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INTRODUCTION

East Longmeadow has been a political entity for only 81 years (incorporated
1894) although this area was settled in 1740. With the advent of mass
transit and later the automobile, the Town, like many of its neighbors in
the Springfield Holyoke Region, began to move out and away from practically
self-sufficient status. Today the Town depends on others for its public
water, fuel, electricity., and sewage disposal, to name a few essential
services. Health services and many cultural and entertainment opportunities
are available only out of Town. And the Town's commercial and industrial
enterprises employ both lTocal residents and out of towners, just as many
town residents depend on employment out of Town.

East Longmeadow is an integral part of the Region, to some extent affecting,
and being affected by everything that goes on outside the Town. Many events
and actions are beyond Town control, but within the Town boundaries, the
actions of Town government and the private sector can and do affect the
lives of the residents.

The Master Plan document is intended to analyze the resources, possibilities
and needs of the Town. On the basis of these studies and analyses, and with
the advice and cooperation of the other boards, commissions, and the public,
the Master Plan establishes a series of long range goals for Town develop-
ment, guidelines for the accomplishing of these goals, and specific recommenda-
tions, both long and short range, for actions to implement the Master Plan.

The Master Plan represents the best thinking of the majority of concerned
people at a given point in time. It is not a fixed blueprint for actions,
but rather an overall guide and framework within which public and private
development take place. Some parts of the Master Plan should be reviewed
and reevaluated each year; some every five years when regional census data
are available.

The Master Pian recommendations for zoning by-law changes cannot become
effective until and unless they are adopted by Town Meeting. Amendments to
the subdivision regulations cannot become effective until after a public
hearing and adoption by the Planning Board.



GOALS & OBJECTIVES

The purpose of the Master Plan is to encourage and guide the expected Town
growth in ways that will develop the best overall environment for the towns-
people who will live or work or play in East Longmeadow. To this end, a
series of preliminary goals are proposed, including the following:

General Growth - the use for development purposes of only the land types and
locations that are the most suitable for residential, business, in-
dustrial, and other purposes;

preserve for agriculture, conservation, recreation, and community facili-
ties Tands that are best suited for these purposes, and not for other
development;

continue to acquire open space in subdivisions and provide in zoning and
subdivision regulations for open space, or "cluster" type design;

encourage the preservation of historic and scenic features throughout the
Town.

Housing - continue to provide a range of choices in lot sizes to encourage a
diversity of housing types with residential densities varying from 4
families per acre in the core areas, depending on soils conditions and
the availability of utilities;

establish limited areas, related to full utility service and proposed
future mass transit, for multifamily housing under strict controls;

encourage the use of land only in the most suitable locations for the
Town's elder citizens' housing and supporting facilities; such housing
financially aided when required, but also including market rate housing.

Economic Development - is vital to the Town, to help finance expansion of the
public plant, services, programs and operational costs as the population
increases;

areas for business growth on Shaker Road south of Chestnut should be
expanded, or newly designated, for diversified but integrated business
and commercial development, regulated by new zoning by-laws to prevent
strip type development;

the Industrial Garden Park (IGP) should be expanded northerly to permit
new industrial growth to keep pace with the population growth; and to
replace IGP land south of Denslow Road that is proposed to continue in
agricultural uses.
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Open Space and Conservation - of natural areas are essential to preserve the
character of the Town and some 10% to 12% of the Town's land area should
eventually remain in a natural state;

brooks and streams need protection from encroachments to assure storm
water runoff as well as to preserve their visual effects;

watercourses, swamps, tree belts and other natural areas to break up
the monotony of the "street after street" and "house after house" type
development should be preserved to form natural neighborhood boundaries
and to prevent urban land pattern development;

steep slopes should be developed at low densities if at all, and ridge
tops should be Teft in their natural state.

Recreation - is a vital element in a residential community and some recreational
land and a variety of facilities for all ages should be within a reasonable
distance of all residents' homes, and major employment centers;

a program for land acquisition and development of recreational fac111t1es
should be adcpted and implemented;

recreational land acquisition, development, and programs should be coor-
dinated with related facilities under the School Board and the Conserva-
tion Commission, to avoid duplication, and to assure maximum benefit from
operational costs, and to assure maximum use over the longest time periods
of the year;

a reasonable percentage of each subdivision should be permanently reserved
for recreation or open space.

Public Facilities - the planning for and provision of adequate public facilities
and utilities should be a continuous program regularly reviewed in the
light of recent and proposed development, and should meet the needs of
present and future populations. They should be provided in the most effi-
cient manner, with costs related to the benefits received and to the tax-
payers' ability to pay.

Schools - the Gates Avenue school site appears adequate for the mid-range, but
an additional school site in the southeast section will probably be re-
quired long range. A multi-use site, for school, recreation and conserva-
tion is proposed.

Public Utilities - Sewers - will eventually be needed in most developed sections
of the Town. The Master Plan proposes that all new developments be connect-
ed to the existing sewer system or such system extended without cost to the
town. Where land is subdivided outside the range of existing sewers, or
sewers under construction, building development should be limited to those




Water

Solid

land areas where the existing soils, at locations and at levels where
leaching fields will be installed, can properly assure safe disposals
of sewage effluent, as indicated by the Soils Conservation Service
report and maps of East Longmeadow, dated April 1974, together with
on-site investigations.

- will be needed to serve all developed areas of the Town, not only for
domestic and industrial use, but for fire protection. A new pump and
storage tank are needed to increase pressure both now and in the future,
in the low pressure system.

