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According to the US Census, the population of Springfield rebounded slightly between 2000 and 2010, in contrast to a declining trend seen between 1980-2000.  In 1970, the Town’s population was 10,063. It showed a slight increase to 10,190 in 1980 when the machine tool industry was still fairly strong. In 1990 the population dropped to 9,579, in 2000 it dropped further to 9,078, and in 2010 it rebounded slightly to 9,373.  In accordance with the increase in population, Springfield also saw an increase in housing units from 4,232 in 2000 to 4,324 in 2010.  Additionally, household size continued to fall and in 2010 it reached 2.28.  

	Table 5.1 – Summary of Households and Housing Units 2000-2010

	 
	2000
	% of 2000 total 
	2010
	% of 2010 Total
	% change 2000-2010

	Average Household Size
	2.31
	 
	2.28
	 
	-1.3%

	Total Housing Units
	4,232
	100.0%
	4,324
	100.0%
	2.2%

	Occupied Housing Units
	3,886
	91.8%
	3,903
	90.3%
	0.4%

	Owner Occupied
	2,624
	62.0%
	2,657
	61.4%
	1.3%

	Renter Occupied
	1,262
	29.8%
	1,246
	28.8%
	-1.3%

	Seasonal, recreational or occasional use
	106
	2.5%
	134
	3.1%
	26.4%

	Vacant Units - For Rent
	110
	2.6%
	129
	3.0%
	17.3%

	Vacant Units - For Sale
	43
	1.0%
	72
	1.7%
	67.4%

	Source: U.S. Census Bureau, 2000 & 2010 Decennial Census

	 
	2000
	 
	2007-2011
	 
	 

	Ownership Costs: Owner-Occupied Units *

	Median Value of Owner-Occupied Units
	$82,300 
	 
	$155,300
	 
	 

	Median Monthly Costs with a Mortgage
	$875 
	 
	$1,379
	 
	 

	Median Monthly Costs without a Mortgage
	$361 
	 
	$551
	 
	 

	Owner-Occupied Units at or above 30% HH Income
	 
	 
	32.4%
	 
	 

	Rental Housing Costs *

	Median Gross Rent (all units)
	$469 
	 
	$777
	 
	 

	Median Gross Rent at or above 30% of HH income
	 
	 
	51.0%
	 
	 

	Source: U.S. Census Bureau, 2000 Decennial Census, 2007-2011 American Community Survey

	* Data from 2000 Decennial Census may not be comparable with 2007-2011 ACS data



The number of owner-occupied housing units increased between the 2000 and 2010 Census, while the number of renter-occupied housing decreased.  This is consistent with a trend seen between the 1900 and 2000 Census and that has occurred throughout the region and the state as a whole – fewer rental units are being built, and more buildings are being sold and turned into ownership properties. 

Housing Types
Springfield has a diverse housing stock.  Single-family dwelling units account for 67.1% of Springfield's housing units and 29.2% are multi-unit dwellings. Many of these units (427) are subsidized through Section 8 vouchers or through the management of community land trusts (see Table 5.3). Over 11% of Springfield’s housing stock is affordable to families with incomes below 80% of the median family income.

Approximately 3.6% of Springfield’s housing units are mobile homes, which represent a slight drop from the 5% rate measured in 2000. Although most mobile homes in Springfield are not subsidized or guaranteed to be affordable, they are generally affordable to lower income groups. 

