005
	93
	$213,129
	66
	$213,129
	9
	$181,464
	15
	$207,040

	2006
	64
	$219,152
	47
	$226,526
	5
	$171,074
	11
	$216,497

	2007
	52
	$207,863
	39
	$218,532
	4
	$155,725
	8
	$182,683

	2008
	38
	$189,461
	26
	$210,451
	5
	$148,034
	6
	$170,129

	2009
	60
	$194,573
	50
	$199,562
	3
	$144,128
	6
	$181,546

	2010
	44
	$184,070
	33
	$190,887
	7
	$134,057
	3
	$142,893

	2011
	38
	$176,587
	31
	$182,931
	2
	$132,493
	5
	$164,955

	2012
	32
	$167,827
	23
	$181,294
	3
	$135,608
	5
	$156,949

	2004-2012 Change
	-51
	-$27,340
	-33
	-$21,995
	-5
	-$38,783
	-8
	-$22,479


*Includes three-family sales. Three-family sales were not included as a separate column due to the small number of these sales that took place over the time period.
**Prices adjusted to 2014 Consumer Price Index as of October 1, 2014, using the U.S. Department of Labor CPI Inflation Calculator. http://www.bls.gov/data/inflation_calculator.htm. 
Source: Massachusetts Department of Revenue Division of Local Services LA-3 Real Estate Sales. https://dlsgateway.dor.state.ma.us/gateway/Public/WebForms/LA3/LA3Search.aspx. 
Table 4-5 summarizes the median prices for sales of residential properties in Montague for the 2004-2012 period, adjusted for inflation to 2014 dollars.  The table shows a fluctuation in median sales prices over this time period, with prices rising until 2006, and then generally declining to 2012 with slight variations (see Figure 4-2 on the following page). While prices have fluctuated, the overall number of sales has declined over time, reflecting the slow economy during the recent recession. More recent MLS sales data from May 2013 through May 2014 show an increase in total sales. Fifty-four sales were recorded during this time period, 43 of which were for single family homes. The median sales prices for homes sold in the last year, however, are lower than the median prices in 2012. The median sales price for all sales was $157,250, and $162,000 for single family home sales. The sales data likely provide a more realistic picture of actual home values in Montague compared to homeowner estimates discussed above.  
Figure 4-2: Median Sale Prices in Montague, 2004 – 2012, Adjusted for Inflation
[image: image12.png]45%

40%

% of Owner-Occupied Housing Units

Housing Value

B Montague
mTurners Falls

W Rest of Montague




Source: Massachusetts Department of Revenue Division of Local Services LA-3 Real Estate Sales.
From 2009 through 2013, 13 building permits were issued for new homes. Two of these permits were for duplexes, resulting in a total of 15 new housing units permitted in the last 5 years. Seven of the 13 permits were issued for construction in or around Montague Center. Two permits were issued for locations in Turners Falls, and one permit each was issued for Millers Falls, Montague City, and Lake Pleasant. The median value of these homes at the time of issuance of the building permit was $123,000. There was no clear distinction of values between one area of town and another, though the three highest valued homes were located in Montague Center. Given the small number of new homes constructed in this time period, it is difficult to assess differences in new home values throughout town.
Housing Affordability

This section assesses Montague’s housing prices and costs in terms of how affordable housing is for residents based on household incomes and average wages.  

