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The Central Massachusetts Regional Planning Commission (CMRPC) is the designated regional planning 

entity for the Central Massachusetts region, which includes the City of Worcester and the surrounding 

39 communities.  This region encompasses the southern two-thirds of Worcester County.  CMRPC 

provides municipal and regional planning for the following: 

 

• Land Use and Transportation,  

• Community Development services,  

• Transit Planning for the region’s transit authority, and 

• Geographic Information Services (GIS). 

 

CMRPC collaborates with local, regional, state and federal officials, as well as with legislators, in order to 

bring a regional perspective and a coordinated approach to the planning and development that occurs in 

this region.  The ultimate goal of this agency is to improve the quality of life for those who work and live 

in the Central Massachusetts region. 

 

CMRPC is pleased to have completed this work with the support of the Legislature’s District Local 

Technical Assistance funding program.  District Local Technical Assistance from the state budget was 

made available to promote inter-municipal cooperation/problem solving.  We remain grateful to our 

local Senators and Representatives for their continued support of this program. 
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1.0 PROBLEM DESCRIPTION   
 
This project was initiated by the Town Administrators of West Boylston, Boylston, and Sterling.  Each of 

these communities lack professional planning staff; their goal was to seek assistance with regard to 

housing planning and development.   Typical issues that the Administrators articulated were: a lack of 

information coordination; a lack of expertise in project review (particularly Chapter 40B); a need for 

more training and education for volunteer regulatory boards; and an overall lack of understanding of the 

opportunities available.  Many of these issues, and others, were used as part of the Strengths, 

Weaknesses, Opportunities, and Threats (SWOT) analysis, which is discussed later in the report.  The 

underlying concept for this project was that a group of adjacent communities sharing many 

commonalities, but also some differences, could work together to take up the various components to 

the “housing issue” that each of them face and tackle them as a something akin to a small “region” or 

cluster.  The issues facing these communities are not unique to small Massachusetts towns; CMRPC’s 

goal for this project was to develop some basic housing action strategies and provide the opportunity to 

learn from each town and to potentially address some housing issues, both singly and collectively. 

 

It should be noted that, given the timing of the project, it was important to establish “rules of 

engagement” with regards to Chapter 40B, Massachusetts’ comprehensive permit law.  Specifically, 

Question 2 on the November 2, 2010 state election ballot, placed on the ballot by initiative petition, 

which called for the repeal of Chapter 40B.  If successful, the repeal would have taken effect on January 

1, 2011, but would not have stopped or otherwise affected any proposed housing that had already 

received both a comprehensive permit and a building permit for at least one unit. The question failed at 

the election by a margin of 58% - 42%.  This project was not meant to address, promote, fight, or revise 

the ballot question regarding 40B. 
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2.0 SCOPE OF WORK/APPROACH  
 
At the outset, CMRPC proposed “to assist the towns of West Boylston, Boylston, and Sterling in the 

creation of strategies to more confidently and effectively deal with the array of issues related to the 

development of affordable housing in small town Central Massachusetts and toward the pursuit of their 

individual housing goals.” 

 

CMRPC’s original scope of work included the following project activities:   

• A review of each town’s and nearby town’s current and projected housing and housing market 

characteristics.   

• A review of each town’s related bylaws and policies. 

• A review of each town’s financial and personnel capacity relative to housing development. 

• A Strengths, Weaknesses, Opportunities, and Threats (SWOT) analysis conducted within the 

three towns.  This included discussions with key stakeholders - each town’s Board of Selectmen, 

Planning Board, Zoning Board, Housing Authority, and/or other relevant boards, commissions 

and committees. 

• The development of a slate of policy recommendations that would be accepted as consistent 

with Massachusetts smart growth principles and would lead to the State’s affordable housing 

goals. 

• A review of resources to accomplish recommended action items. 

 

To guide the project and provide advice on direction, the Project Advisory Committee, consisting of the 

Town Administrators, met monthly from May through November.  The Town Administrators were 

responsible for assisting CMRPC staff with the identification and coordination of key stakeholders and 

coordinated timing, setting and venue for meetings. 

 

At the suggestion of the Project Advisory Committee, CMRPC presented a short project introduction to 

each town’s Board of Selectmen in August.  Project stakeholders were identified; specifically, a 

representative from the Planning Board, Zoning Board, Board of Selectmen, relevant Housing 

Committee members, and the Town Administrator were invited to participate in the process.  Following 

the meeting with the Boards of Selectmen, an inter-board stakeholder meeting was held in each town, 

which included an in-depth Strengths, Weaknesses, Opportunities, and Threats (SWOT) analysis.  CMRPC 
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also presented a review of each town’s current and projected housing and housing market 

characteristics, a review of each town’s related bylaws and policies, and a review of each town’s 

financial and personnel capacity relative to housing development.  This was an important aspect of the 

project:  ensure that each town had information both about itself but also as it compared to the other 

communities in the study.  Prior to the stakeholder meeting, an on-line housing survey was 

administered by CMRPC to gauge participant perspectives (See Appendix B).   

 

Following the individual stakeholder meetings, a three-town public forum was convened on November 

30, 2010 to present the initial findings and recommendations and to gather additional public comment.  

 

This report contains the following: 

• Research summary, 

• Survey results, 

• Stakeholder SWOT analysis summary, 

• Three town public forum summary, and 

• Key strategies that will lead to greater potential within the three towns singly and collaboratively to 

address matters related to the development of affordable housing.   

 

The report contains prioritized strategies / suggested “best” practices that may be acted upon 

immediately and others that may be acted upon with lower priority.  Some may be appropriate for one 

town, but not others, and some that may be appropriate for all three towns.  For example all three 

towns may choose to jointly hire a shared town planner or one town may choose to establish try to pass 

the Community Preservation Act. 
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3.0 COMMUNITY PARTICIPATION 
 
This projected was initiated and guided in large part by Town Administrators, Nancy Colbert Puff of 

Boylston, Terri Ackerman of Sterling, and Leon Gaumond of West Boylston.  Monthly project meetings 

with the Town Administrators were held to discuss project details. 

 

In addition, CMRPC presented a project overview with Town Boards of Selectmen (BOS). 

• West Boylston BOS on August 4th  

• Boylston BOS on August 9th  

• Sterling BOS on August 18th  

 

The Town Administrators provided names of local housing stakeholders who were invited to take the 

on-line survey and to participate in Strengths Weaknesses Opportunities Threats (SWOT) Workshop for 

each town.  

• West Boylston SWOT on September 28th   

• Sterling SWOT on October 4th  

• Boylston SWOT on October 19th 

 

Finally, all participants were invited to the Three Town Housing Forum on November 30th to provide 

comment on draft recommendations.  Appendix A contains a list of those who participated in the 

project by taking the on-line survey, participating in the SWOT Workshops, or the attending the Three 

Town Housing Forum. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Housing Planning and Development December 15, 2010 
Boylston, Sterling, and West Boylston Page 8 

  



 

Housing Planning and Development December 15, 2010 
Boylston, Sterling, and West Boylston Page 9 

4.0 HOUSING CHARACTERISTICS  
 
 

As a starting point for the project, CMRPC reviewed and analyzed each town’s current and projected 

housing and housing market characteristics, each town’s related bylaws and policies, and each town’s 

financial and personnel capacity relative to housing development.  Table 1, Three Town Housing 

Overview, summarizes this information. 
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Table 1 -  Three Town Housing Overview 
 West Boylston Boylston Sterling 

Population (Census 2000) 7,481 4,008 7,257 
Housing       

Subsidized Housing Inventory (SHI) 
Subsidized Units 189 24 163 

Percentage 7.7% 1.5% 6.2% 

Ranking out of 351  
(Avg = 5.6%)   

97 287 141 

CPA Passed Yes, 2007-2% no no 
Housing Partnership  Or Similar 
Committee yes yes yes 
Housing Trust yes Yes, no members no 
Housing Authority yes no yes  
Planner  Or Housing Specialist no no no 
Documents and Bylaws  
Master Plan 2005 2000 1962 
Housing Production Plan no (in progress) 2005 2006 
Certified/Expiration no no (8/2/2010 Hsg Plan 

approval exp date) 
no (10/4/2011 Hsg Plan 

approval exp date) 

Open Space Residential 
Development Bylaw 

proposed no no 

Incentive Zoning Bylaw yes yes no 
Continuing Care Retirement 
Community Overlay District 

yes, but in limited areas no assisted elderly housing  
by SP 

Multi-family (more than 2 units) 
Allowed 

yes no, 2 family maximum yes, by SP 

Accessory Apartment Bylaw yes no allowed by SP 
Demographics    
Median Age - Householder 2007 
(Warren Group) 

53.5 51.7 50.5 

Median Household Income 2007 
(Warren Group) 

$66,178 $78,497 $81,278 

Median Sales Price 2010- Single 
Family  (Warren Group) 

$245,000 $345,000 $384,500 

Housing Unit Growth 2000 to 2007 
(Warren Group) 

5.98% 10.27% 10.28% 

Specified renter-occupied units 450 243 385 
Median Gross Rent (Census 2000) $612 $640 $563 
Renters paying >30% of income 
(Census 2000) 

35.8% 13.6% 22.9% 

Total Housing units (Census 2000) 2,458 1,606 2,637 

Housing units in structures with 5 or 
more units (Census 2000) 

(207) 8.4% (148) 8.6% (49) 1.9% 

Infrastructure Most connected to  
public sewer and water 

Public water and sewer Public water. Some 
sewer. 
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5.0 STRENGTHS, WEAKNESSES, OPPORTUNITIES, AND THREATS 
(SWOT) 
 
SWOT analysis is a strategic planning method used to evaluate the Strengths, Weaknesses, 

Opportunities, and Threats involved in a project. It involves specifying the objective of the project and 

identifying the internal and external factors that are favorable and unfavorable to achieve that 

objective. It is a process used to identify strategic issues with a group of people in a short time frame.  