	Table 5.2 Housing by Units in Structure 

	Town
	Total Housing Units
	Percent Units in Structure 

	
	
	1 Unit
	2 Units
	3+ Units
	Mobile Home
	Other 

	Andover
	373
	88.2%
	4.6%
	0.0%
	7.2%
	0.0%

	Baltimore
	106
	82.1%
	3.8%
	0.0%
	14.2%
	0.0%

	Cavendish
	937
	74.9%
	5.8%
	13.2%
	6.1%
	0.0%

	Chester 
	1,882
	72.2%
	5.3%
	17.1%
	5.5%
	0.0%

	Ludlow
	3,275
	51.0%
	6.4%
	37.8%
	4.8%
	0.0%

	Reading
	400
	95.0%
	0.0%
	2.5%
	2.5%
	0.0%

	Springfield 
	4,196
	67.1%
	7.7%
	21.5%
	3.6%
	0.2%

	Weathersfield
	1,349
	76.4%
	0.1%
	0.0%
	23.5%
	0.0%

	West Windsor
	706
	77.3%
	2.7%
	12.9%
	7.1%
	0.0%

	Windsor 
	1,663
	53.3%
	6.0%
	36.7%
	4.0%
	0.0%

	Windsor County
	34,047
	69.4%
	5.5%
	18.1%
	6.9%
	0.0%

	Vermont
	321,284
	70.0%
	6.4%
	16.6%
	7.0%
	0.0%

	Source: 2007-2011 American Community Survey, US Census Bureau



Seasonal Housing
Seasonal housing in Springfield represents just over 3% of the total housing stock in 2010 based on the US Census information.  This is much lower than the regional average of 32% (according to housingdata.org). In the region, one home of every three is a seasonal unit — in Springfield, only one in approximately thirty is a seasonal unit.

Assisted Housing
Assisted housing is defined to include permanent rental subsidies, HUD Section 8 Certificates and Vouchers.  The purpose of these programs is to insure that low income people do not pay more than approximately one-third (1/3) of their income toward their housing costs. As Table 5.3 indicates, Springfield has 56% of the subsidized housing in southern Windsor County but only 36% of the total households in the same geographic area. The contrast in Windsor County as a whole is more dramatic:  despite having only 12.6% of the total housing units in Windsor County and 16.5% of the population, Springfield has 37% of the County’s assisted housing units.  By contrast, the largest community in the County has 17% of the total housing in Windsor County, 17.6% of the population, yet it has only 22% of the County’s assisted housing units (See Table C5 in Appendix C).  In addition, 11% of Springfield's housing units are assisted as compared with 4.7% in the County's second largest town.  Many communities provide no assisted housing for their residents.  According to the Springfield Housing Authority, the vacancy rate for assisted housing units in Springfield is between 5%-8%.   

A housing needs assessment conducted by the Vermont Housing Finance Agency in 2013 for the Windsor County Area found that the two largest towns in Windsor County, Springfield and Hartford, house the largest number of cost burdened households.  The study found that 31.5% of households in Springfield spend more than 30% of their income on housing and 13.3% spend more than 50% of their income on housing.  Table 5.3 below shows the number of subsidized housing units in the southern Windsor County Region by town.  Since 2004, there have been slight decreases in the number of subsidized housing units in Springfield and Windsor as well as increases in the number of units in Cavendish, Chester, and Ludlow. 

	Table 5.3 Subsidized Housing in Southern Windsor County Region

	 
	Total Households
	Subsidized Units
	% of Total 

	Andover
	161
	0
	0%

	Baltimore
	95
	0
	0%

	Cavendish
	617
	16
	3%

	Chester 
	1,526
	78
	5%

	Ludlow
	902
	82
	9%

	Reading
	225
	0
	0%

	Springfield 
	3,862
	427
	11%

	Weathersfield
	1,268
	0
	0%

	West Windsor
	480
	0
	0%

	Windsor 
	1,448
	156
	11%

	*Source: Directory of Affordable Rental Housing (VHFA Vermont Housing Data), 02/23/16




In the past several years, the Windham and Windsor Housing Trust and the Springfield Housing Authority have been involved in the renovation and rehabilitation of a number of multi-family units, including the large Southview development on South Street and the Westview property.  Realty Resources purchased the Westview property and formed a partnership with Springfield Housing Authority to remove a number of buildings and completely rebuild and renovate the remaining structures.  Springfield Housing Authority then purchased several of the remaining parcels and, in partnerships with Habitat for Humanity, the Land Trust, and River Valley Technical Center, built six single-family homes on Summit Avenue. 