Number of Extremely Low, Very Low, Low, Moderate, and Middle-Income Households

The first step in assessing housing affordability in Montague involves estimating the number of extremely low, very low, low, moderate, and middle-income households that reside in the town. The U.S. Department of Housing and Urban Development (HUD) defines extremely low income households as those with incomes of 30% or less than the Area Median Income (AMI), very low income households as those with incomes from 30% to 50% of the AMI, and low income households as those with incomes from 50% to 80% of the AMI. In addition, the 2013 Franklin County Regional Housing Study defines categories for moderate income households – those with incomes between 80% and 100% of the AMI – and middle income households – those with incomes between 100% and 120% of the AMI. The AMI is calculated by HUD, and is used to determine what households can qualify for affordable housing. Montague falls within the Franklin County AMI, which includes all towns in the county except Sunderland. In FY2013, the AMI for Montague was $65,000. 
With this median income level, extremely low-income households are considered to be those households earning $19,500 or less, very low income households earn $32,500 or less, low income households earn $52,000 or less, moderate income households earn $65,000 or less, and middle income households earn $78,000 or less. For the purposes of assessing housing affordability, AMI is calculated based on household size. See Table 4-13 for actual AMI income thresholds based on household size.
Table 4-6 estimates the number of Montague households in each income category, based on estimates from the 2008-2012 U.S. Census American Community Survey.  The Census does not break incomes out into categories that match the above groupings exactly, so approximate groupings are used.  The table shows that 25% of Montague households are low income, another 9% are very low income and 21% are extremely low income. Turners Falls has a higher estimated percentage of households (64%) within the three low income categories than the rest of the town. Additionally, the estimated median household income in Turners Falls is $38,494, compared to $57,548 for areas outside of Turners Falls, and $45,019 for the town as a whole. Montague has the lowest median household income among all surrounding towns, and is well below the County median of $53,298.
Table 4‑6: Households by Income Level in Montague 2012 Estimates
	Income Category
	Maximum Household Income
	Montague
	Turners Falls
	Rest of Montague

	Extremely Low
	$19,500
	21%
	25%
	17%

	Very Low
	$32,500
	9%
	13%
	6%

	Low
	$52,000
	25%
	26%
	23%

	Moderate
	$65,000
	7%
	8%
	5%

	Middle
	$78,000
	10%
	8%
	12%

	Total
	
	72%
	80%
	63%

	Median Household Income
	
	$45,019
	$38,494
	$57,548


Source: 2008-2012 U.S. Census American Community Survey Five-Year Estimates. 
In Montague, low-income status is the most prevalent among the oldest and the youngest residents.  As shown in Table 4-7, for example, 49% of households where the householder (head of household) is under the age of 25 have incomes under $19,500.  A total of 89% of young householders are estimated to be either low, very low, or extremely low income. A large percentage (68%) of householders aged 65 or older also have low incomes.  For households in the middle age groups, with householders aged 25 to 44 and aged 44 to 64, incomes are distributed more evenly, though it is important to note that even in these age groups, roughly 50% of householders fall within the low income categories.
Table 4‑7: Households by Income Level, by Householder Age, in Montague, 2012 Estimates
	Income Category
	Maximum Household Income
	Under 25 Years Old
	25 to 44 Years Old
	45 to 64 Years Old
	65 Years and Older

	Extremely Low
	$19,500 
	49%
	16%
	21%
	26%

	Very Low
	$32,500 
	0%
	7%
	9%
	14%

	Low
	$52,000 
	39%
	28%
	20%
	28%

	Moderate
	$65,000 
	0%
	2%
	8%
	14%

	Middle
	$78,000 
	0%
	12%
	10%
	8%

	Total
	
	89%
	64%
	68%
	90%


Source: 2008-2012 U.S. Census American Community Survey five-year estimates.
Affordability of Home Ownership for Low- and Moderate-Income Households

One important measure of housing affordability is the purchasing power for prospective first-time home buyers who are currently renting in the community.  According to the 2008-2012 American Community Survey, an estimated 81% of renter households in Montague are of low income, and earn under $50,000 per year (gross income of $4,167 per month) or less.

An average household earning the median income in Montague of roughly $45,000 a year ($3,750 per month, considered “low income” according to the HUD income limits), can afford up to $1,125 per month for housing costs.  With the following assumptions regarding a potential home purchase, a household with a gross income of $3,750 per month could theoretically afford to buy a house valued at up to $157,000. 
Assumptions: 

The home will be bought with a 30-year mortgage at 4.5% interest;

10% of the purchase price will be paid as a down payment;