First used in the 1960s for Fortune 500 companies, SWOT Analysis has since been expanded to address a 

wide variety of purposes including assessment and development of both for-profit and non-profit 

organizations, public agencies, and communities.  A SWOT produces documented lists of external 

(future-oriented organizational opportunities and threats) and internal (present organizational strengths 

and weaknesses) factors.  One of the outcomes of the SWOT conducted for this project is a list of 

recommendations and specific actions to deal with the identified threats and weaknesses, build on 

strengths, and take advantage of opportunities (See Section 6.0).   

5.1 SURVEY 
 
The Regional Housing Survey was developed by CMRPC staff with guidance from the Town 

Administrators.  The survey data was collected using Survey Monkey, an on-line information gathering 

application.  Town Administrators forwarded the link to their town’s stakeholders.  To complete the 

survey, respondents were given until September 8th (three weeks), a date which was in advance of the 

individual stakeholder meetings. 

5.2 REGIONAL HOUSING SURVEY SUMMARY AND HIGHLIGHTS 

 
 The Participants 

43 people responded, with a majority from West Boylston.  Many described themselves as town board 

volunteers and/or concerned town residents: 

 

Town Administrators 
Board of Selectmen 
Affordable Housing 
Partnership 

Affordable Housing 
Committee 
Housing Authority  
Affordable Housing Trust 
Planning Board 

Zoning Board of Appeal 
Building Inspector 
Community Preservation 
Committee 
Others 
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 Agency and Board Missions (Selected answers) 

• Promote the development of affordable housing in Boylston 

• To provide affordable housing without taking away the appeal of West Boylston as a small town 

• It is the mission of government of West Boylston to provide all of its citizens with the greatest 

possible spectrum of basic services, directed at publicly expressed community needs, at the 

least possible cost.  This includes providing a wide range of high quality constituent service to 

the citizens of the community; continually support a strong economic base for the community, 

and continuing to work in the best long-term interests of the community while working as a 

team. 

• Housing Production Plan - Establish an overall plan for the town based on  existing data and 

proposed ideas primarily from its citizenry 

• To provide some relief to property owners who want to add/remodel when zoning bylaws 

prevent them from doing so & to hear cases re affordable housing 

• To facilitate initiatives brought forward to advance the Town's goal of increasing affordable 

housing.  The Planning Board cannot be a primary mover on this issue, as we are overwhelmed 

with our other statutory responsibilities. 

• Management of 40B housing:  Allowing seniors and young adults to stay in town. 

 

 What do YOU feel should be the town's goal with regard to the production or preservation of 

housing (including affordable housing)? (Selected answers) 

• Affordable housing should be readily available and affordable for low income families. 

• Balance is the key.  Affordable housing should be developed in a manner that is proportional 

and appropriate to surroundings. 

• Determine current needs and provide support of the process to create it. 

• The Town needs to establish a viable Affordable Housing Production Plan.  Possibly establish a 

local housing authority and develop state or federal housing developments.  Identify town-

owned land that may be suitable for affordable housing development. 

• To help promote where possible viable housing through the private sector. 
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 Please select from the following list the type of assistance your municipality needs to achieve its 

affordable housing goals. (Top 4 responses) 

• Developing a Housing Plan 

• Education about grants and opportunities to create affordable housing. 

• Information about zoning for housing affordability and related tools and techniques to 

encourage affordable housing 

• Overseeing unit resales. 

 

 Regionalization of affordable housing services might help the three towns achieve a number of 

municipal as well as area/regions affordable housing goals.  From the following options, please 

select the types of activities and services, you believe would be most useful to the region. (Top 

responses) 

• Education and outreach of residents; 

• Evaluation and financial analysis of affordable housing project proposals 

• Learn from best practices 

• Benefit from sharing the capacity and saving costs on staffing affordable housing programs 

• Help my municipality to achieve affordable housing targets 

• Secure funding to achieve affordable housing goals 

 

 35.7% of respondents said they would serve on a three town affordable housing committee. 
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5.3 STAKEHOLDER MEETINGS 
 
Each of the stakeholder meetings was conducted with the same agenda as shown below.  West Boylston 

had the largest turnout with 12 participants.  Sterling and Boylston each had six participants. 

 

1. Welcome, Introductions, Agenda Review  

2. Overview  

3. Survey Results  

4. SWOT  

a. Strengths  

b. Weaknesses 

c. Opportunities 

d. Threats 

5. Action steps arising from SWOT 

a. Town 

b. Region  

6. Collaboration ideas 

7. Message to…  

a. Other 2 Towns 

b. DHCD  

8. Next steps 
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5.4  STAKEHOLDER MEETING SUMMARY AND ANALYSIS 
 
5.4.1 WEST BOYLSTON SWOT, 
SEPTEMBER 28, 2010 
 
West Boylston Town Offices 

127 Hartwell Ave. West Boylston, MA 

 

Facilitators:  Vera Kolias, Trish Settles, Principal 

Planners, Central Massachusetts Regional 

Planning Commission (CMRPC) 

 

Attending:   

Anita Sullivan, West Boylston Housing Authority 

Charles Witkus, ZBA 

John Owanisian, Town Wide Planning 

Committee & Finance Committee 

Karen Paré, Planning Board 

Leon Gaumond, Town Administrator 

Linda Ann Isgro, Zoning Board of Appeals (ZBA) 

Mark Brodeur, Building Inspector 

Michelle Harris, West Boylston Housing 

Partnership & West Boylston Affordable 

Housing Trust 

Pat Halperin, Planning Board 

Siobhan Bohnson, School Committee 

Sue Meola, West Boylston Housing Authority & 

West Boylston Housing Partnership 

Vincent P. Vignaly, Planning Board 

 

Top 3 West Boylston STRENGTHS 

• Overall quality of housing:  Very good quality of housing, however newer modular construction is a 

challenge.   

• Amount of home-ownership housing:  A major strength 

• Proximity to open space:  Lots of Open Space 

 

Comments on other options 

• Attendees believe there is ample diversity of housing affordability.   

• Amount of rental housing: Not a big wait list for senior affordable housing at public housing 

development.  Most think there is a decent supply of rental housing.  There was a sense that more 

was needed particularly for low income families.  There are not a lot of students looking for housing.  
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Singles, young families, and grown children returning home need rental options.  Concern existed 

that more and more want rental option to avoid responsibilities of home ownership including large 

mortgage payments, lawn care, and general maintenance. 

• Diversity of housing types (single, duplexes, 3-6 unit, and larger developments.):  Lots of single 

family homes (town is approximately 86% SF).  Zoning supports single family homes on one-acre 

lots.  Large developments are a weakness and are not desired.  Concern about increased density.  

Sense that people move to West Boylston to escape dense development patterns and large 

developments are not in keeping with the town’s rural character.  Although, there was general 

support for cluster developments with significant open space. 

• Code enforcement:  Boards are easy to work with. Challenges persist from prior 

inspection/enforcement of codes. 

• Transit oriented:  Buses bring shoppers into Wal-Mart and Salter College, but not resident out to 

jobs. 

• Proximity to commercial districts:  There are more commercial districts than the other 2 towns.  

Good Highway access, too. 

• Housing for all ages 

• Appropriate review of new housing (small projects) 

• Appropriate review of new housing (large projects) 

 

Top 2 West Boylston WEAKNESSES 

• Transit oriented: reduction in WRTA routes has resulted in less ADA/para-transit. 

• Appropriate review of new housing (large projects) 

 

Comments on other options 

• Diversity of housing affordability 

• Overall quality of housing 

• Amount of rental housing:  Could be more.  More people looking to rent.  Lack of housing for low 

and very low income. 

• Amount of home-ownership housing 

• Diversity of housing types (single, duplexes, 3-6 unit, and larger developments.):  Many duplexes are 

age restricted, but are not affordable. 

• Code enforcement:   Building code changes will drive construction costs higher. 
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• Proximity to open space 

• Proximity to commercial districts:  There is no real village or downtown area. 

• Housing for all ages:  They need affordable age restricted housing 

• Appropriate review of new housing (small projects) 

 

Top 3 West Boylston OPPORTUNITIES 

• Repeal of 40B and Improvements to 40B 

• Working regionally 

• Available funding from CPA or other 

 

Other Options 

• Hiring a Housing Planner 

• Development of large tracts of housing 

• Reviewing current Town bylaws to encourage desired housing and making appropriate changes 

• Increase public awareness, education related to the housing issue. 

• Training and education of town committee/board members and paid staff related to housing issues 

• Keep 40B the way it is 

• Working with an area non-profit focused on housing. 

• Housing Trust/Partnership/Committee 

• Site plan review and other permitting processes 

 

Top 3 West Boylston THREATS 

• For profit developers 

• Development of large tracts of housing 

• Repeal of 40B 

 

Other Options 

• Hiring a Housing Planner 

• Working regionally 

• Reviewing current Town bylaws to encourage desired housing and making appropriate changes 

• Increase public awareness, education related to the housing issue. 

• Training and education of town committee/board members and paid staff related to housing issues 
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• Improvements to 40B 

• Keep 40B the way it is 

• Working with an area non-profit focused on housing. 

• Housing Trust/Partnership/Committee 

• Available funding from CPA or other 

• Site plan and other review processes 

 

Other Notes 

• Modular housing is a challenge 

• High vacancy in rentals:  implies no shortage of rental opportunities. 

• Challenge to the water supply 

• Desire of town to maintain character with single family homes 

• Rural character 

• Building code issues, major construction cost increase expected. 

• Cluster zoning has worked and is supported. 