Elderly and Handicapped Accessible Housing
Over one-third of Springfield’s assisted housing units, or 4% of the total housing units, are specifically for elderly, handicapped, or disabled families. Of those 171 units, 18 are handicapped accessible. Approximately 28% of households in Springfield have householders who are 65 or older. This number has increased steadily between the 1990, 2000, and 2010 censuses. The elderly population is expected to continue growing as “baby boomers” reach retirement age and beyond. Housing for the elderly must take into consideration access to health care, services, and retail that do not require automobile transportation. Access to public transportation and the ability to walk to shops and services should be high priorities when planning for elderly households.

Homeless Housing
Currently the Springfield Family Center serves as a day shelter for the homeless and a food shelf for those who are unemployed or underemployed. The Family Center serves an average of 800 individuals monthly. Two local private funds, the Parker Fund and Wilson Fund also provide services to homeless or very low-income residents, along with Southeastern, Vermont Community Action. Springfield does not have a full-time homeless shelter, but a warming shelter was established at the North Springfield Baptist Church in 2014.  The shelter is open for the winter months between November and April.  Additionally, there are shelters in Brattleboro, Vermont, and White River Junction.

Congregate Housing
For the purposes of this plan, congregate housing is any housing of groups of people other than related family members, including but not limited to transitional housing, rooming houses, halfway houses, sober houses, communes, dormitories, barracks, monasteries, nunneries and nursing homes; also cohousing and assisted living facilities that house single individuals.  It does not include multi-family housing.  Some neighborhoods have recently seen a rise in the number of certain types of congregate housing.  The Town is interested in exploring how best to regulate these types of uses.  

Springfield Housing Authority
The Springfield Housing Authority (SHA) consists of a five-member board, appointed by the Board of Selectmen.  The Housing Authority has been very active in the area of assisted housing especially with elderly housing.  To date, SHA has been somewhat active in assisting private property owners in rehabilitating the existing housing stock in Town by creating the Springfield Housing Authority Loan Program.  The Loan Program is available to multi-family housing property owners and provides loans at below market rates for building improvements. 
Current activities of the Housing Authority include the following:
· SHA currently owns and operates three elderly, handicapped, and disabled housing projects, the Huber Building consisting of 60 assisted units, the Whitcomb Building consisting of 72 assisted units, and The Maples located on South Street consisting of 28 units.
· The Housing Authority also owns Mountainview, which consists of 72 units of mixed (elderly and family) housing, 50 of which are subsidized; and Westview Terrace, which consists of 58 units of assisted family housing.
· The SHA administers 61 Section 8 certificates throughout the Town.  
· The SHA also manages the Ellis Block, which has 9 tax credit units and a movie theater. 

Wages and Income
Compared to most other towns in the Southern Windsor County RPC region, employers in Springfield pay higher wages. The average wage in Springfield in 2000 and 2012 were $29,477 and $40,778, respectively. After the plant closings in 2000, the average wage decreased to $28,919 in 2001. However, Springfield still had the highest wage of any town in the Region.  The median household income, on the other hand, was among the lowest compared to other towns in the region in 2005-2009 and 2007-2011 (see Table 5.5).  This data suggests that those who work in Springfield do not necessarily live in town, but commute from surrounding towns.  In order to keep those with moderate or higher incomes in town, the Town may need to address issues other than housing, such as quality of life, education, recreational resources, and the revitalization of the downtown.