· An FY2014 local tax rate of $16.34/$1,000 valuation
Between May 2013 and May 2014, a total of 54 home sales occurred, with a median sale price of $157,250. This includes one condo sale, five two-family sales, five multi-family sales (buildings with three or more units), and 43 single family sales. This suggests that actual home prices in town could be affordable to households earning median income in Montague. This analysis does not take into account additional special district taxes for fire or water, which could strain the budget of some median income households seeking to buy a home in Montague.
In actuality, however, home ownership may not be a feasible option for many households in this income category, due to inability to save more than $10,000 for a down payment, little or poor credit history, and/or other debt, including but not limited to student loans, car payments, and credit card debt. In addition, if a household is looking for a single family home with more than two bedrooms, the median housing price increases to $169,000, meaning there may be less opportunities for larger families to find affordable housing in this price range.
For very low-income households earning $30,000 per year ($2,500 per month), homeownership is less affordable.  A household at this income level can afford to spend $750 per month on housing costs. Using the same assumptions as above, such a household could afford to buy a home valued at $100,000 or less.  There were only six sales of homes in this price range between May 2013 and May 2014. Based on the details in the real estate listings, all but two of these sales required significant rehabilitation and investment after purchase to make the home livable. Very low income households typically do not have the funds to make down payments, or the savings needed to make repairs to homes that are inexpensive due to deferred maintenance.  
There are mortgage programs available for income-eligible households that require little to no down payment, such as the USDA Rural Development Single Family Housing Guaranteed Loan Program (no down payment required) and the Massachusetts Housing Partnership’s One Mortgage Program (requires a 3% minimum down payment). These programs may be good options for low income households with good credit and stable employment.  
The 2013 Franklin County Regional Housing Study identified an estimated housing deficit of 2,656 units for extremely low income households and an estimated deficit of 1,426 units for very low income households in Franklin County, indicating a strong need for more affordable housing options for these income groups across the county. Table 4-8 shows the same analysis for the central region of Franklin County, including Montague. The central sub-region has the lowest shortage of affordable housing despite the fact that it contains the largest share of the county’s population. The smaller size of the shortage can be attributed to the fact that this region has the largest supply of existing subsidized housing. The presence of this housing has made a beneficial difference for its population. The biggest need for affordable housing in the central sub-region is again in the Extremely Low Income group, followed by the Very Low Income group. A housing deficit for the Middle Income group was identified for both the county and the central region. There may be a need for housing for households within this income range; however the report points out that households in the middle income category can and often do purchase homes that are less expensive than the maximum they might be able to afford.
Table 4-8: Affordable Housing Analysis for the Central Sub-Region, 2013
	Income Category
	Affordable Monthly

Housing Costs
	Affordable

Rented Units Available*
	Affordable

Owned
Units Available**
	Total

Affordable

Units

Available
	Total Number of

Households
	Estimated Affordable Supply/(Deficit)

	Middle Income
	$1,750
	541
	2,774
	3,315
	3,747
	(432)

	Moderate Income
	$1,250
	1,399
	1,033
	2,432
	2,146
	286

	Low Income
	$1,000
	2,773
	966
	3,739
	3,120
	619

	Very Low Income
	$625
	707
	157
	864
	1,725
	(861)

	Extremely Low Income
	$375
	793
	16
	808
	2,556
	(1,748)


* Based on Gross Rent (includes monthly owner costs)

** Based on Mortgage Status & Selected Monthly Owner Costs
Source: Franklin County Regional Housing Study, 2013.
Although there are only a limited number of homes in Montague that are affordable for extremely low and very low-income residents to purchase, the town has a larger supply of rental housing that may be affordable to these households.  
Housing Costs Compared to Incomes

Although housing in Montague is affordable for many residents, some low-income residents, especially renters, are cost-burdened by their housing.  The 2008-2012 U.S. Census American Community Survey estimated that 47% of households who rent, and 31% of households who own, spend more than 30% of their gross monthly income on housing costs, and are therefore “cost-burdened” by housing. Montague’s percentages of cost-burdened households are consistent with Franklin County, though the percentages vary widely among surrounding towns (Tables 4-9 and 4-10).
Table 4-9: Owner-Occupied Housing Cost Burden

	Geography
	Owner-Occupied Housing Units
	30.0 to 34.9 percent
	35.0 percent or more
	% Households paying more than 30%