 

Action Steps 

1. Work regionally 

2. Improve project review 

a. Monitoring SHI/foreclosure/financials 

b. Training  and project management 

c. Capacity 

d. Best strategies (with or without 40B) 

3. Establish job description for housing planner/specialist 

4. Town land for LIP project 

 

Message to DHCD - 40B does not work 

Message to Other Communities - Let’s work together.  
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5.4.2 STERLING SWOT, OCTOBER 5, 2010 
 
Sterling Town Offices 
1 Park Street, Sterling, MA  
 
Facilitators:  Vera Kolias, Principal Planner, Ryan 

Lundergan, Associate Planner, Central 

Massachusetts Regional Planning Commission 

(CMRPC) 

 
Attending:   
Gene Capoccia, Sterling Housing Authority 
William Bird, ZBA 
Larry Pape, Finance Committee Chair 

Rob Protano, Planning Board Chair 
Terri Ackerman, Town Administrator 
John Kilcoyne, Finance Committee 

 
Top 4 Sterling STRENGTHS 

• Overall quality of housing:  Very good quality of housing  

• Amount of home-ownership housing:  A major strength 

• Proximity to open space 

• Code enforcement 

 

Comments on other options 

• Attendees did not believe there is ample diversity of housing affordability.   

• Amount of rental housing: attendees were surprised at the number of rental households as listed on 

the 3-town list.  And, knowing that the data was from the 2000 census, they presume that there is 

more.   

• Diversity of housing types (single, duplexes, 3-6 unit, and larger developments.):  predominantly 

single family homes. Zoning supports single family homes on two-acre lots.  Concern about recent 

discussion regarding cluster development surrounded the idea that the public did not see cluster 

zoning as supporting the rural/agricultural character of the town.   

• Transit oriented:  No transit is Sterling. Buses bring shoppers into Wal-Mart and Salter College, but 

not resident out to jobs. 

• Proximity to commercial districts:  There is virtually no commercial area in town other than the 

village center.  This is not an issue as Sterling is considered a rural/agricultural community.  

• Housing for all ages a major issue in town (see weaknesses) 
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• Appropriate review of new housing is not an issue in town 

 
Top 4 Sterling WEAKNESSES 
• Diversity of housing affordability 

• Housing for all ages:  They need affordable age restricted housing and housing for young people 

coming back to town 

• Diversity of housing types – mostly single family 

• No transit 

 

Other Comments  

• There is no overarching goal/vision articulated for the town.  Without a vision of the town that 

everyone understands, it is difficult to make changes or pursue other opportunities. 

 
Top Sterling OPPORTUNITIES 
• Housing trust (local and regional) 

• OSRD/Cluster development 

• Age-restricted zoning (55+); developments needed to provide housing choice 

• Waushacum campground – 100+ units 

• Public education regarding housing; need awareness 

• Promote tax incentives for in-law apartments (Leominster example of 50% reduction on the 

improvements) 

• Working regionally 

 
Other Options 

• Hiring a Housing Planner 

• Development of large tracts of housing 

• Reviewing current Town bylaws to encourage desired housing and making appropriate changes 

• Increase public awareness, education related to the housing issue. 

• Training and education of town committee/board members and paid staff related to housing issues 

• Keep 40B the way it is 

• Working with an area non-profit focused on housing. 

• Housing Trust/Partnership/Committee 

• Site plan review and other permitting processes 
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Top Sterling THREATS 
• Loss of affordable units 

• Too much focus on 40B and not housing overall 

• Lack of public support:  “why should I care?”; “what is the value added?” 

• Lack of staff/oversight 

Other Options 

• Hiring a Housing Planner 

• Working regionally 

• Reviewing current Town bylaws to encourage desired housing and making appropriate changes 

• Increase public awareness, education related to the housing issue. 

• Training and education of town committee/board members and paid staff related to housing issues 

• Improvements to 40B 

• Keep 40B the way it is 

• Working with an area non-profit focused on housing. 

• Housing Trust/Partnership/Committee 

• Available funding from CPA or other 

• Site plan and other review processes 

 

Other Notes 

• Major interest in creating an affordable housing trust 

• New home in Sterling for $249,900; no one from Sterling has looked at it 

• Affordable housing is not just 40B 

• Concern about the definition of affordable housing when market rate housing is less expensive – 

40B has not taken market fluctuations into account. 

• There must be a reasonable rate of return for the builder 

• Land is very expensive in Sterling; 2 ac lots cost between $175K - $200K (2 ac minimum) 

• “Who do we want to live in Sterling” and “how do we get there”:  40B, housing authority, private 

market, etc.  The solution is multi-faceted 

• Is the 1962 master plan relevant?  Should it be re-visited? 

• Number One question:  What do we want the town to look like?” 

• Let’s really tackle this issue; “no bullshit and no bandaids.” 
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Action Steps 

1.  Work regionally – sit down with the other 2 communities 

2. Develop a visioning plan/process 

3. More public outreach (Sterling Fair?) 

 

Message to DHCD  - Come out to Sterling to hear the real housing story. 

Message to Other Communities - Let’s work together.  Let’s talk. 
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5.4.3 BOYLSTON SWOT, OCTOBER 19, 2010 
 
Boylston Town Offices 

Main Street, Boylston, MA 

 

Facilitators:  Trish Settles, Principal Planner, 

Central Massachusetts Regional Planning 

Commission (CMRPC) 

 

Attending:   

Howard Drobner, Habitat for Humanity 

Boylston Project, and CMRPC Exec Committee 

Tim Houlihan, Sun Banke Village (a 501 (c ) 3 

non –profit organization), Finance Committee 

Mike Borsuk, Boylston Affordable Housing 

Committee 

Jim Stanton, Boylston Board of Selectmen 

Rick Baker, Planning Board 

Nancy Colbert Puff, Town Administrator 

Comments on the survey itself 

Were any developers included?  No private developers that CMRPC is aware of took the survey- some 

non-for profit develops such as Habitat likely. 

 

Boylston STRENGTHS 

• The town has a Housing Production Plan. 

• The town has a good amount of rental housing. 

• A small percentage of town households pay greater than 35% of income compared to the other 

towns. 

• IF you HAVE a car the town is in a great location, proximal to several major highways, open space, 

shopping, everything. 

• With or without 40B, town leaders still appreciate the need for affordable housing. 

• Timberbrook, a condominium development with 2BR (1,100 square foot units), typically sell for 

$160,000-$170,000, a reasonably affordable price. Some are rented. 

• Lots of building permits issued for substantial renovations, indicate improvements to existing 

housing stock. 
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Boylston WEAKNESSES 

• Lack of public housing authority. 

• Sun Banke Village has a huge waiting list. 

• No bus or public transit. 

• Private septic adds a challenge to development, , cost, parcel size and location. 

• Not many housing opportunities for young adults and young families.  Timberbrook is one of few 

possible places. 

• Little or no special population housing (vets, handicap accessible, group homes).Hard to develop 

accessible housing, even habitat is a 2 story vertical duplex. 

• Not many areas available for Open Space Residential Design developments.  There is no OSRD 

bylaw. The Planning Board has informally considered OSRD, but the permitting process (yield plan, 

etc.) is cumbersome. 

• The town’s small size is a weakness. 

 

Boylston OPPORTUNITIES 

• Town has inventoried the Town owned land (from tax title foreclosures). 

• Inclusionary zoning bylaw provides opportunity for developers to make payments in lieu of building 

affordable homes.  An affordable housing trust should be setup to receive funds. 

• 900 seniors in town. 

• Possible LIP – can buy down by purchase affordable housing deed restriction from homeowners. 

One person questioned whether they could offer tax abatements instead of cash.  This doesn’t 

increase housing supply.   

• Wheeler property (10-12 units) 

 

Boylston THREATS 

• Affordable housing is priced very close to market rates in this region, some developments can’t find 

applicants. 

• Confusion over accessory apartment bylaw versus two-family by right. 

• Many Boylston Seniors are moving to West Boylston for the housing opportunities (some 

affordable).  Many seniors are looking for one floor accommodations. 
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• 40B Developers did want to listen to community needs, but can proceed anyway with less town 

review. 

• The cost to do development whether public or private is high. 

• There is a “Not in my back yard” attitude toward affordable housing.  The Habitat for Humanity 

project got flack from its neighbors. 

 

Other Notes 

• Town wants revenue neutral development – ones that won’t cost the town. 

 

Action Steps for Boylston 

1. Work regionally – sit down with the other 2 communities 

2. Affordable housing trust 

3. Think about considering a revised accessory apartment bylaw. 

4. Comprehensive permit policy to establish protocols/guidelines for 40B developers. 

 

Message to DHCD 

• Unfriendly, profit motivated, 40B developments are a threat to the community.  They require a 

response that immediately costs the town. 

• 40B require too much paperwork 

• Review your definition of affordable.  Be more flexible.   

• Consider regional /multi-town approach to affordable housing development to meet affordable 

housing goals. 

 

Message to Other Communities 

• We feel your pain.  Let’s get together to share successes and challenges and to develop action 

strategies. 
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5.5 ANALYSIS OF THE SWOT AND EXISTING CONDITIONS 
 

For the most part each town has high quality housing, consisting of mostly single family homes.  

Boylston has a larger number of units in multi-unit buildings than the other two towns.  Generally each 

town needs a more diverse supply of housing, particularly rental units. 

 

West Boylston has made significant progress in instituting housing planning.  But the Town still faces 

challenges when reviewing new developments and in monitoring existing developments.  Residents and 

town officials desire greater oversight of housing proposal and developments and need improved 

monitoring of existing developments and SHI units.  These same challenges exist in the other two towns 

– reacting to new proposals and monitoring existing developments.  Sterling is uneasy with development 

proposals and wants more staff capacity to respond appropriately.  Boylston needs capacity to follow up 

on projects already constructed, particularly to ensure that units remain on the SHI (e.g. issues with re-

sales and expiring units). 

 

While each town is slightly different, with its own unique strengths and weaknesses, this process has 

confirmed many shared characteristics amongst the towns and that an obvious outcome is some kind of 

shared solution (see Section 6.0 Recommended Strategies).  When communities can go through an 

analysis such as this and recognize how their resources and experiences can be mutually beneficial, we 

can begin to see how a regional approach is a logical next step. 