Waste Disposal - has been the subject of numerous studies on the state,

regional, and subregional (Springfield) levels. Serious consideration
is being given to recycling and recovery of resources, and the potential
for producing energy, as well as for the actual disposal of solid wastes.
Under this type of program, East Longmeadow is and will always be too
small in population to operate individually. The Master Plan proposes
that the Town work with its neighbors toward a multi-town approach to
solid waste recycling and disposal.
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PROGRAMS TO ACCOMPLISH GOALS

General

Basically, growth stems from the actions of two broad groups - the public and
the private sectors of the economy. Federal, State and regional agencies

have to do with the use of land. East Longmeadow, however, working within
these outside constraints, has much to say about the uses of its own lands
through zoning and subdivision control. Also, the citizens, at town meetings,
determine expenditures of public funds that provide for the construction and
operation of the Town's public facilities and services.

The Master Plan process is itself a part of the Town's continuing program
looking to the best uses of land for the best future town environment.

Housing

Both the East Longmeadow Housing Authority (ELHA) and Brownstone Gardens
(Retirement Living) have plans and programs somewhat flexible, for additional
Tow and moderate rental elderly housing. These should be encouraged to con-
tinue, and the Master Plan discusses potential future sites.

In the area between Westwood Avenue, the golf course and the railroad, re-
visions to the street pattern are proposed. A program to eliminate unneeded
streets, and improve others, to make all the suitable land available for
economical development by private owner should be started. This will require
additional help, in the Town Engineer's O0ffice, or by consultants, or a combina-
tion of both, and will result in benefits to the Town, the smali lot owners,
and families who are in need of moderate cost housing. A program to accomplish
this planning, including the disposition or retention of town "tax lots" will
come under the Planning Board, Conservation & Recreation Commissions, Town
Engineer, and the Department of Public Works, with town meeting making the
final decisions.

Further public discussion of the multifamily housing proposals should precede
the Planning Board's public hearing, after which action by town meeting will
be required.

Economic Development

Implementation of Master Plan proposals to expand the economic base should in-
volve several groups and programs. Business expansion south of Chestnut
Street opposite the Industrial Garden Park will require both map and by-law
changes, and Planning Board and town meeting action. Such changes will make
it possible for private enterprise to make its plans for development.



Expansion of the Industrial Garden Park toward Chestnut Street will require;j@ ?
zoning map changes. The street extension connecting Chestnut Street and
Industrial Road will need a program for planning, construction and timing,
involving at least the Planning Board, Department of Public Works, the Spring-
field Area Development Corp. and the property owners. The program for this

new area should compliment and augment the present Industrial Garden Park.

Another program, involving the above agencies, is needed to plan, at least py<
in a preliminary way, the extension of the street between Industrial Drive _——
and Denslow Road, to provide the most flexible subdivision of industrial

sites while preserving open space around the pond and Jawbuck Brook.

Open Space & Conservation & Recreation

The program of reviewing and updating the Subdivision Regulations and the
Zoning By Law by the Planning Board should continue, until the Master Plan
proposals for preserving streambelts under the Hatch Act, and until new re-
quirements for soil erosion and sediment control are implemented.

The study program of tax lots in the Westwood Road area previously noted
should result in a consolidation of useable land areas for both conservation
and recreation.

The present program of Conservation Commission acceptance of areas resulting
from subdivision of land should be continued. The adoption of "“cluster
zoning" should result in setting aside larger land areas for conservation
and recreation.

The Tong range program for acquisition of major tracts should be continued,
with adequate funding to make the most advantageous use of all available funds,
including State and Federal funds.

The Recreation Commission is reviewing a "Recreation Plan" for the Town,
which, upon adoption, should implement the recreation goals of the Master
Plan and should be adequately funded for physical development including
equipment and facilities at new sites.

Public Facilities & Utilities

The planning for and the programming of adequate public facilities and utili-
ties is a continuous program, regularly revised in the light of current and
proposed developments. While each Commission plans within its own jurisdic-
tion, each is only a part of the overall Town. The Master Plan Committee,
however, considered each part as it related to the whole Town, or a particular
neighborhood, or to a point in time. This procedure results in a carefully
integrated planning program and should be actively continued by a formally
organized commission of townwide scope and interest.
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ALTERNATE DEVELOPMENT POLICIES

Industrial Land

The land south of Denslow Road, now in the IGP zone, is actively farmed, and
will, probably, be continued as farm land, removing it from the industrial
potential that is necessary to balance the economic base of the Town. The
only logical area for industrial expansion is to the north of the IGP zone,
where some 80 acres, or a potential 120 families, could be developed.

There is a substantial amount of undeveloped A zone land, but almost no un-
developed B zone land. A better choice of housing types could be provided,
if some of the B zone around the center were expanded into undeveloped A zone
land to accommodate the same number of families that would otherwise be on
the tand south of Chestnut Street. These alternates to existing land uses
would result in the same eventual number of families with a better diversity
of housing choice, and would assure land for future industrial expansion.
These changes will also benefit the tax rate, and the employment base.

The South East Section

tast of Shaker Road, the southerly section of Town below Chestnut Street, St.
Joseph Drive, and the southerly leg of Fernwood Drive, is the least developed
section of Town. By far the largest part of this area drains to the south;
only the westerly slope of the land between Prospect Street and Shaker Road
drains to existing sewers in Shaker Road. Some subdivisions here are now
developed, some are not, and should not be until sewers are available.

Present planning indicates a gravity system for the entire area to flow to
two new pumping stations, one near the golf club and one near Somers Road and
the State line. This will require Town expenditures in the hundreds of thou-
sands of dollars for force main trunk lines, which must be installed and
connected to present sewers near Denslow Road before any houses or subdivi-
sions can be served, and Town expense is only 10% of total cost of the trunks,
which are 90% Federal/State funded. 5
AY
A significant amount of land in this southeast section is classified (SCS) as L””
having soils severely limited for use for home sites, even with public sewers.voﬁé
A good portion of this land class is better retained for open space than used #7
for residential development. i
i

Also, other areas of substantial size are classified as having only sltight to
moderate limitations for use of residential septic tanks. In this southeast
section, more than half the land area is in AA zone, now requiring 40,000 sq.
ft. of lot area per family. The balance is in A zone - 25,000 sq. ft. per
family, with over 400 acres (in AA or A zone) devoted to the golf course, and
utility transmission land.