	Deerfield
	1,530 
	70 
	421 
	32%

	Erving
	517 
	16 
	129 
	28%

	Gill
	507 
	41 
	97 
	27%

	Greenfield
	4,296 
	354 
	1,179 
	36%

	Leverett
	610 
	31 
	131 
	27%

	Montague
	2,172 
	138 
	529 
	31%

	Sunderland
	751 
	57 
	108 
	22%

	Wendell
	373 
	12 
	108 
	32%

	Franklin County
	20,870 
	1,505 
	5,034 
	31%


Source: 2008-2012 U.S. Census American Community Survey Five-Year Estimates.
Table 4-10: Renter-Occupied Housing Cost Burden

	Geography
	Renter-Occupied Housing Units
	30.0 to 34.9 percent
	35.0 percent or more
	% Households paying more than 30%

	Deerfield
	562
	74
	164
	42%

	Erving
	177
	0
	83
	47%

	Gill
	63
	3
	21
	38%

	Greenfield
	3,282
	277
	1,146
	43%

	Leverett
	115
	11
	47
	50%

	Montague
	1,382
	164
	487
	47%

	Sunderland
	737
	72
	374
	61%

	Wendell
	76
	2
	59
	80%

	Franklin County
	8,836
	771
	3,262
	46%


Source: 2008-2012 U.S. Census American Community Survey Five-Year Estimates.
The Census data indicate that lower income households in Montague have greater rates of burdensome housing costs than higher income households, and that low-income renters and owners have trouble finding affordable housing.  The Town has a large subset of very low-income renters who subsist with incomes below the poverty line.  Despite Montague’s continual and ongoing efforts to assist this segment of the population and to provide additional affordable housing options for low-income renters, more assistance is needed. 

For low-income owners, a key issue is the rising cost of homeownership beyond the home purchase price, including increasing property taxes and utilities.  For example, between Fiscal Year 2003 and FY 2014, the average property tax bill for a single-family home in Montague increased by $825, a 38 percent increase. This is due largely to increases in assessed value, while the tax rate has been reduced since FY2003. However since 2007 the general trend has been a yearly increase in the tax rate, as the Town struggles to maintain public services in the face of growing federal and state mandates and shrinking state contributions to local coffers.  Rising costs present a challenge for low-income owners, especially seniors and others with fixed incomes.  

One approach to decrease housing cost burden for households is to provide education and training and create better employment opportunities for those residents who want to work full-time, but are presently under-employed or unemployed, or who currently have low paying jobs. In addition, families with children, particularly single parent households, need access to affordable, quality child care and transit services to be able to work or go to school. The other approach is to provide new affordable housing options, including through the rehabilitation of existing underutilized or abandoned housing.  The Town of Montague is working to address housing and community issues on both fronts.  

Affordable Housing under Chapter 40B

Chapter 40B of the Massachusetts General Laws, enacted in 1969, was the State’s first major legislation to promote affordable housing.  It encouraged towns to increase long-term affordable housing to 10% of total housing units.  As was discussed earlier, the Chapter 40B definition of “affordable housing” is more restrictive than the general definition of affordability. Despite this restricted definition, as of April 30, 2013, Montague had achieved 9.9% affordable housing under Chapter 40B.  Montague has a higher percentage of affordable housing than any community in Franklin County with the exception of Greenfield and Orange.  

The Massachusetts Department of Housing and Community Development (DHCD) estimated that Montague had 389 units of affordable housing as defined by Chapter 40B as of 2013.  Table 4-11 displays the properties in Montague that meet the Chapter 40B affordability requirements, and are listed on the State’s Subsidized Housing Inventory, the official listing of affordable units by town. Montague’s Chapter 40B affordable housing supply includes the 110 apartments owned and managed by the Montague Housing Authority: Hillcrest Homes (30 units), Sunrise Terrace (40 units), Keith Apartments (31 units), and Highland School Apartments (9 units).  The Chapter 40B affordable housing supply also includes the Power Town Apartment, Crocker Block / Cutlery Apartments, The Moltenbrey, Park Villa complexes, and Winslow Wentworth House managed by HRA, and investor-owned rental property rehabilitated with CDBG loan funds managed by HRA.  Single-family homes built for low-income families by RDI can count as Chapter 40B if they have long-term deed restrictions to guarantee their affordability. The RDI units built to date in Montague do have the 30-year deed restriction on affordability required to be counted in the 40B inventory, although some of these units are not included on the list. 
It should be noted that the list may contain a number of errors, including listing units where affordability has already expired, or missing units that do count as affordable housing under Chapter 40B. Towns are able to review the list and submit changes to the Department of Housing and Community Development. As can be seen in Table 4-11, fifteen units are due to lose their affordability by 2016, and there may be other errors that will reduce the actual number of units in Montague over the next few years. 
Table 4-11: Subsidized Housing Inventory Property List for Montague
	Property Name
	Address
	SHI Units
	Affordability Due to Expire
	Own or Rent?