 

5.5.1 SIMILARITIES 
 

• Boylston and Sterling both have concerns about their need for an OSRD.  Boylston listed not 

having one as a weakness while Sterling listed it as an opportunity.   

• All three towns listed home ownership levels as a strength. 

• All three towns would like to see diversity of housing for all ages.  Additionally, they have 

concerns about transit access.  They all feel that public transit access is lacking in their 

communities and have listed it as a weakness. 

• Sterling and West Boylston listed high cost of development as a threat to their community.   

• Sterling and West Boylston felt public education regarding affordable housing was an 

opportunity.   
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5.5.2 HOUSING STOCK 
 

All towns felt very confident in the quality of their housing and as a strength to their community.  

Boylston stated they had many building permits issued for substantial renovations, indicating their 

existing housing stock is improving.   

 

5.5.3 RENTAL UNITS 
 

Boylston and West Boylston believe they have a good amount of rental housing.  They believe a decent 

supply of rental housing is available to the public, but more affordable housing is needed particularly for 

low income families.  While there is not much demand for housing for college students,   singles, young 

families, and grown children returning home need rental options.  Concerns were expressed that more 

and more people want rental options to avoid responsibilities of home ownership including large 

mortgage payments, lawn care, and general maintenance.  In Sterling, as is typical in similarly-sized 

communities, attendees were surprised by the number of rental households listed on the three town 

list.   

 

5.5.4 DIVERSITY OF HOUSING 
 

Boylston expressed there are not enough housing opportunities for young adults and young families.  

Additionally, they felt special population housing is needed.  For example, many Boylston seniors are 

moving to West Boylston for the housing opportunities.  Many are looking for one-story 

accommodations due to accessibility.   Similarly, Sterling stated a need for housing for all ages.  They 

expressed need for both affordable age-restricted housing and housing for young people coming back to 

town.  West Boylston felt they had ample housing for seniors and the waiting list is very small for senior 

affordable housing at their public housing development.   

 

5.5.5 MOBILITY 
 

Boylston believes the town is in a great location with regards to transportation access.  The town has 

convenient access to several major highways, open space, and commercial areas.  West Boylston had 

very similar viewpoints.  Attendees stated that they are within comfortable driving distance to 

commercial districts within town and also have great access to several major highways.   
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However, as to being a transit oriented community, all three towns believe they lack in this area.  

Boylston stated that they do not have bus or other transit opportunities in town.  Sterling has a bus that 

brings shoppers into Wal-Mart and Salter College, but not residents to jobs.  West Boylston states they 

have seen a decrease in WRTA routes which has resulted in less ADA/para-transit.  

 

5.6  SUMMARY 
 
Table 2 provides a graphic summary of the three-town SWOT analysis.  While each town prioritized its 

Strengths, Weaknesses, Opportunities, and Threats differently, a key takeaway is that while each town 

views the high amount of homeownership a strength and an advantage, each town believes that its lack 

of diverse housing for all ages is a weakness.  Understanding this “weakness” will help to identify where 

and how to concentrate housing efforts in an attempt to create more opportunities for young people as 

well as the elderly. 
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Table 2.  Three Town SWOT Analysis Meeting Summary 

  Sterling Boylston West Boylston 
Quality of Housing S   S and W 
Amount of home owned housing S S S 
Proximity to Highway   S   
Appreciate need for affordable housing   S   
Code enforcement S   S 
Town has housing production plan   S   
Proximity to open space S   S 

Diverse housing stock W S  (rental units) 

S and W (need 
more Rental 

Units) 
Diverse housing affordability W   S and W 
Proximity to Comm. District     W 
Housing for all ages W W W 
Small town size   W   
Access to transit W W S and W 
Housing Trust O   O 

OSRD O 
W (because they 

lack this provision) S 
Age restricted zoning O     
Public education regarding housing O   O 
Tax incentives O     
CPA Funding     O 
Inventory of Town Land   O   
Working regionally O   O 
Repeal or improvement to 40B     O and T 
Inclusionary zoning   O   
Loss of affordable units T     
Focus on 40B T     
Lack of public support T     
Lack of staff/oversight T W   
Loss of senior population   T   
NIMBY Attitude   T   
Confusion over ADU bylaw   T   
Affordable housing is priced close to market 
rate housing   T   
High Cost of development   T T 
For profit developers     T 

 

S= Strength, W= Weakness, O=Opportunity, T= Threat 
 

 



 

Housing Planning and Development December 15, 2010 
Boylston, Sterling, and West Boylston Page 30 
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6.0 RECOMMENDED STRATEGIES 
 

Based on our findings, a proposed set of strategies was developed for each town and for the three-town 

collaborative.  Many of the strategies for each town are nearly identical.  While many of the strategies 

are the same for more than one town, similar or even identical recommendations are repeated for each 

town to aid in ease of use of this report.  Also, some unique elements about each town are called out in 

their individual sub-section. The following recommendations are grouped into four areas. 

1. Capacity 

2. Vision and Planning 

3. Land Use Bylaws, Regulations and Policies 

4. Preservation of Affordable Housing and Promotion of Resources to Maintain Housing 

Affordability 

These are summarized in Table 3 below. 

 

6.1  BOYLSTON 
 
6.1.1 CAPACITY 
 
There are two principal recommendations from 

this report. The first is that the Towns of Boylston, 

Sterling, and West Boylston should work together 

collaboratively, and the second is that they should 

engage a Professional Housing Specialist (See 6.4 

Joint Strategies) 

 

The Town of Boylston has an Affordable Housing 

Committee with five seats.  Only one member is 

currently active; the remaining four seats are vacant. The Boylston Municipal Affordable Housing Trust 

Fund was established at a Town meeting in May 2005.  No members have been appointed and no legal 

documents have been drafted as the necessary follow-up to the town meeting action.  Thus, members 

should be appointed to fill the vacant seats and necessary actions should be taken to make the Boylston 

Municipal Affordable Housing Trust Fund functional.  Massachusetts Housing Partnership has created a 

Municipal Affordable Housing Trust Guidebook for municipalities to assist in the creation of Affordable 
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Housing Trusts. (Massachusetts Housing Partnership, 2009)  The Trust, once appointed, could be 

combined with the Affordable Housing Committee to develop policy and to plan and fund affordable 

housing projects. 

 

The Town’s housing planning and development boards should create effective town-wide decision 

making processes and develop a town-wide understanding of roles and responsibilities with respect to 

housing planning and development. A framework should be developed that establishes clear roles for all 

housing stakeholders, such as the Zoning Board of Appeals, Planning Board, Housing Trust, Board of 

Selectmen, etc.  Although many of the interests of these groups coincide, there are specific 

responsibilities that rest on single entities.  For example, the responsibility for reviewing Comprehensive 

Permit applications lies solely with the ZBA.  The complete “housing picture” must be coordinated in 

order to more efficiently address housing issues by the Town. It is important, particularly without 

professional planning staff, that roles and responsibilities are identified, including monitoring, planning, 

responding to inquiries, funding, advocacy, etc.   This must include education and support so that those 

filling each role are given the required knowledge and support.   

 

A wide variety of training opportunities related to housing policy, planning and development are 

available for professionals and volunteers.  In addition a number of publications provide guidance 

regarding housing matters.  Massachusetts Housing Partnership (MHP), Citizen Planner Training 

Collaborative (CPTC), Massachusetts Chapter of the American Planning Association (Mass APA), and 

DHCD have a variety of classes and publications, many which are listed in Appendix E- Resources.   The 

members of the Board of Selectmen, the Planning Board, the housing committees, and the Zoning Board 

of Appeal should avail themselves of these training opportunities on a regular basis since regulations 

and knowledge about best practices change often. 

 

A request to join a nearby housing consortium might be considered.  The Leominster/Fitchburg HOME 

Consortium would be a likely prospect if the towns of Sterling and West Boylston also join.  Forming a 

consortium is a way for local governments that would not otherwise qualify for funding to join with 

other contiguous units of local government to directly participate in the HOME program.  In FY 2010, 

HUD approved 143 consortia Participating Jurisdictions (PJs). These PJs include among their members, 

jurisdictions that are interested in taking a more regional, collaborative approach to meeting their 
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affordable housing needs but whose individual formula allocations do not meet the minimum threshold 

for funding. (HUD Office of Community Planning and Development, 2006) 

 
6.1.2 VISION AND PLANNING 
 
Each community should consider hosting periodic events and meetings to build the community’s 

awareness about the value of and need for affordable housing, to hear resident concerns, and to foster 

improved communication between residents, the municipality, and developers (where appropriate.) 

 

The Town of Boylston produced the Boylston Comprehensive Plan in March 2000 with the help of 

consultant, Kenneth Kreutziger.  With a five year life span, its 2005 Housing Production plan has expired 

and should be updated.  Both the Housing Element of the Master Plan and the Housing Production Plan 

should provide ongoing vision and guidance to the town.  A committee should be established to review 

and implement the recommendations of these documents. 

 

All Housing Production Plans should contain a review of town-owned land for possible town sponsored 

affordable housing projects.  The Town’s Affordable Housing Trust should maintain this list and review it 

regularly.  Likewise, privately owned tracts of land or other areas of town should be prioritized for 

development of affordable housing consistent with the vision of the Master Plan. 

 
6.1.3 LAND USE BYLAWS, REGULATIONS AND POLICIES 
 
Each Town should develop and adopt a Comprehensive Permit Policy to guide both the Town’s review 

boards and project applicants.  A Comprehensive Permit Policy will convey the town’s expectations for 

housing developed through the provisions of MGL Chapter 40B. The policy would explain desired 

outcomes, sets minimum performance standards for all affordable housing developments, and describes 

the trade-offs that the town is willing to explore with applicants for a comprehensive permit. 