Given all of these conditions there is at least one alternate to the type of
development now taking place. This is to zone the whole area AA zone, and
permit development using septic tanks on only the land where existing soils,
at locations where leaching fields will be installed, can properly assure safe
disposal of sewage effluent. 1In some areas it appears this can be done with
the open space, or cluster type design, where the reduction in lot size goes
into public open space land, and Tots of the A zone size can usually be used
safely.

This alternate development policy would provide now for some 500 new fami-
lies in the area located on soils adequate for septic tanks use. These fami-
lies would now be situated in clusters, separated by the approximately 600
acres of open space in this area, thus preserving much of the present charac-
ter of the land. Then at such time as the force main trunks are built, the
present residential properties,where appropriate, can be sewered and connected
and additional land for another 500 families can be safely developed.

Land Acquisition for Recreatioen

There is a need in the eastern and southern sections of Town for smallish play
areas and playfields of from 2 to 4 acres developed to serve the people in &ﬂ<s
new and existing subdivisions. The Town subdivision regulations do not T
require a subdivider to allocate land for parks and playgrounds as provided R499
for by the General Laws. In more recent subdivisions, land has been set off /
for conservation, but cannot be developed or used for active sports and games.égétb

There are at least two methods of acquiring open space in subdivisions. One
is to require in subdivision regulations the allocation of land for parks or
playgrounds, where considered proper, with payment therefor by the Town within
the three years prescribed by the General Laws.

A second method is by cluster zoning. A subdivider has a choice of subdivision
methods - first the present or conventional method, second - the cluster or
open space (density) method, whereby the same number of families permitted by
conventional subdivision occupy smaller lots, and a fixed percentage of the
gross tract area is dedicated to open space. Compensation for the open space
to be developed is in the form of lower development costs of the smaller lots.
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CHAPTER 1
POPULATION GROWTH AND CHARACTERISTICS

Present Population And Land Areas

The 1970 Federal Census listed 3740 dwelling units (D.U.} in East Longmeadow;
of these 3690 DUs were occupied by 13,029 people, or about 3.5 persons per
occupied DU. In the years 1970-73, a total of 170 building permits for new
DUs were issued. If these are all occupied by 1974, by 3.5 new persons per
DU, town population will have increased by some 600 people in 4 years,
(assumed 759 people in 5 years) plus natural increase for these 4 years of
50 people {or 62 for the five years) which indicates a town population in
1975 of 13,841. This is less than 3% lower than a 1975 projection by U.Mass
of 14,225 people noted below.

This gives an estimated population of about 13,680 people living in East
Longmeadow in 1974.

There are presently some 316 subdivision lots in AA and A zones not built
upon. In B zone there are the equivalent of 42 lots undeveloped, and in C
zone, by combining 3 or more of the small platted lots into one ot conform-
ing to minimum zoning regulations, another 240 buildable Tots can be counted
{see Table 1 below).

There are some 1,310 acres of land suitable for residential building, and not
allocated to other uses (suitable in this context means unoccupied, with or
capable of being serviced by utilities or safe sanitary facilities, and not
needed for other uses or purposes) - See Section on Suitability of Land. There
are also predominantly vacant areas, some 1,100 acres, that are best suited for,
or should be retained for, open space/conservation. And the high water table
and bedrock that make these land areas suitable for conservation and open

space impose severe to very severe limitations on the use of these land areas
for urban development, particularly in the use of septic tanks.

Holding Capacity

The foliowing table is developed to show, by present zones, the theoretical
maximum town population, based on present zoning densities, suitability of
soils, availability of utilities, and 3.5 persons per family. Two totals are
given: the higher total is based on present controls; the lower total is
based on retaining most of the 1,100 acres proposed for open space. If the
declining fertility rate continues, as appears likely, it is quite possible
that by the year 2,000 the average family in town will consist of only 3.2
persons, or fewer, thereby lowering the population estimate to nearer 20,000
people at saturation.
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Table 1.1

SATURATION POPULATION

(number of persons)

Zone Total AA A B C
Population Potential 13,680 565 5560 2190 5365
in 1974
On Septic Tanks 1,930 330 1600 - -
On Sewers 3,590 1440 1430 200 520
On Existing Lots 3,090 125 1980 145 840
Total on Suitable Land 22,290 2460 10,570 2535 6725
Capacity of Open Space
Land 4,340 690 3,650
26,630
% Population by Zones
in 1975 4.1% 40.6% 16.2% 39.1%
Proposed Master Plan
Saturation 11.0% 47.4% 11.4% 30.2%
Source: TPA Computations
Table 2.1
EAST LONGMEADOW VITAL STATISTICS 1960-1973/74
Natural
Births Deaths Increase Marriages
1960-1963 620 291 329 307
1970-1973 496 435 61 1420
1970 138 108 30 361
1971 143 117 26 367
1972 112 94 18 370
1973 103 116 13 322
1974 76 125 {49) 315
Source: Town Reports
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The relationship of births to marriages was:

1960/63 2 births to each marriage
1970/73 1 birth to each 2.9 marriages

The actual number of births between 1970/73 was 20% less than births bet-
ween 1960/63, despite a 26% increase in population between 1960/7C. During
these same four year periods, the number of marriages increased about 360%.