	Hillcrest Apartments 
	Davis St
	30
	Perpetuity
	Rental

	Sunrise Terrace Apartments 
	Sunrise Terrace
	40
	Perpetuity
	Rental

	Highland School Apts. 
	446 Millers Falls Road
	9
	Perpetuity
	Rental

	Keith Apts 
	Canal St
	31
	Perpetuity
	Rental

	Winslow Wentworth House 
	J Street (Turners Falls)
	17
	Perpetuity
	Rental

	Franklin Homeownership 2K
	Winthrop Street & Morris Avenue
	2
	2016
	Ownership

	Park Villa Apartments
	Turnpike Rd
	56
	EUR
	Rental

	Pines at "O" Street
	
	7
	-
	Ownership

	Power Town
	152,118,175 Ave A, 11-19, 18,25 4th Sts
	82
	Renewed
	Rental

	Randall Wood
	Randall Wood Drive
	23
	-
	Ownership

	Kettle Hole Lane 
	Kettle Hole Lane
	5
	2015
	Ownership

	Self-Help Program
	Oakman St & Morris Ave
	2
	2015
	Ownership

	Crocker Block/ Cutlery Apts
	99 & 101 Third Ave; 52-56 Avenue A
	48
	Long term
	Rental

	The Moltenbrey
	76 Avenue A
	26
	2034
	Rental

	DDS Group Homes
	Confidential
	5
	N/A
	Rental

	FCRHA HOR Program
	98 Fifth Street
	6
	8/27/16
	Rental

	Total
	
	389
	
	


Source: Massachusetts Department of Housing and Community Development, June 2013.
Table 4‑12: Residential Units in Montague and Neighboring Towns that Count as Affordable under Chapter 40B, 2013
	Town
	2010 Census Year Round Housing Units
	Ch. 40B Affordable Units
	% Affordable

	Deerfield
	2154
	33
	1.5%

	Erving
	778
	0
	0.0%

	Gill
	591
	24
	4.1%

	Greenfield
	8325
	1153
	13.8%

	Leverett
	792
	2
	0.3%

	Montague
	3926
	389
	9.9%

	Sunderland
	1718
	8
	0.5%

	Wendell
	419
	0
	0.0%


Source: Massachusetts Department of Housing and Community Development, April 2013.
Table 4-12 lists the percentage of housing in each of the neighboring towns around Montague that is affordable according to Chapter 40B.  Montague has a higher percentage of affordable housing than all its neighboring towns except for Greenfield.  In Erving, Leverett, Wendell, and Sunderland, less than 1% of the year-round housing stock is considered to be affordable according to the definition of Chapter 40B. It is likely, however, that Montague’s percentage is actually lower than currently reported, and will continue to fall if affordability expires for some units and not enough new units are created to replace them.
Since the passage of Chapter 40B in 1969, the State has expanded the Chapter 40B definition of affordable housing to count additional types of units towards the 10% goal.  Among the units that can now count as affordable are locally subsidized housing units, long-term housing for the mentally ill or mentally retarded, housing created through the Community Preservation Act, and housing created through inclusionary zoning bylaws, where affordable units are required as part of larger residential developments.  The Local Initiative Program (LIP), administered by the Department of Housing and Community Development (DHCD), serves as the “subsidy” for affordable housing created through a local initiative such as zoning or use of CPA funds. Units still need to meet the other requirements of Chapter 40B. They must have long-term affordability restrictions assuring that the units will be sold or rented at prices affordable to low and moderate income households and they must be marketed according to fair housing laws. 
To be considered “affordable” under Chapter 40B, a housing unit must be affordable to a household earning no more than 80 percent of the Area Median Income, a figure that is determined by the U.S. Department of Housing and Urban Development (HUD). Montague falls within the Franklin County area, which includes all towns in Franklin County except Sunderland. Table 4-13 below shows the FY2014 income limits for one to five person households, and the corresponding maximum sales prices and rents for affordable units. Households with gross incomes below the HUD limits can be eligible to purchase or rent affordable housing units developed to meet the requirements of Chapter 40B in Montague. In Montague, the median single family home price is lower than the 3 bedroom affordable price. This indicates that housing in Montague is theoretically affordable. However there is a large percentage of the population that falls within the low, very low, and extremely low income categories, that could benefit from affordable housing for households at lower income levels. Affordable units can be restricted to households at lower income levels than the 80 percent threshold set by HUD. As noted earlier, there is a shortage of housing for households within the very low and extremely low income categories within the central Franklin County region. In Montague, this need appears to be most prevalent for young adults and seniors.
Table 4-13: FY2014 Estimated Affordable Housing Prices and Rents for Montague