 

Boylston has an Inclusionary Zoning Bylaw which could be amended with density bonuses and other 

incentives for the development of affordable housing. Additionally alternative affordable housing 

contributions might be considered. To make the existing Inclusionary Zoning Bylaw fully functional, the 

Affordable Housing Trust needs members.  The Trust was established at Town meeting in May 2005, but 

no members have been appointed to date.  Subsequently, the Trust should develop strategies to fund 

the Trust and have available funds in the account.   
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Review the pros and cons of an Accessory Apartment bylaw as compared to the existing provision 

allowing multi-family housing by right. 

 

6.1.4 PRESERVATION AND PROMOTION 
 
A variety of programs and resources are available to home owners and home buyers.  A full list of 

resources would include reference to nearby first time home buyers classes, down payment assistance 

programs, counseling programs, foreclosure prevention resources, etc.  Some programs are targeted to 

specific populations such as the elderly, veterans, first time home owners, etc. In addition, resources are 

available to assist current home owners with repairs and improvements that either improve the value of 

their home or reduce the cost of ownership.  Energy efficient appliances and other energy saving 

programs are now available. The town should initiate a housing rehabilitation program in older 

neighborhoods targeted to those on fixed incomes.  In addition, tax abatement programs for elderly, 

veteran, or disabled make the cost of homeownership more affordable. 

 

Various methods have been demonstrated to allow the towns to provide existing homeowners with 

some measure of compensation or tax incentives in exchange for accepting a deed rider that insures 

that on resale their house will be sold as a qualified affordable unit.  When these methods are utilized, 

the resulting units could then be counted as part of the Town’s Subsidized Housing Inventory through 

the state’s Local Initiative Program (LIP), and existing owners would have greater financial means to 

remain in their homes.  The Town would have to request state legislative approval to implement this 

action that is likely to take considerable time to process.  If such approval was secured, the Housing 

Trust could reach out to seniors through the Council on Aging or a notice in the tax bill to try to interest 

those over some specified age, such as 65, in this initiative.  It would be useful to have some 

professional housing support on how to implement the strategy and coordinate the paperwork that is 

necessary to execute the deed rider and the inclusion of the units in the state-approved Subsidized 

Housing Inventory.   

 

DHCD requires a regular reporting of each town’s Subsidized Housing Inventory (SHI).  While many are 

developed with affordable housing deed restrictions in perpetuity, other affordable housing units drop 

off the list as the term of their affordability lapses. Attention to the details of the deed restrictions and 

the specific timing for each circumstance are needed.  When an affordable unit becomes available, the 
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provisions of the deed rider need to be monitored and enforced to maintain the affordability of the unit. 

A database could be established with alarms to act prior to the possible expiration of covenants. Often 

resources legal or financial are necessary to preserve or roll over deed restrictions. 

6.2  STERLING  
 
6.2.1 CAPACITY 
 
There are two principal recommendations from 

this report. The first is that the Towns of Boylston, 

Sterling, and West Boylston should work together 

collaboratively, and the second is that they should 

engage a Professional Housing Specialist (See 6.4 

Joint Strategies). 

 

The Town of Sterling should create and appoint 

members to a Municipal Affordable Housing Trust 

in accordance with MGL Chapter 44 Section 55C.  This Trust could be combined with the Affordable 

Housing Committee to provide policy and planning and funding for affordable housing projects.  

Massachusetts Housing Partnership has created a Municipal Affordable Housing Trust Guidebook for 

municipalities to assist in the creation of Affordable Housing Trusts. (Massachusetts Housing 

Partnership, 2009) 

 

The Town’s housing planning and development boards should create effective town wide decision 

making processes and develop a town wide understanding of roles and responsibilities with respect  to 

housing planning and development. Develop a clear framework that establishes clear roles for all 

housing stakeholders, such as the Zoning Board of Appeals, Planning Board, Housing Trust, Board of 

Selectmen, etc.  Although many of the interests of these groups coincide, there are specific 

responsibilities, such as review of Comprehensive Permit applications by the ZBA, that rest on single 

entities.  The complete “housing picture” must be coordinated in order to most efficiently address 

housing issues by the Town. It is important, particularly without professional planning staff, that roles 

and responsibilities are identified, including monitoring, planning, responding to inquiries, funding, 

advocacy, etc.   This must include education and support so that those filling each role are given the 

required knowledge and support. 

Used with permission from 
hometownsterling.blogspot.com 
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A wide variety of training opportunities related to housing policy, planning and development are 

available for professionals and volunteers.  In addition a number of publications provide guidance 

regarding housing matters.  Massachusetts Housing Partnership (MHP), Citizen Planner Training 

Collaborative (CPTC), Massachusetts Chapter of the American Planning Association (Mass APA), and 

DHCD have a variety of classes and publications, many which are listed in the appendices of this report. 

The members of the Board of Selectmen, the Planning Board, the housing committees, and the Zoning 

Board of Appeal should avail themselves of these training opportunities on a regular basis since 

regulations and knowledge about best practices change often. 

 

A request to join a nearby housing consortium might be considered.  The Leominster/Fitchburg HOME 

Consortium would be a likely prospect given its adjacent location. Forming a consortium is a way for 

local governments that would not otherwise qualify for funding to join with other contiguous units of 

local government to directly participate in the HOME program.  In FY 2010, HUD approved 143 consortia 

Participating Jurisdictions (PJs). These PJs include among their members, jurisdictions that are interested 

in taking a more regional, collaborative approach to meeting their affordable housing needs but whose 

individual formula allocations do not meet the minimum threshold for funding. (HUD Office of 

Community Planning and Development, 2006) 

 

6.2.2 VISION AND PLANNING 
 
Each community should consider hosting periodic events and meetings to build the community’s 

awareness about the value of and need for affordable housing; to hear resident concerns; to foster 

improved communication between residents, the municipality, and developers (where appropriate.) 

 

The Town of Sterling Master Plan has not been updated since 1962.  At a minimum, a current Housing 

Element should be created to provide the Town with overall vision consistent with the other elements of 

town.  Ideally a process to review and update the entire master plan would be initiated.  A Housing 

Production Plan was completed in 2006 and will expire in 2011. A Sterling visioning process that leads to 

a Housing Production Plan and can be incorporated into a Master Plan update is recommended.  These 

documents and the process that generates them should provide ongoing vision and guidance to the 

town.  A committee should be established to review and implement the recommendations of these 

documents.  
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All Housing Production Plans should contain a review of town-owned land for possible town sponsored 

affordable housing projects.  The proposed Sterling Affordable Housing Trust should maintain this list 

and review it regularly.  Likewise, privately owned tracts of land or other areas of town should be 

prioritized for development of affordable housing consistent with the vision of the updated Master Plan. 

 

6.2.3 BYLAWS, REGULATIONS, AND POLICIES 
 
Each Town should develop and adopt a Comprehensive Permit Policy to guide both the Town’s review 

boards and project applicants.  A Comprehensive Permit Policy will convey the town’s expectations for 

housing developed under Chapter 40B. The policy explains desired outcomes, sets minimum 

performance standards for all affordable housing developments, and describes the trade-offs that the 

town is willing to explore with applicants for a comprehensive permit. 

 

The Town could also consider Open Space Residential Development (OSRD) as an incentive-based 

subdivision process.  The benefits of an OSRD, as compared to conventional subdivision plans, include a 

wider array of housing type and lot size and protected open space.  Smart growth OSRD Model Bylaws 

are available in the Massachusetts Smart Growth Toolkit1. 

 

6.2.4 PRESERVATION AND PROMOTION 
 
A variety of programs and resources are available to home owners and home buyers.  A full list of 

resources would include reference to nearby first time home buyers classes, down payment assistance 

programs, counseling programs, foreclosure prevention resources, etc.  Some programs are targeted to 

specific populations such as the elderly, veterans, first time home owners, etc. In addition, resources are 

available to assist current home owners with repairs and improvements that either improve the value of 

their home or reduce the cost of ownership.  Energy efficient appliances and other energy saving 

programs are now available. The town should initiate a housing rehabilitation program in older 

neighborhoods targeted to those on fixed incomes. In addition, tax abatement programs for elderly, 

veteran, or disabled make the cost of homeownership more affordable. 

 

                                                      
1 Massachusetts Smart Growth/Smart Energy Toolkit website 
http://www.mass.gov/envir/smart_growth_toolkit/  

http://www.mass.gov/envir/smart_growth_toolkit/
http://www.mass.gov/envir/smart_growth_toolkit/
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Various methods have been demonstrated to allow the towns to provide existing homeowners with 

some measure of compensation or tax incentives in exchange for accepting a deed rider that insures 

that on resale their house will be sold as a qualified affordable unit.  These units could then be counted 

as part of the Town’s Subsidized Housing Inventory through the state’s Local Initiative Program (LIP), 

and existing owners would have greater financial means to remain in their homes.  The Town would 

have to request state legislative approval to implement this action that is likely to take considerable 

time to process.  If such approval was secured, the Housing Trust could reach out to seniors through the 

Council on Aging or a notice in the tax bill to try to interest those over some specified age, such as 65, in 

this initiative.  It would be useful to have some professional housing support on how to implement the 

strategy and coordinate the paperwork that is necessary to execute the deed rider and the inclusion of 

the units in the state-approved Subsidized Housing Inventory (SHI).   

 

DHCD requires a regular reporting of each town’s SHI.  While many are developed with affordable 

housing deed restrictions in perpetuity, other affordable housing units drop off the list as the term of 

their affordability lapses. Attention to the details of the deed restrictions and the specific timing for each 

circumstance are needed.  When an affordable unit becomes available, the provisions of the deed rider 

need to be monitored and enforced to maintain the affordability of the unit. A database could be 

established with alarms to act prior to the possible expiration of covenants. Often resources legal or 

financial are necessary to preserve or roll over deed restrictions. 