	Table 5.4 Average Wages 2000 - 2012

	 
	2000
	2012
	% Change

	Vermont
	$28,925
	$40,965
	42%

	Windsor County
	$27,414
	$38,969
	42%

	Andover
	$31,415
	$32,113
	2%

	Baltimore
	NA
	NA
	N/A

	Cavendish
	$23,651
	$29,486
	25%

	Chester 
	$23,852
	$35,334
	48%

	Ludlow
	$21,910
	$27,872
	27%

	Reading
	$16,069
	$23,812
	48%

	Springfield 
	$29,440
	$40,778
	39%

	Weathersfield
	$23,979
	$35,471
	48%

	West Windsor
	$22,559
	$31,872
	41%

	Windsor 
	$24,925
	$40,627
	63%

	Source: Vermont Department of Labor



Table 5.5 - Income – Southern Windsor County Towns

	Table 5.5 Income by Type 2005 - 2011

	 
	Median Household Income
	Per Capita Income

	
	2005-2009
	2007-2011
	% Change
	2005-2009
	2007-2011
	% Change

	Vermont
	$51,282
	$53,422
	4.2%
	$27,036
	$28,376
	5%

	Windsor County
	$51,066
	$53,129
	4.0%
	$29,269
	$30,236
	3%

	Andover
	$51,667
	$49,000
	-5.2%
	$26,970
	$21,779
	-19%

	Baltimore
	$49,792
	$43,438
	-12.8%
	$21,643
	$20,952
	-3%

	Cavendish
	$42,130
	$42,250
	0.3%
	$24,748
	$22,159
	-10%

	Chester 
	$42,535
	$45,750
	7.6%
	$26,182
	$34,172
	31%

	Ludlow
	$44,276
	$46,094
	4.1%
	$26,087
	$26,605
	2%

	Reading
	$57,100
	$59,625
	4.4%
	$30,896
	$28,375
	-8%

	Springfield 
	$40,290
	$46,397
	15.2%
	$24,313
	$24,020
	-1%

	Weathersfield
	$58,846
	$62,029
	5.4%
	$30,785
	$31,366
	2%

	West Windsor
	$69,722
	$76,250
	9.4%
	$39,645
	$36,923
	-7%

	Windsor 
	$49,231
	$48,095
	-2.3%
	$20,899
	$23,420
	12%

	Source: Source: 2005-2009 & 2007-2011 American Community Survey, US Census Bureau




Housing Needs in Springfield
In 2015 the Windham and Windsor Housing Trust conducted a Housing Needs Assessment for Windham and Windsor counties.  The report profiled a few prominent towns, including Springfield, and is adopted by reference herein.  Some of the key points of the Springfield analysis are included below. 
· Springfield has seen an overall growth in population between 2000-2010.  The population increase was driven by an increase in young adults despite a drop in the senior population. 
· There appears to be roughly the same number of rental households within town and an increase in young adults who own their homes.  Springfield has one of the highest rates of homeowners under 35 years old in Windsor County. 
· Renters in Springfield have lower incomes than homeowners in town and other renters in Windsor County and the State. 
· Rental costs in Springfield are on the rise. 
· At 5.6%, Springfield has a lower rental vacancy rate than the state or Windsor County. 
· The median home sale price in Springfield is just 66% of the median for the State of Vermont.  Additionally, two-thirds of all homes sold in 2013 sold for less than $150,000. 
For the full report see: http://www.w-wht.org/wp-content/uploads/2015/09/2015-Housing-Needs-Assessment-Report.pdf 
Neighborhood Needs
Community development studies have verified that neighborhoods are prone to cycles— typically, growth, maturation, decline, abandonment, rediscovery and new growth. The cycle is not inevitable, but usually the evolution is not known, nor is the stage recognized. When Springfield residents realize their neighborhood has problems, they have come to recognize one of those stages. At that point, resolution of the problem can reverse the course of the cycle (usually the point at which maturation changes into decline). Studies have shown that the most effective form of change, in terms of both cost and permanence, is “bottom-up” rather than top-down. As it is in the best interests of the town, Springfield should encourage and support neighborhood associations in their development and implementation of programs and services to improve the quality of life for their members and their neighbors.  For more information on this topic please see: https://www.innovations.harvard.edu/sites/default/files/hpd_1101_metzger.pdf. 