	Household Size
	HUD 2014 80% Income Limits  for Franklin County
	Bedroom Size
	Maximum Sales Price*
	Maximum Rents**

	5
	$69,050
	4
	$207,000
	$1,510

	4
	$63,900
	3
	$191,000
	$1,398

	3
	$57,550
	2
	$170,500
	$1,259

	2
	$51,150
	1
	$150,000
	$1,119

	1
	$44,750
	1
	$129,500
	$979


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

**Rents must include heat and utilities or a utility allowance

Source: HUD and DHCD
SECTION

5
Population Projections and Future
Housing Demand

This section discusses population projections for Montague and the anticipated future demand for housing in town.  

Population Projections

In 2013, the UMass Donahue Institute published population projections for all Massachusetts cities and towns, projected from 2010 to 2030 at five year increments. Figure 5-1 below shows the projections for Montague’s population. Montague’s population is projected to increase by over 100 people in the next 10 to 15 years, but then decline sharply, ending at nearly the same population in 2030 as in 2010. This decline is associated with increasing deaths due to an aging population.
Figure 5-1: Projected Montague Population through 2030
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Source: 2010 U.S. Census; UMass Donahue Institute Population Projections. December 2013.
Although the total population is expected to be similar in 2030 as in 2010 (an increase of 35 people), the age makeup of the population is expected to change dramatically. Table 5-1 shows the projected change for age groups within Montague. All age groups under 65 years of age are expected to decline in population, while the 65 years and older age group is expected to increase by over 1,000 people. Figure 5-2 shows how the senior population is expected to make up 30 percent of the town’s population in 2030, almost double the percentage of senior residents in town in 2010. 
Table 5-1: Projected Population Change in Montague, 2010 to 2030, by Age Group

	Year
	19 and Under
	Age 20 - 24
	Age 25-39
	Age 40-64
	Age 65 & over

	2010 Actual
	1,804 
	505 
	1,551 
	3,231 
	1,346 

	2030 Projected
	1,237 
	331 
	1,408 
	2,970 
	2,526 

	Change
	-567
	-174
	-143
	-261
	1,180 


Source: 2010 U.S. Census; UMass Donahue Institute Population Projections. December 2013.
Figure 5-2: Projected Montague Population Change by Age Group, as a Total Percentage of the Population
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Source: 2010 U.S. Census; UMass Donahue Institute Population Projections. December 2013.
Future Housing Demand

According to the population projections, Montague’s population will increase by approximately 129 people to the year 2025, before declining to near 2010 levels. Assuming the current average household size of 2.25, 129 people would translate to roughly 57 households needing housing in town during this time period. Some of these households can probably be accommodated in existing housing, while some will be accommodated through new construction. However, long term, a large amount of new housing construction may not be needed. 
Table 5-2 displays the estimated housing needs in Montague by 2030, by age and income. All of the new housing demand by 2030 falls within the senior age category, as this segment of the population is expected to almost double in the next 20 years. It should be noted that not all senior households will need to move out of their existing homes, so the actual number of new units needed may be less. However there will still be a strong need for accessible, affordable senior housing in town as the population ages. A majority of these new senior housing units should be affordable to low, very low, and extremely low income households. 