The population growth is at a slower rate than previously. The new family
formations {marriages) which do or will require additional dwelling units
(new homes or other accommodations) are increasing at a rapid rate. And it
is new residential construction that uses up undeveloped land, regardless
of the number of people (population) that are housed. The visual impact on
the Town is affected by the number of structures more than by the people.
The impact of growth on community facilities, however, is affected by the
number of people rather than the number of structures.

Population Projections

The Department of Sociology of the University of Massachusetts at Amherst

has developed population projections for the Commonwealth and for the muni-
cipalities to the year 2020. The Lower Pioneer Valley Regional Planning
Commission has also revised their population projections for the Region based
on 1970 Federal Census data. In 1969, the "Land Use and Transportation
Plans" for the Springfield Urbanized Area also projected regional and local
town populations, but it should be realized that these projections were

made before the 1970 Census data were available. The projections are listed
below.

Table 3.1
POPULATION PROJECTIONS

1970 1975 1980 1985 1990 2020
University of Mass. 13,029 14,225 15,655 17,050 18,087 19,136
Dept. of Sociology
(census}
Lower Pioneer Valley 13,029 16,470 19,900
Regional Plan
{census}
Wilbur Smith Associates 14,150 16,150 18,750 21,550 25,100

estimated pre 1970
Each of these projections is based on a different set of assumptions of what

will happen in the future. There is evidence, however, that the growth rate
in the past few years has declined. Despite increased population, the number
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of births decreased in the last five years to a point where natural increase
was negative (more deaths than births in 1974). And the natural increase for
the past five years has been 48, an average of 10 per year. These data tend
to justify, at least for the short term, the U.Mass projections for East
Longmeadow.

The U.Mass study and projections are unusual in that they seem to indicate
almost a stabilizing level of population - some 1,049 difference over a 30
year period, between 1990 and 2020. This might be pleasant from the home-
owner's viewpoint (keep the town much like it now is), but it will probably
bring a different reaction from the business community and perhaps from
some of the owners of larger tracts of land.

Without further judging the merits of these population projections, the three

point to one common conclusion. East Longmeadow is not expected to be built ;f?ﬁ

up and fully developed in the foreseeable future. Unless unforeseen outside
pressures build up, East Longmeadow should not be forced into accelerated

growth; careful planning and use of the now vacant land can result in retain- pouspe
ing many of the rural characteristics of the Town while providing for the Ploi
expected new population and growth. Wtﬁi?rkﬁ

The U.Mass projections show some interesting changes in the proportions of
the age group to the town population.
Table 4.1
CHANGES PROJECTED FOR AGE GROUPS, 1970-1990

1970 1980
% of % of
Number  Town Number  Town
School age children { 5-19) 4312 32.3% 4666 25.8
Primary age workers {20-49) 4713 36.2 7238 40.0
Older Workers (50-59) 1420 10.9 1580 8.7
Elderly (60 & over) 1580 12.1 3079 16.5

Source: Census 1970, University of Mass. Population Study

The shifts, however, are not so much in numbers, as they are in age groups,
as shown in the age group pyramid on the facing page. School age children
are projected to decline from about a third of the population to about a
quarter of the population. Residents over 60 will have increased from 12.13%
to 16.47% of town population. This has implications for land use, for commu-
nity facilities and for housing.

The greatest numerical gain is in the 20/49 age group, the middle working
age group. This will have implications for employment, business and in-
dustrial development, land use, housing, and the economic base of the
community.
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The implications of the school age group are more fully discussed in the re-
port on School Space Needs, as projected by future enrollments.

The increase in the number of senior citizens (almost 1400 more by 1990) will
call for facilities for this age group. Housing and recreation for this group,
discussed under those headings, are two elements of the Master Plan that wil]
require land areas in appropriate Tocations to meet these needs.

Migration

In projecting the Town's population, however, a significant factor will be
migration, as it has been in the past. Between 1960 and 1970, the Federal
Census 1ists population growth of 2735 persons, of which natural increase

(the number of births in excess of deaths), accounted for only 599, or 21.6%,
according to the Town's vital statistics. There are large areas of land suit-
able for development that could accommodate the past rate of migration.
However, the significant drop in the last three years in building permits for
new houses may be indicative only of general market and money conditions, or
it could be the beginning of a lower migration factor. Without a substantial
movement of new families into Town, growth dependent on natural increase would
be extremely slow compared to former years.

Population Characteristics - Income

The 1970 Federal Census shows the following data on incomes for the Town's
residents.

Table 5.1
INCOME GROUPS

Income Range For Families For Individuals
Under $3,000 84 Fam. 2.5% 196 48.8%
$3,000/3,999 g2 " 1.8 58 14.4
$4,000/6,999 257 " 7.6 100 24.9
$7,000/9,999 608 " 18.0 30 7.4
$10,000/14,999 1251 ¢ 37.2 9 2.2
$15,000/24,999 847 ° 25.2 g 2.2
Over $25,000 253 " 7.5 0 0
Median $12,000 $3,000

In 1970 there were 1052 persons 65 years old and over; 926 had incomes above
the poverty level, 126 below. Of these persons over 65, 379 were heads of
families, all but 5 of whom had incomes above the poverty level. The others
were members of families (householders).

Of the families or primary individuals who lived in housing units lacking

one or more plumbing facilities, eleven were above poverty status, 9 were
below.
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When these income data are related to housing, some conclusions can be drawn
as to present,and possible future, housing needs. There were a total of 280
families and individuals with incomes under $3,000, of whom 126 were persons
over 65. People in this age/income group are i1l equipped to pay market
rate rentals, and the same is probably true of the families with incomes up
to $7,000 or $8,000 or more, depending on family size. Housing for these
groups is discussed further in the report on Housing Stock.