Neighborhood Associations
These associations have begun to emerge with increasing frequency over the last few years as residents have come together to pursue shared goals for their neighborhoods. Their structures and goals have differed, ranging from ad hoc groups focused on one issue or event to formal alliances with a broader mission. There are currently two legally organized, non-profit neighborhood associations that have endured over time: the North School Preservation Society and the Union/Park Neighborhood Association. 

The North School Preservation Society is dedicated to preserving the North School property solely as a recreation location for the residents of North Springfield. Their mission is to carry out benefactor Carl Parker’s wishes to ensure that the people of North Springfield have a suitable local place for outdoor recreation. They raise funds to contribute to the maintenance of the approximately 5.5 acres of land that surround the North School building and are currently developing a marked walking trail on the property. In the future the group hopes to improve the school building sufficiently so that it can be used as a space for indoor meetings and recreation activities for the people of North Springfield. Maintaining historical integrity would be a guiding principle for any improvements made to the building. 

The Union/Park Neighborhood Association’s mission is to build a vibrant, safe, and cohesive neighborhood in the area of Union Street, Park Street, and the streets that connect with them. The Association is flexible about the best ways to fulfill its mission, and activities may change as issues arise or members make suggestions. Actions have included beautification projects, neighborhood get-togethers, and regular communication with town officials about policies and practices that impact the neighborhood. The Association holds free public “Get Info” sessions with individuals or organizations that have practices, services, or plans that impact the quality of life in the neighborhood. 


Goals
1. Encourage the revitalization of deteriorating neighborhoods and phasing out of marginal housing.
2. Encourage property maintenance and improvement.
3. Preserve the integrity and character of all neighborhoods.
4. Work with surrounding towns to establish a fair share housing policy for assisted housing units.
5. Encourage the purchase of affordable homes, especially for first time buyers. 

Objectives
1. Complete an assessment of deteriorating housing stock and develop priorities for areas where the need for revitalization is the strongest.  Work with Housing Vermont, the Springfield Housing Authority, and Windham Windsor Housing Trust to redevelop and revitalize high priority buildings and developments.
2. Investigate programs to start up revolving loan funds for owner-occupied rehabilitation of existing structures and utilize the Town controlled fund for the demolition and removal of dilapidated structures.
3. Do nothing in Town policies and/or regulations to discourage the establishment of low-level commercial activity such as neighborhood “mom and pop” stores to foster neighborhood identity.
4. Continue to preserve the integrity and character of single family housing neighborhoods, by limiting new multifamily projects, and by phasing out commercial and industrial uses from the existing residential zoning districts except for appropriate businesses such as home occupations and mom and pop grocery stores.
5. In zoning districts which allow multi-family dwellings, minimum lot size requirements and minimum unit size requirements should be monitored to achieve adequate area for parking, landscaping and open space.  New or converted large-scale housing projects should be carefully evaluated to meet these goals.
6. See Utilities and Facilities Objective 14 on page 64.
7. The Town of Springfield should work with the appropriate local, regional and state organizations to develop a “fair share housing study” aimed at providing measurable criteria for determining “fair share” standards for all towns. 
8. Continue to require adequate parking, for new, or conversion of use to, multi-family dwellings and congregate housing. 
9. Require, through regulation and capital improvement plans, that new housing projects pay their fair share of taxes and for potential impacts to local services and infrastructure, e.g. additional fire-fighting capacity.
10. Explore options to regulate congregate housing, e.g. require conditional use or site plan review. 
11. Encourage and support neighborhood associations in their programs and functions. 
12. Consider ordinances to address property maintenance and improvement. 
13. Continue to allow tiny houses, i.e. no minimum home size. 
14. Continue to allow for Accessory Dwelling Units as a form of affordable housing. 
15. Promote Windham and Windsor Housing Trust and Springfield Housing Authority’s programs to encourage affordable renting or home ownership. 
16. [bookmark: _GoBack]As recommended in the Downtown Master Plan and in accordance with the East Central Vermont What We Want Plan, consider applying for Neighborhood Designation in the areas surrounding downtown Springfield. 
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