Table 5-2: Estimated Housing Needs in Montague by 2030, by Age and Income Level
	Income Brackets as a percent of the Area Median Income
	%  Senior HH within Income Bracket
	2030 Senior Housing Units Needed
	% Working Age HH within Income Bracket
	2030 Working Age Housing Units Needed
	2030 Total Housing Units Needed by Income

	Extremely Low - Less than 30% AMI
	26%
	174
	20%
	-57
	117

	Low - Between 30% and 80% AMI
	42%
	276
	32%
	-100
	176

	Middle - Between 80% and 120% AMI
	22%
	149
	15%
	-62
	87

	Totals
	90%
	598
	67%
	-219
	380


Source: 2008-2010 American Community Survey Five-Year Estimates; UMass Donahue Institute Population Projections. December 2013.
Senior housing needs could be met in a variety of ways, including assisted living facilities, condominiums, accessory apartments, and affordable and market rate rentals. Beyond the next 20 years, the senior population will eventually begin to shrink, so any new housing geared towards seniors should also be built with future generations in mind. Housing that may be suitable for seniors now, but that could accommodate a young couple or family in the future, will serve the town for many generations to come.

It is important to note that the population projections are based on demographic models and historic trends, and do not incorporate many of the factors that can influence a town’s future population growth.  These factors include employment opportunities and the availability of land for new construction.  The Town is currently working on developing a new industrial park off of Turnpike Road that could create many new jobs, which may bring new residents to town. Revitalization efforts in downtown Turners Falls and Millers Falls will continue to result in new jobs and improved livability that could attract new residents to town.
The building of new housing in Montague is to a large extent controlled by the availability of land.  Over the past several decades, the supply of land for development has been very limited.  Most of the large parcels of developable land remaining in town are owned by a handful of families, and are currently in use for agriculture or forestry.  Virtually all of these major landowners are over age 60.  As these landowners age and make decisions about the disposition of their properties, it is likely that some of this land will come on the market. Land prices in Montague are currently significantly lower than in neighboring Franklin and Hampshire county communities.  A large increase in the supply of developable land could result in population increases beyond those predicted.
� The U.S. Census Bureau defines Turners Falls to include both the downtown area and the neighborhood known locally as “the Hill.”  The boundaries of Turners Falls used for the Census data presented in the Housing Plan, are shown on the map on page 1�13.  The Census Bureau offers little information by neighborhood for other sections of Montague.  As a result, in the Housing Plan, sub-town level Census information is typically presented only for Montague as a whole, for Turners Falls, and for Montague outside of Turners Falls. 


� The U.S. Census Bureau defines complete plumbing as including: (1) hot and cold piped water; (2) a flush toilet; and (3) a bathtub or shower.  All three facilities must be located in the housing unit.  Complete kitchen facilities are defined as including: (1) a sink with piped water; (2) a range or cook top and oven; and (3) a refrigerator.  All three must be located in the housing unit, but need not be in the same room.


� Information in this section is excerpted from the Franklin County Regional Housing Study, completed in January 2014 by the Franklin Regional Council of Governments.


� The Census Bureau defines a family as including “a householder [head of household] and one or more people living in the same household who are related to the householder by birth, marriage, or adoption.”


� University of Massachusetts Amherst website, accessed May 22, 2014. � HYPERLINK "http://www.umass.edu/studentlife/living" �http://www.umass.edu/studentlife/living� 


� National Coalition for Homeless Veterans


� U.S. Department of Veterans Affairs


� See the Community Preservation Coalition housing success stories: � HYPERLINK "http://www.communitypreservation.org/successstories/community-housing/413" �http://www.communitypreservation.org/successstories/community-housing/413�. 





Introduction

June 2004

Montague Housing Plan
1-1

[image: image13.png]$250,000

$225,000 /\
$200,000 /\

*
£ 7
£ / \\/\
P}
8 $175,000 a —— All Sales
E \ \ /\ Single Family Sales
-]
g $150,000 VvV Condominium Sales
Two-Family Sales
$125,000
$100,000 +——+—————————————
IS AR S
P
A S




[image: image14.png]) o &2

x o -

@ @ @ H % Tools Fill & Sign Comment

[0 rogethomonats @[] | S =

o= % {j* b
) el