Population Characteristics - Age Groups

The U.Mass population study projected the population of East Longmeadow by
age groups. Based on these projections, there will be changes that have
implications for land use and town facilities. Major differences between
1970 and 1990 are projected to be:

school age (5/19) children 354 more but only 25.7% of Town population

primary workers {aged 20/49) 2027 more
older workers (aged 50/64) 529 more
elderly (age 65 and over) 1030 more

The shifts, however, are not so much in numbers, as they are in age groups,
as shown in the age group pyramid on the facing page. School age children
will decline from about a third of the population to about a quarter of the
population. Residents over 65 will have increased from 8.7% to 12% of Town
population. This has implications for land use, for community facilities,
and for housing. &

M
The greatest numerical gain is in the 20/49 age group, the middle working age .
group. This will have implications for employment, business and industrial
development, land use, and the economical base of the community. ’E%E;iéﬂﬁ
The implications of the school age group are more fully discusssd in the re-
port on School Needs, as projected by future enrollments.

The increase in the number of senior citizens {over 1,000 more by 1990) wil}
call for facilities for this age group. Housing and recreation for this

group, discussed under those headings, are two elements of the Master Plan that
will require land areas in appropriate locations to meet those needs. And if
the age group 60/64 is included as senior citizens, another 370 people will be
added, making a total increase of some 1400 people in these age groups.




CHAPTER 2
SUITABILITY OF LAND

Residential Areas

Map #1 opposite includes only the larger areas of vacant or unused land that
represent the principal potential for future growth. Land presently deveioped

or reserved or held for future or for public use, is not classified nor shown.
Unclassified urban land, including future business and industrial potential i§

not shown as it is all considered developable with slight to moderate limitations.
East Longmeadow has recently had completed a study of the Town soils, titled 562%1
“Soils and their Interpretations for Various Land Uses", prepared by the U.S. e '
Department of Agriculture, Soils Conservation Service, in cooperation with

the Hampden Conservation District. Some land areas are classified as urban 7
land, and no limitations on uses are given. Much of the Town land, including ﬁgﬂb@f
the undeveloped Tand, is classified as to soils type, and its limitations

for use for various purposes are given.

The section on soils interpretation in the Soils Survey states "In a detailed
soils survey, soils are mapped or separated on the basis of such properties
as texture, natural soil drainage, amount of stones, depth to bedrock, slope
gradient, hardpan, and other features which can be evaluated to predict the
limitations of a particular soil for a specific use. Degree of limitation is
used, rather than sujtability classes, because community uses often involve a
high cost input per acre. With enough input, most limiting soil conditions
can be overcome. By degree of limitation, the severity of the soil condition
is indicated. For a price, almost any soil condition can be overcome. The
words “slight" "moderate" and “severe" limitations reflect by inference and
in relative terms the magnitude of this price.

On this basis, these soils data have been used to determine, for planning pur-
poses, vacant land areas where soils will support a properly installed and
maintained septic tank system for an indefinite period, land areas suited to
urban development if connected to public water and sewers, and land areas that
are more suited to retention as open space land than to urban development.

Most of the unused (vacant) land Ties east of a north-south line through the
Town Hall, where the major zone classifications are AA and A residential, with
some (almost completely developed) B residential land. In this area, the va-
cant (unused) land is suitable, and proposed for the following:

Development Open Space &
With Septic Tank With Sewers Recreation
Res. AA Zone 110 acres 480 acres 230 acres
Res. A Zone 380 " 340 " g70 "

Source: Soils data S.C.S. - TPA computations
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Not included above are some 90 acres south of Chestnut Street, now zoned A resi-
dence but proposed for expansion of the Industrial Garden Park zone; nor some

60 acres on lower ShakerRoad proposed for business and commercial purposes,

nor the 60 odd acres in the southern Town area proposed for future multi-
purpose Town use.

The unused parts of larger occupied house lots are also not included above.

Lands in the B residence zones are substantially built-up, or subdivided, with
some parcels that can probably be subdivided into 3 or 4 to a dozen lots.
But there is 1ittle expansion possible in this zone.

Parts of the C residence zone are almost wholly built-up; in other sections

the road pattern and the utilities are not complete and development is

scattered. A major portion of the lots north and west of Westwood Avenue are
small, and cannot be used without public water and sewers. Also the original
platting paid 1ittle heed to Pecousic Brook, so this important link in the Town's
storm drainage system has no protection from encroachment by development. Land
in this area is sandy, gravelly urban land, unclassified as to limitations for
various uses. It would appear, however, that with public water and sewers,

the present zoning densities are appropriate.

In projecting holding capacity of population, the above acreages will be used.
The number of new dwellings per acre is based on extensive previous analyses
of subdivisions in other communities. The factors are arrived at by taking
the gross tract area and dividing by the number of building lots. Thus the
factor recognizes street areas, normal open space requirements, and waste due
to very irregular boundaries or topographic conditions.

The factors used vary to a small degree from previous subdivisions in Town,
but not enough to vary maximum holding capacity significantly.

Table 1.2
DENSITY GF POPULATION PER ACRE

Zone D.U./Acre (Factor) Pop./D.U. Popul./Acre
AR 0.85 3.5 3.0

A 1.2 3.5 4.2

B 2.2 3.5 7.7

C 3.0 3.5 10.5
Evaluation

There are scattered areas of land having only slight limitations to the use

of septic tanks for sewage disposal. There are other areas of vacant land,

as well as existing developed or developing areas, that have severe limitations
to the use of septic tanks for the long range. Therefore, eventual sewer
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extension to practically all developed parts of Town may be desirable to pro-
tect public health.