 

6.3  WEST BOYLSTON 
 

6.3.1 CAPACITY 
 
There are two principal recommendations from this report. The first is that the Towns of Boylston, 

Sterling, and West Boylston should work together collaboratively, and the second is that they should 

engage a Professional Housing Specialist (See 6.4 Joint Strategies). 

 

The Town of West Boylston has an Affordable Housing Partnership and an Affordable Housing Trust.  

Given limited volunteer capacity, the functions of these two boards should be combined into the 

Affordable Housing Trust to provide both policy and planning and funding for affordable housing 

projects. (Massachusetts Housing Partnership, 2009) 
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The Town’s housing planning and development boards should create effective town wide decision 

making processes and develop a town wide understanding of roles and responsibilities with respect  to 

housing planning and development. Develop a clear framework that establishes clear roles for all 

housing stakeholders, such as the Zoning Board of Appeals, Planning Board, Housing Trust, Board of 

Selectmen, etc.  Although many of the interests of these groups coincide, there are specific 

responsibilities, such as review of Comprehensive Permit applications by the ZBA, that rest on single 

entities.  The complete “housing picture” must be 

coordinated in order to most efficiently address 

housing issues by the Town. It is important, 

particularly without professional planning staff, 

that roles and responsibilities are identified, 

including monitoring, planning, responding to 

inquiries, funding, advocacy, etc.   This must 

include education and support so that those filling 

each role are given the required knowledge and 

support. 

 

A wide variety of training opportunities related to housing policy, planning and development are 

available for professionals and volunteers.  In addition a number of publications provide guidance 

regarding housing matters.  Massachusetts Housing Partnership (MHP), Citizen Planner Training 

Collaborative (CPTC), Massachusetts Chapter of the American Planning Association (Mass APA), and 

DHCD have a variety of classes and publications, many which are listed in Appendix E- Resources.   The 

members of the Board of Selectmen, the Planning Board, the housing committees, and the Zoning Board 

of Appeal should avail themselves of these training opportunities on a regular basis since regulations 

and knowledge about best practices change often. 

 

A request to join a nearby housing consortium might be considered.  The Leominster/Fitchburg HOME 

Consortium would be a likely prospect if the Town of Sterling is engaged as well. Forming a consortium 

is a way for local governments that would not otherwise qualify for funding to join with other 

contiguous units of local government to directly participate in the HOME program.  In FY 2010, HUD 

approved 143 consortia Participating Jurisdictions (PJs). These PJs include among their members, 

jurisdictions that are interested in taking a more regional, collaborative approach to meeting their 
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affordable housing needs but whose individual formula allocations do not meet the minimum threshold 

for funding. (HUD Office of Community Planning and Development, 2006) 

 

6.3.2 VISION AND PLANNING 
 
Each community should consider hosting periodic events and meetings to build the community’s 

awareness about the value of and need for affordable housing; to hear resident concerns; to foster 

improved communication between residents, the municipality, and developers (where appropriate.) 

 

All Housing Production Plans should contain a review of town-owned land for possible town sponsored 

affordable housing projects.  The Affordable Housing Trust should maintain this list and review it 

regularly.  Likewise, privately owned tracts of land or other areas of town should be prioritized for 

development of affordable housing consistent with the vision of the Housing Production Plan. 

 

6.3.3 BYLAWS, REGULATIONS AND POLICIES 
 
Each Town should develop and adopt a Comprehensive Permit Policy to guide both the Town’s review 

boards and project applicants.  A Comprehensive Permit Policy will convey the town’s expectations for 

housing developed under Chapter 40B. The policy explains desired outcomes, sets minimum 

performance standards for all affordable housing developments, and describes the trade-offs that the 

Town is willing to explore with applicants for a comprehensive permit. 

 

West Boylston has an Incentive Bylaw which could be amended with density bonuses and other 

incentives for the development of affordable housing.  Additionally alternative affordable housing 

contributions might be considered. 

 

6.3.4 PRESERVATION AND PROMOTION 
 
Various methods have been demonstrated to allow the towns to provide existing homeowners with 

some measure of compensation or tax incentives in exchange for accepting a deed rider that insures 

that on resale their house will be sold as a qualified affordable unit.  These units could then be counted 

as part of the Town’s Subsidized Housing Inventory through the state’s Local Initiative Program (LIP), 

and existing owners would have greater financial means to remain in their homes.  The Town would 

have to request state legislative approval to implement this action that is likely to take considerable 
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time to process.  If such approval was secured, the Housing Trust could reach out to seniors through the 

Council on Aging or a notice in the tax bill to try to interest those over some specified age, such as 65, in 

this initiative.  It would be useful to have some professional housing support on how to implement the 

strategy and coordinate the paperwork that is necessary to execute the deed rider and the inclusion of 

the units in the state-approved Subsidized Housing Inventory (SHI).   

 

DHCD requires a regular reporting of each town’s SHI.  While many are developed with affordable 

housing deed restrictions in perpetuity, other affordable housing units drop off the list as the term of 

their affordability lapses. Attention to the details of the deed restrictions and the specific timing for each 

circumstance are needed.  When an affordable unit becomes available, the provisions of the deed rider 

need to be monitored and enforced to maintain the affordability of the unit. A database could be 

established with alarms to act prior to the possible expiration of covenants. Often resources legal or 

financial are necessary to preserve or roll over deed restrictions. 

 

A variety of programs and resources are available to homeowners and home buyers.  A full list of 

resources would include reference to nearby first time home buyers classes, down payment assistance 

programs, counseling programs, foreclosure prevention resources, etc.  Some programs are targeted to 

specific populations such as the elderly, veterans, first time home owners, etc. In addition, resources are 

available to assist current home owners with repairs and improvements that either improve the value of 

their home or reduce the cost of ownership.  Energy efficient appliances and other energy saving 

programs are now available. The town should initiate a housing rehabilitation program in older 

neighborhoods targeted to those on fixed incomes. In addition, tax abatement programs for elderly, 

veteran, or disabled make the cost of homeownership more affordable. 
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6.4  JOINT STRATEGIES 
 
In addition to the individual actions mentioned above that each town should consider, the towns should 

work collectively to address multiple issues.  THE most important strategy for this collaborative work 

that emerged in this project is the creation of a Three Town Housing Work Group. The working group 

goals may be as simple or as complicated as the group finds to be useful.  However, based on the 

comments of participants in this project, the following goals are suggested: 

• Develop a shared understanding of the each community's housing vision. 

• Establish a network of committed housing stakeholders and advocates supported by their 

municipalities. 

• Foster greater capacity for each town to effectively address housing planning and 

development. 

• Create a set of specific and consistent tools that will guide housing related decisions in each 

town. 

 

 

West Boylston 

Sterling Boylston 

Work  
Group 
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The following logical progression of action steps is proposed as a means of pursuing these goals: 

1. Establish The Three Town Housing Working Group. 

2. The membership of the Working Group should include, at a minimum, each town’s primary 

housing advocate, e.g. the chairs of West Boylston’s Housing Trust, the Boylston Affordable 

Housing Committee, and the Sterling’s Affordable Housing Committee (or appropriate 

designees), and the Town Administrator or a member of the Board of Selectmen (the 

appropriate Chief Policy maker). 

3. The Working Group should review common goals and objectives of the three towns and develop 

a set of action steps. 

4. The Working Group should discuss capacity needed to implement priorities. 

5. The Working Group should seek peer to peer technical assistance 

6. The Working Group should draft a job description of a shared community housing specialist 

based on needs. 

7. The Working Group should discuss with DHCD the possible advantages and challenges of a 

shared housing specialist and shared housing strategies. 

8. The Working Group should review inter-municipal models for housing collaboration. 

 

The second most important recommendation in this report is seeking shared professional capacity.  This 

professional capacity could be in the form of a community housing specialist shared by each of the three 

towns, in much the same way multiple towns may share an animal control officer or a building 

inspector.  This position should not be a generalist position, such as a town planner, but rather focused 

on housing activities such as those recommended in this report.  The housing specialist will bring much 

needed expertise to each of the participating towns and to the Working Group. 

• Provide ongoing support to the Town Affordable Housing Committees, the Planning Boards, the 

Zoning Boards, the Town Administrators and others. 

• Provide ongoing support to the Three Town Housing Working Group. 

• Act as a point of contact for developers interested in housing development, especially 40B 

developments. 

• Take proactive steps to advance the development of affordable housing. 

• Create an organized system to monitor each town’s SHI 

• Interact with DHCD on matters related to 40B or similar applications under review in the towns 

• Organize public events, meetings, and activities to build awareness 



 

Housing Planning and Development December 15, 2010 
Boylston, Sterling, and West Boylston Page 44 

• Share information regarding training opportunities with the towns. 

• Monitor active developments with regard to compliance with permits. 

• Facilitate third party review of development projects when needed. 

• Educate town housing stakeholders with regard to the general housing matters. 

• Assist in the completion of the Commonwealth Capital Application for each town. 

• Investigate and develop bylaw, regulation and policy models for the three towns to use to 

promote affordable housing consistent with each towns vision. 

• Compile and disseminate information for potential buyers of affordable housing, for 

homeowners seeking assistance with home maintenance such as lead abatement, energy 

efficiency measures. 

 

A Professional Housing Specialist will create institutional knowledge and will decrease the demand /cost 

for town counsel /town administrator to answer some housing related questions. 

 

Another joint strategy should include hosting a meeting to hold an in depth conversation with 

representatives from DHCD .The meeting could be done with just the three towns or in a larger forum 

with CMRPC.  The goal of the meeting would be two-fold; to learn about best practices in achieving 40B 

affordable housing goals, and to share the challenges that these three communities face in creating and 

preserving affordable housing. 
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Table 3 - Recommended Strategies 

Capacity Boylston Sterling West Boylston Collaborative 
Priority 
#1 

Establish a Three Town Housing Work Group and appoint 
representatives to participate. 

A A A  

 Review common goals and objectives of the 3 towns and 
develop a set of action steps. 

   A 

 Discuss capacity needed to implement priorities.    A 

 Seek peer to peer technical assistance    A 
 Priority 
#2 

Draft a job description of shared housing specialist based 
on needs. 

   A 

 Discuss first with working group and then with DHCD 
possible advantages and challenges of shared housing 
specialist 

   A 

 Review inter-municipal models for housing collaboration    A 

Priority 
#3 

Identify funding resources     

 Create and recruit energetic volunteers for One Town 
Affordable Housing Committee/ Housing Partnership/ 
Affordable Housing Trust that drives policy and planning. 

A A Y  

 Create effective town wide decision making processes and 
develop a town wide understanding of roles and 
responsibilities with respect to housing planning and 
development. 

A A A  

 Identify and promote participation by stakeholders in 
available training opportunities 

A A A A 

 Investigate participation in a regional HOME Consortium B B B B 

Y - Already in Place;  A  - High Priority Objective; B - Medium Priority; C - Long Term Objective 
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Table 3 (continued) 
Vision and Planning Boylston Sterling West Boylston Collaborative 
Priority 
#4 

Build community awareness regarding affordable housing 
issues. 

A A A A 

 Develop an up-to-date Housing Element of the Master Plan Y A Y  

 Develop an up-to-date Master Plan Y A Y  

 Develop a Master Plan review and implementation 
strategy/committee 

A A Y  

 Develop and act on an  up-to-date Housing Production Plan Y  Y Y  

 Review Town owned land for possible town sponsored 
projects. 

Y/A Y/A Y/A  

 Review possible sites for friendly 40Bs  Y/B Y/B Y/B B 

Y - Already in Place;  A  - High Priority Objective; B - Medium Priority; C - Long Term Objective 
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Table 3 (continued) 
Land Use Bylaws, Regulations,  and Policies Boylston Sterling West Boylston Collaborative 
Priority 
#5 

Adopt a Comprehensive Permit Policy to proactively guide 
40B projects. 

A A A A 

 Review inclusionary/incentive zoning bylaws and where 
desired or appropriate add incentives and/or requirements 
to build affordable housing 

Y/A A Y/A A 

 Open Space Residential Design Bylaw A A Y A 

 Promote elderly housing development B B Y A 

 Allow multifamily  residential units in more districts  Y/A A A  

 Allow conversions from single to multi-family residential 
units 

B B B  

 Allow mixed use development B B B  

 Promote adaptive reuse of existing (underutilized) structures B B B  

 Consider Village Overlay District B B B  

 Review accessory apartment bylaw need and objective and 
other bylaws that promote a diversity of housing types. 

B B B  

 Consider projects across town boundaries A A A A 

 Consider merits of Growth Rate Bylaw  C Y C C 

Y - Already in Place;  A  - High Priority Objective; B - Medium Priority; C - Long Term Objective 
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Table 3 (continued) 
Other - Preserve Affordable Housing and Promote Resources to maintain homeownership affordability 
  
 Consider Mortgage Buy Down programs B B B B 

 Review and confirm Subsidized Housing Inventory A A A A 

 Provide qualifying home buyers and home owners 
greater and easy access to housing assistance resources. 

B B B B 

Y - Already in Place;  A  - High Priority Objective; B - Medium Priority; C - Long Term Objective 
 



  

7.0 THREE TOWN MEETING SUMMARY 
 
The Three Town Meeting was facilitated by Vera Kolias and Trish Settles from CMRPC on November 30, 

2010.  The meeting was held from 7 to 9pm at the Selectmen’s Room at Boylston Town Hall at 221 Main 

Street in Boylston. 

 

Participants were invited to come for the following agenda items: 

• Network with the housing stakeholders of two neighboring towns. 

• Hear the follow-up from the summary of this fall’s Strengths Weaknesses Opportunities and 

Threats (SWOT) analysis for each of the three towns. 

• Listen to and comment on the draft recommendations for each of the three towns and the three 

towns combined  

• Discuss practical steps to promote appropriate housing development in the three towns. 

 
In Attendance:   

Boylston 
Nancy Colbert Puff, Town Administrator 
Bill Filsinger, Zoning Board of Appeals 
Richard Baker, Planning Board 
Jim Slanten, Board of Selectmen 
Ken Sydow, Board of Selectmen 
Michael Borsuk, Affordable Housing Committee 
 
Sterling 
Terri Ackerman, Town Administrator 
Rob Protano, Planning Board 
Gene Capoccia, Housing Authority 
 
West Boylston 
Leon Gaumond, Town Administrator 
Patricia Halpin, Planning Board & Housing Partnership 
Vincent P. Vignaly, Planning Board 
Michelle Harris, Town-wide Planning Committee & Housing Partnership 
Sue Meola, Town-wide Planning Committee & Housing Partnership 
Anita Sullivan, Housing Authority 
Karen Paré, Planning Board 
Charles Witkus, Zoning Board of Appeals 
Linda Ann Isgro, Zoning Board of Appeals 
John O’Brien, Board of Selectmen 
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Discussion of Goals 

• A shared understanding of the each community's housing vision. 

• A network of committed housing stakeholders and advocates supported by their 

municipalities. 

• Greater capacity for each town to effectively address housing planning and development. 

• A set of specific and consistent tools that will guide housing related decisions in each town. 

 

All in attendance agreed with the stated goals, particularly as they relate to coordination of efforts 

between the three towns and consistency:  consistent set of goals within the towns and a consistent 

process within the towns.  This process included consistent rules and regulations for review of 

comprehensive permit projects and a coordinated choice of consulting services; it was seen as beneficial 

to the group for the three towns to share a similar process so that developers would not be tempted to 

“pit one town against another”.  Despite some obvious differences between the towns, all articulated 

the advantages of shared processes and objectives and to identify themselves as a kind of regional 

entity when addressing housing issues. 

 

As stated above, THE most important strategy that emerged in this project is the creation of a Three 

Town Housing Work Group.  There was lengthy discussion about this group at the three-town meeting, 

with the outcome being a unanimous agreement to create this group.  Membership should not exceed 

three representatives from each town and the group ought to be created as soon as possible and begin 

meeting in January/February.   It was clear to all that the benefits of such a group (from networking, 

information sharing, and goal coordination to regional influence in funding and staffing requests) had no 

down side and could only help the towns. 

 

Finally, a significant amount of time was spent discussing the merits of a shared housing planner or 

some other mechanism for professional assistance to the towns (e.g. circuit rider).  Potential funding 

sources were discussed as well, including possible grants, Community Preservation Funds, negotiations 

with 40B developers for mitigation funds, working with the legislative delegation for potential state 

funds, and a municipal budget line item.  However, the key point from all perspectives was that having 

shared technical assistance to coordinate all review processes, to track construction projects, to manage 

the lottery process and SHI, to be the point of contact on housing matters, etc., was a priority for the 

towns.    
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APPENDIX A - PARTICIPANTS2 
 
Boylston 
Howard Drobner, Habitat for Humanity Boylston Project, and CMRPC Exec Committee 
Tim Houlihan, Sun Banke Village, Finance Committee 
Michael Borsuk, Boylston Affordable Housing Committee 
Jim Stanton, Boylston Board of Selectmen 
Richard Baker, Planning Board 
Ken Sydow, Board of Selectmen 
Nancy Colbert Puff, Town Administrator 
Bill Filsinger, Boylston Zoning Board of Appeal 
 
Sterling 
Gene Capoccia, Sterling Housing Authority 
William Bird, Zoning Board of Appeals 
Larry Pape, Finance Committee Chair 
Rob Protano, Planning Board Chair 
Terri Ackerman, Town Administrator 
John Kilcoyne, Finance Committee 
 
West Boylston 
Anita Sullivan, West Boylston Housing Authority 
Charles Witkus, ZBA 
John Owanisian, Town Wide Planning Committee & Finance Committee 
Karen Paré, Planning Board 
Leon Gaumond, Town Administrator 
Linda Ann Isgro, Zoning Board of Appeals (ZBA) 
Mark Brodeur, Building Inspector 
Michelle Harris, West Boylston Housing Partnership & West Boylston Affordable Housing Trust 
Patricia Halperin, Planning Board 
Siobhan Bohnson, School Committee 
Sue Meola, West Boylston Housing Authority & West Boylston Housing Partnership 
Vincent P. Vignaly, Planning Board 
John O’Brien, West Boylston Board of Selectmen 
  

                                                      
2 We regret any inadvertent omissions to this list of participants. 
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APPENDIX B - REGIONAL HOUSING SURVEY SUMMARY 
 

1. Which town is the focus of your housing interest? 

Answer Options Response Percent Response Count 

Boylston 21.4% 9 
Sterling 21.4% 9 
West Boylston 54.8% 23 

answered question 42 
skipped question 1 

 

2. What is/are/was/were your primary role(s) related to housing? (Check all that apply.) 

Answer Options Response Percent Response Count 

Town paid staff 20.0% 8 
Town board volunteer 55.0% 22 
Real estate professional 2.5% 1 
Developer 0.0% 0 
Non-profit housing professional 10.0% 4 
Concerned town resident 52.5% 21 
Other (please specify) 17.5% 7 
  Board Member - President- Boylston Housing Inc.   

 
  One was almost planned for my neighboring street.    
  Building Inspector/Zoning Enforcement    
  Selectman    
  Public Housing Administrator    
  President - Boylston Housing Inc.   

 
  Elected Planning Board Member    

answered question 40 
skipped question 3 
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3. If you are/were on a town board or work for the town, what is/are/was/were the committee(s) or 
department(s) you are/were affiliated with? (Check all that apply.) 