Another aspect of balanced land utilization is the need to conserve land best
suited for open space and the preservation of the natural eco-system. Land
least suited to the building of roads, houses or factories, or parking lots,

is often best suited for wildlife habitat, for storm and flood water reten-

tion and run-off, and for recreational and educational purposes. Many

families have moved from cities to the country to get more sense of openness

of space. Open space must be preserved or the rural areas will assume urban Awv
characteristics. iz

When the projected rate of Town growth previously described is considered in
relation to the suitability of land for development, it is obvious that there
is no urgent public need to develop marginal land or land that will be very
costly to improve. There is sufficient good land available to meet all the
needs of urban growth for the foreseeable future.

Finally, it is in the best interest of the Town, the homeowner and the subdi-
vider, to leave brooks, streams, and drainage ways in public open space. The
Town will have a natural storm drainage system of adequate size that it can
easily maintain. The homeowner will benefit through freedom from flood

damage and an attractive greenbelt, and the subdivider should benefit through

a more attractive development and savings in storm drainage costs. These Ao
dollars and cents benefits can be had through subdivision design that pre- T
serves brooks and streams for open space. e
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CHAPTER 3
EXISTING LAND USES AND CONDITIONS

Based on field surveys conducted in the fall of 1974, areas and general cate-
gories of land in use in East Longmeadow were:

Table 1.3

PERCENTAGE OF TOWN AREA ACRES

Residential land (1) 47 .0% 3,900
Business and commercial 1.2 100
Industrial 2.8 230
Town land {2) 4.0 350
Utilities (3) 4.8 400
Commercial Recreation 3.1 260
Farming (4) 2.1 210
65.0% 5,450

Vacant or unused (5) 35.0 2,870
Town Total 100.0% 8,320

(1)

(2)

(3)

(4)

(5)

The approximately 40 acres of church and cemetery land is included

in this category, as is the Brownstone elderly housing even though

it is only in process. Also included is the excess land area in
presently occupied lots that substantially exceed zoning requirements
and may some day be divided into a few more dwelling lots.

Town land includes schools, school sites, conservation land and other,
including the police building site, tax lots and Allen Street {former
landfill) but does not include Housing Authority tand.

Does not include the areas covered by right-of-ways of transmission
lines, which are severely limited as to buildability, but may, are now
or ultimately may be parts of subdivisions.

The principal field crop and orchard lands, but not including hay lots,
or pastures, or fields in rotation.

This category includes about 475 acres zoned or proposed for other
purposes including business, 130 acres, industrial, 285 acres, and
future town needs, 60 acres.

The land areas in this map were measured by planimeter. Where a dwelling occupied
a lot large enough to contain more dwellings, the used areas of these lots was
reduced to a more appropriate land area.

Based on a count of dwellings, and an estimate of the population, the following
was the distribution of population by zones in 1974:
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Est. Total Population In AA Zone In A Zone In B Zone In C Zone

Number 13,680 565 5560 2190 5365
Percentage 100 4.1% 40.6% 16.2% 39.1%

Thus, over 55% of the 1974 population lived on the smaller sized village type
lots, and the balance were on larger half acre to one or more acre lots in

the eastern and southern areas of Town. This number of people is almost 2/3rds
of the estimated saturation population at capacity or full development as pro-
posed by the Master Plan.

These figures show that, based on continuing development as projected and pro-
posed, there is adequate vacant or unused land area now suited for development
that will carry out the Master Plan proposals.

Housing Stock

In 1970, according to the Federal Census, there were 3740 dwelling units {DUs)
in East Longmeadow, 94.8% were single family, the balance were in two family
to multiple units of 5 or more DUs per building. Since the Federal Census,
building permits for new DUs totalled 270, dropping from a high of 133 in 1970
to a low of 37 in 1973.

Of the occupied DUs almost 82% were owned occupied, the balance (285 DUs) were
rented. O0f the 50 vacant dwelling units in 1970, 17 were for sale and 4 were
for rent; the vacant DUs represented less than 1% of the housing stock.

In 1960, 5.5% (162 DUs) were overcrowded (more than 1.00 persons per room);

in 1970, 5.1% (193 DUs) were overcrowded, and 178 of the overcrowded units

were owner occupied. This is somewhat less than the overcrowding in the Region
as a whole and in the eastern suburbs of the Region.

The distribution of sizes of DUs was:

1 Room 2 Room 3 Room 4 Room 5 Room 6 Room 7 Room 8 Room

L.P.V.R.* 2% 3.6% 7.6% 19.6% 29.9% 20.8% 9.0% 7.8%
E.Longmdw. ] ** 0.6% 1.6% 11.6% 31.0% 26.2% 18.8% 9.8%

Thus less than 15% of the dwelling units in East Longmeadow had 4 rooms or less,
a small percentage - considering the number of families or individuals who pre-
fer or need only a small living unit. This compares with the regional total,
where 32.2% of all DUs were 4 rooms or less in size. This is due, at least in
part, to lack of provision for, or the exjstence of multi-family, or even two
family, housing types. This limits the degree of choice in types of housing,
thereby Timiting the types of families who can live in East Longmeadow.

*Lower Pioneer Valley Region
**Dwelling Unit
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One quarter of the 1970 dwelling units (24.2%) were built before 1940; compared
with over half the DUs in the Region as a whole, and one third for the eastern
suburbs. Some 64% of the Town's DUs were less than 25 years old. Other

things being equal, the preponderance of relatively new buildings in Town
should postpone serious problems of deterioration or need for rehabilitation
for quite a few years.

A dwelling unit may be considered "substandard” if it does not have a bathroom
with 3 fixtures for the exclusive use of a family, or a DU that lacks one or
more plumbing facilities. In 1970 in East Longmeadow, the Census listed 23
such units: 1 vacant, 19 owner occupied, and 3 rented. In proportion, this
is substantially less than the “substandard" DUs in the southeastern suburbs,
and much less proportionally to the Region as a whole.

The value of owner occupied housing in 1970 was listed as:

Under Over
$5,000 5/9,999 10/14,999 15/19,999 20/24,999  $25,000

% 2.1% 16.0% 32.3% 27.0% 22.5%

E.Longmdw. 0.1
0.8 6.7 23.8 32.3 15.8 17.6

L.P.V.R.

Being generally newer, with more large units, almost 82% of the Town's dwelling
units are valued at over $15,000. This fact, however, shows the shortage in
Tower priced housing for those of moderate income who are potential homeowners.

The value of monthly contract rent for renter occupied units was listed in 1970
for the number of rental units.

Under Over

$40 $40/59  $60/79  $80/99 $100/119 $120/149 $150/199 $200
Town % 3.7% 23.1% 21.0% 18.2% 11.7% 12.9% 5.7% 3.7%
Town # DUs 9 57 52 45 29 32 14 9
Region %* 4.6Y% 19.5% 26.2% 18.0% 8.8% 8.7% 6.2% 1.4%
*Rental units without pay are not included - - - percentages will therefore not

total 100% for rents shown.

The monthly contract rent was based on 247 dwelling units occupied by renters in
1970.

There were in 1970, 108 families with incomes below the poverty level: the 391
family members averaged 3.6 persons per family; 207 were children under 18, of
whom 72 were aged 5/17, and should have been in public school. In only five of
these families was the head 65 years old or over. There are no apparent rentals
for this group in town, nor sales housing in this price range.



I
There is one component of balanced housing stock missing in East Longmeadow -
multiple family condominiums. In essence, these are owner-occupied single
family units attached to others on one or each side. They are generally
smaller units of 3 or 4 rooms (1 or 2 bedrooms), and they meet the need for
younger marrieds, the families whose children have moved on, or those who for
one reason or another find it desirable to leave the larger house and Tot for
a more carefree but still independent way of life. Y,

o 4700,

This type of housing should also meet the financial capabilities of the middle ﬁzuf- _
income group, and also some of the moderate income group. There is undeveloped
land in the northwest section where this type of housing can be considered.

Elder Citizens

As previously noted, the older age groups are projected as reaching close to
double their present amount in the future. The Town's Council on Aging is
operating numerous programs for these people now, and both the Town's Housing
Authority and the non-profit Retirement Living are providing and planning for
senior housing. The table below shows the projections of numbers in the various
age groups.

Table 2.3
PROJECTIONS OF AGING GROUPS

1970 1974 1980 1990 Saturation
Age 60/64 443 742 812
65/69 365 559 882
70+ 772 971 1285
1580 1967* 2272 2979 3300%*

Source: U.Mass Age Group projections except 1970 (Census).
*Council on Aging {East Longmeadow)
**TPA Projections

At the present time housing exists, or is being planned or built, as follows:

Elderly Housing
Low Rent Moderate Rent

Village Green (built) 42

Inward Commons " 50

Brownstone " 25 75

ELHA* (under construction) 80 -
197 75

*East Longmeadow Housing Authority
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The existing housing (192 units) is 100% occupied and there is now a waiting
1ist somewhat greater than this number of units. A recent mailing to 315
potential applicants for elderly housing received in 2 weeks over 70% with
answers showing interest or need. This would indicate a need or a demand at
this time (1975) for more than the 272 units that are now built, building or
being planned. This represents almost one fourth of the townspeople over 60
years of age (1975). With some degree of inflation continuing into the future,
it seems reasonable to assume that one out of every four people in this age
group could be eligible for and need this type of housing, resulting in long
range elderly housing needs in 1990 of 750 units, and at saturation, 825 units.
This would seem to be a conservative estimate, as it is quite possible that
the needs in the future could easily double.

Not all of the Brownstone site is being built on at the present time. In
the future it may be possible to build another 80/100 units,

75
The development now in construction by the ELHA is on a site on Somers Road %L»f”
opposite the Police facility where the dwelling units will be Tow rent e]der¥y.éﬂ:?
In the Tight of the probable long range needs, it would seem desirable for the*jb’
Town to acquire as much land as possible in this area for future use. #ﬁt@mﬂ/

One area for consideration for the long range is the land fill site behind the 55ﬁﬂ“)
Police Station. This land, properly planned, and surcharged for an extended

period after completion of the land fill, should be capable of being used for

1ight construction such as housing. Planting and landscaping started early

with very small and inexpensive material, could well be of substantial size

and attractiveness when the land is developed.

This location also has other advantages. It is town-owned. It is adjacent to
Brownstone {the Retirement Living site), and also to land west of Somers Road,
now under construction by ELHA for additional elderly housing in the near future.
This latter site is very close to Brownstone bringing much of the future elderly
housing into the same general area, although preserving the philosophy of smaller
scattered sites. Intercommunication and transportation would be facilitated,

and many joint projects more easily implemented. (S
Another area, between 1/2 mile and 1 mile from the existing and planned units, L@zygg
is land between the rears of the Shaker Road shops, and the Prospect Street s
dwellings, both north and south of Spruce Street. This general area is adjacent '471,'
to the Town's active core area, making it a suitable location for the Senior Drop /7%~
In Center. In addition to land for future dwelling units, Tand for the Senior

Center is essential now, as well as in the future. Considering the increasing

number of users, land for the Senior Drop In Center should be large enough when
purchased to allow for the future expansion of building space to serve double

the number of today's elder citizens. The Senior Center is eligible for Federal
funding including grants.

At an average density of 12 dwelling units per gross acre, total land needed
can be assumed at 60 to 120 acres in 1990, and 70 to 140 acres at saturation.
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In 1974 about 15% of those over 60 years of age in East Longmeadow were on wel-
fare. Approximately 75% of those in these age groups received some help, and
participated in the available programs and activities.

Except for this, there is little generally accepted data upon which to base

the housing subsidies needed 15 to 20 or more years from now. It seems reason-
able to assume that, with continuing inflation at whatever rate, more people

on fixed incomes will need as much if not more help than they do today. So it
would seem prudent that the Master Plan include adequate foreseeable land needs,
and leave the determination of the distribution of units between low and mod-
erate income, or market rate, to the more appropriate times just before design
and construction.

Compared to these figures developed Tocally, the Mass. Dept. of Community
Affairs (DCA) has developed data for 1970 and 1974. The 1974 DCA data for East
Longmeadow show a net housing need for

Tow moderate income, total 527
elderly need 276
new construction or rehab 32
rent or mortgage assistance 244
Tow income 224
moderate income 52
family and mixed need 251
new construction or rehab 89
rent or mortgage assistance 162
low income 220
moderate income 31

The DCA data on the housing needs for the elderly do not differ substantially
from the local figures. The DCA data does go further, analyzing the needs for
family and mixed housing, and they show a need (in 1974) almost equal to the
elderly housing needed.

Some 88% of family and mixed housing needed is in the low income group, the
balance is in the moderate income group. And the DCA table proposes about 1/3rd
of this housing in the form of new construction, or rehabilitation of existing
units.

The Master Plan section on Housing Stock notes that the 1970 Census listed only
23 dwelling units in Town that lacked all or part of a 3 fixture bathroom for
the exclusive use of the occupant; of these units 19 were owner occupied, some
rented, 1 was vacant. Judged by that standard, rehabilitation seems limited

by the small number of dwelling units obviously needed upgrading, and the
balance would have to be made up in new construction. This need is as critical
as elderly housing, and a definite program for planning and meeting these needs
should be started.
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Economic Development

Business/Commercial Areas

Present zoning allocates about 130 acres to business uses and about 68 acres
to commercial uses, mostly along Main Street and Shaker Road. The following
table shows the used and vacant land in acres.

Table 3.3
ANALYSIS OF BUSINESS AND INDUSTRIAL LANDS
(in acres)
Business Resi- Indus-  Unde-
Zoned Commercial dential Other trial veloped
Business 130 36.8 11 1.9 20.3
Commercial 68 2.3 3.8 61.9
Industrial 30 7 54 29
Industrial Garden
Park 620 6 4 175 435

Source: TPA Computations

The larger undeveloped areas are:

For business - 7.3 acres, part of a larger single lot on Shaker Road, south of .
Chestnut Street, and a group of interior Tots on Crane Avenue behind the Town ﬁii;m

Hall complex, totalling over 4 acres. The other vacant business zoned land .
consists of small lots that could best be utilized by integration with adjoining <7~ .
%

For commercial - a group of several lots between Mapleshade and Purves Streets,
with a total of more than 20 acres vacant; frontage on No. Main Street is across
from a residential neighborhood; the rear is crossed by Pecousic Brook. Also
parts of four lots on Shaker Road from south of the New England Power Co. ease-
ment to Pease Road.

Only about 97 acres are actually used for business, the balance is vacant or
used for residential or other purposes. Not included in the above table is the
commercial golfing enterprise at Allen St. and Porter Rd. nor the commercial

uses on the land zoned commercial. Excepting the business and commercially zoned
tand south of Chestnut St., business and commercial uses occupy more than three
fourths of the business zoned street frontage and more than three fourths of the
zoned land areas.
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There is some opportunity for improvement and expansion within the present busi-
ness zoned land, but it is Timited. Lots are too small to permit shopping
centers or small type development, except on a quite small scale. Parking is

a problem on the mostly shallow lots, which in many cases back up to similar
shallow lots in paraliel residential streets. And one of the serious problems
is traffic congestion, which always occurs with strip type development with
uncontrolled highway access.

One possibility in the center is to zone about 200 feet south of High Street
for commercial uses, making all of the land north of Williams Street for
business, and eventually discontinuing Prospect Street north of Williams
Street. Traffic headed north on Prospect would turn into Williams Street,
then Somers Road to enter the traffic circle, reducing some of the congestion
at the circle.

The Shaker Road businesses on the east side are at a Tower elevation than

the dwellings on Prospect Street north and immediately south of Spruce Street
by from 20 feet to 50 feet. Some 20 plus acres of land suitable for business/
commercial uses, developed at the lower Shaker Road levels, with access from
existing parcels or from Spruce Street, would add to development potential

of the existing frontage without the congestion and general lack of attrac-
tiveness of strip business zones.

Business Areas

A "Commercial Study of East Longmeadow", printed in February 1969, noted thatﬁfg&
there were some 6 acres of business floor space on about 100 acres of zoned
business land. This worked out to 1 acre (43,560 sq. ft.) of floor space for |~ gD
each 2080 town residents, and there was one acre of business zoned land for ﬁ%ﬁd-{
each 125 town residents. (population estimated at 12,500 - TPA). This is
quite in line with similar studies made in towns comparable to E. Longmeadow,
and may logically be used to project future business land needs. Since that
time 24 new business buildings and commercial buildings have been built, and
others have been eniarged.

Using these data, a saturation population of, say 22,000 would need even-

tually some 175 acres of business land to provide the goods and services needed -
by the townspeople. This requires another 70 acres not now zoned for business,
or for commercial uses.

The "Commercial Study" quoted above suggests the desirability of a future
shopping facility of some 25 to 35 acres in the southeastern part of town.

Such a location would accommodate, and require, a fully integrated center, pro-
viding all types of goods and services. Development of such a center could,

if combined with a variety of housing types and supportive facilities, almost
Create a new village in the area. It would be easily available from most of
the other areas of town, and would be well situated in relation to the beltway
arterial road system now proposed. A landscaped buffer would be required,
however, to give visual separation and protection to the already existing homes