Answer Options Response Percent Response Count 

Town Administrator 7.7% 3 
Affordable Housing Partnership 10.3% 4 
Affordable Housing Committee 7.7% 3 
Housing Authority (staff) 7.7% 3 
Housing Authority (volunteer board) 0.0% 0 
Affordable Housing Trust 0.0% 0 
Planning Board 28.2% 11 
Zoning Board of Appeal 10.3% 4 
Building Inspector 2.6% 1 
Community Preservation Committee 5.1% 2 
Board of Selectmen 12.8% 5 
Other paid town employee (Please specify below) 2.6% 1 
Other town committee, board, commission volunteer (Please 
specify below) 

35.9% 14 

Other town employee or committee volunteer (please specify) 16 
  1. Town-wide Planning Committee - Master Plan.  2.  Open Space & Recreation Plan 
  Finance Committee, Tahanto Building Committee 
  Local Cultural Council, Economic Development  
  school committee  
  Building Inspector/Zoning Enforcement  
  Finance Committee  and  Capital Fund Committee  
  Town wide planning committee, Finance Committee, Parks Facilities Committee  
  Council on Aging, Town Wide Planning, volunteer  
  Planning Board  
  Historical Commission  
  Town Wide Planning  
  insurance advisory, historical commission  
  Open space Implementation Committee  
  TWPC  
  Finance Committee, Tahanto Building Committee  
  Open Space & Implementation Committee (OSIC)  

answered question 39 
skipped question 4 
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4. What is/are your GROUP’s mission, goals, and key priorities?    

Answer Options Response Count 

  31 
answered question 31 

skipped question 12 
1. Unintelligible comment. 
2. Make sure town's development occurs according to local and state bylaws/zoning, protect town's assets, 

character, environmental resources and affordability. 
3. To maintain the inherent appeal of our town, while ensuring the affordable housing is provided within 

boundaries that can clearly support the infrastructure required (i.e. sewer supply, water pressure, parking, 
traffic issues and general appearance.) 

4. Promote the development of affordable housing in Boylston 
5. Provide a quality education for the children of West Boylston, with sustainable, recurring funds and not 

having to scramble every year to meet budget cuts that diminish the our education system. 
6. Fiscal Health of Town, Balanced Budget, (See Town Website for detailed listing) 
7. to provide affordable housing without taking away the appeal of West Boylston as a small town 
8. Elder affairs, sustainability, community cohesiveness, community preservation 
9. Allow town property owners to enjoy and use their land within the town & state zoning bylaws 
10. It is the mission of government of West Boylston to provide all of its citizens with the greatest possible 

spectrum of basic services, directed at publicly expressed community needs, at the least possible cost.  
This includes providing a wide range of high quality constituent service to the citizens of the community; 
continually support a strong economic base for the community, and continuing to work in the best long-term 
interests of the community while working as a team. 

11. Promote efforts to provide affordable housing units in Boylston. 
12. Working on a local Boylston Habitat for Humanity project 
13. Trying to balance the housing needs of our residents with other town concerns, such as the cost of 

services, community character and economic development. 
14. Open Space and Recreation 
15. To provide a thoughtful and practical framework for the development of residential, commercial and 

industrial land in the Town of West Boylston that serves the needs of its citizens first and foremost. 
Priorities include commercial and industrial development which provides jobs and tax revenue, as well as, 
smart residential development which is esthetically pleasing, maximizes open space and meets the needs 
of citizens at every economic level. 

16. Housing Production Plan - Establish an overall plan for the town based on  existing data and proposed 
ideas primarily from its citizenry 

17. To provide some relief to property owners who want to add/remodel when zoning bylaws prevent them from 
doing so & to hear cases re affordable housing 

18. I have no housing priorities 
19. Provide excellent services to Town residents and business owners in a cost-efficient manner. 
20. The Select Board serves as the Chief Executive Officers of the Town.  They are responsible for setting 

overall policies and town-wide goals, signing warrants, payrolls and contracts, and for overseeing many 
town departments via the Town Administrator.  The Town Administrator supports the Board of Selectmen, 
coordinating and overseeing town departments to achieve day-to-day operations as well as the long-term 
strategic goals of the Selectmen. 

21. To facilitate initiatives brought forward to advance the Town's goal of increasing affordable housing.  The 
Planning Board cannot be a primary mover on this issue, as we are overwhelmed with our other statutory 
responsibilities. 

22. The Planning Board's mission is to uphold and create further-needed zoning bylaws in conformity with the 
desires of its townspeople, always bearing in mind their rights and desires for the town. 

23. Plan for Sterling's future with respect to preservation of agricultural resources, historical and cultural 
resources, preservation of green acres 
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24. Town wide planning 
25. Our group's mission to provide effective leadership for town government; one of our goal is enhance 

affordable housing for the town residents. 
26. to apply the zoning bylaws voted by the residents at Town Meeting equally and appropriately to all 

applicants; to research and bring to the town new concepts in town planning which promote the priorities 
established by the town in its Master Plan 

27. To provide low to moderate income housing for age 62 or older, handicap or disabled households 
28. To promote the health, safety, convenience, and welfare of the Public and the use of Town land by Zoning, 

deliberating, voting, and Hearings for decisions with Special Permits, Variances, Administrative Appeals 
and Comprehensive Permits, and enforcement or waiving the Bylaws. 

29. Planning Board - Controlled Growth - Placing of growth and types of growth in proper zones. 
30. Management of 40B housing:  Allowing seniors and young adults to stay in town. 
31. To preserve the Housing Authority's properties, continuing to provide safe, decent and affordable housing 

for our residents. 
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5. What do YOU feel should be the town's goal with regard to the production or preservation of housing 

(including affordable housing)? 

Answer Options Response Count 

  30 
answered question 30 

skipped question 13 
1. I believe the town should take an objective look at its supply of "affordable" housing, looking at the number 

of subsidized affordable housing units, as well as the number of market rate (Unsubsidized) affordable 
housing units.  To leave out these affordable market rate units makes no sense if your goal is to figure out 
how much "affordable" housing exists in the town.   If these units are included, West Boylston actually offers 
a larger proportion of affordable housing than most surrounding towns, such as Boylston, Shrewsbury, 
Holden, and Princeton.  With the town's budget facing severe cuts every year now, I'm not sure the town 
can afford to create more subsidized affordable housing, since this type of housing costs much more in 
town services than it yields to the town in property taxes. 

2. As the correctional facility lies within our boundaries, we receive NO state credit for the inmates as part of 
our housing requirement.  This NEEDS to be looked into.  Additionally, when developments are planned, 
we must consider the overall appearance certainly, but most importantly the infrastructure impact.  For 
example, one possible development was going to be planned within a population dense area of the town 
that already suffers from water pressure issues, traffic collisions (access in and out of this proposed area is 
on a narrow street that provides thoroughfare to and from the schools) and is one of the oldest parts of 
town, retaining the majority of extent homes pre-reservoir construction! 

3. There is no 
4. Affordable housing should be readily available and affordable for low income families. 
5. Meet state 40b requirements 
6. We should renovate existing structures before building additional structures 
7. Balance is the key.  Affordable housing should be developed in a manner that is proportional and 

appropriate to surroundings. 
8. investigate clustered housing options, investigate town owned elder/low income housing options including 

adding existing older small homes to the town's inventory 
9. Maintain a balance between housing (of all types) and farm/open space land 
10. The town should do what it can to make the community an affordable place to live for ourselves, our parents 

and our children. 
11. The Town needs to establish a viable Affordable Housing Production Plan.  Possibly establish a local 

housing authority and develop state or federal housing developments.  Identify town-owned land that may 
be suitable for affordable housing development. 

12. The Town should donate tax title taken land for affordable housing development by either public and/or 
private development 

13. Even without the threat of unfriendly 40B projects, the town still needs to develop some affordable units for 
elderly and families.  But very dense projects don't fit well into the town character and may not be well 
integrated into the town.  Mixed income projects are preferable, if we can avoid using town resources to 
profit private parties.  The town seems to have a good mix of home for 1st time home buyers as well as 
those moving up.  More rentals would be helpful. 

14. Determine current needs and provide support of the process to create it 
15. Without empirical data evidencing the true needs of the Town i.e. rental, home ownership, elderly, young 

families any answer here would be speculative. 
16. Definitely in favor of passage of demolition Delay Bylaw re historical property in fall and to achieve a closer 

goal of MGL mandates re affordable housing 
17. The town should work with their legislative representatives to preserve the agricultural history and rural feel 

of the Town of Sterling.  Change the heavy handed way in which the state dictates unfunded mandates to 
the towns for impossible compliance with regulations that have no positive impact on the community. 

18. Ensure residential development is efficient, well-located, and houses a variety of incomes/household types. 
(from the 2000 Master Plan) 
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19. Improved quality of life for citizens via facilitation of affordable housing, promotion of diversity in housing 
stock, educating citizens about opportunities to stay in town 

20. I would like to see some affordable units added to our inventory.  Meeting the 10% goal is not realistic. 
21. Try to gain control over the location, amount and configuration of affordable housing.  Further production 

should be allowed in conformity with the town's zoning bylaws, with special regard to retaining the rural 
nature of the town and conserving open space. 

22. Knowing that agricultural and green acres help keep real estate taxes affordable and knowing that housing 
exacts a high price for a town in terms of higher real estate taxes because of infrastructure needs, such as 
schools, municipal services, etc.  and knowing that Chapter 40b seldom helps a town achieve affordable 
housing goals, the town should plan at least one all affordable housing unit.  There should also be a 
mechanism for including existing Houses that are priced affordably in the number of affordable units.  That 
now to be included affordable housing must be subsided makes no sense. 

23. We need a plan where housing covers its costs in taxes for services.    This means we must build homes 
that have sufficient value to generate the tax base 

24. The town should have a set of guidelines and procedures which will support affordable housing within the 
town. 

25. to provide the greatest amount of affordable housing consistent with prudent growth and impact upon town 
services 

26. To help promote where possible viable housing through the private sector 
27. The same as #4, with priority placed on renovation, rather than new costly new construction resulting in the 

destruction of Historic properties. 
28. Housing should be thought of as being affordable for all income groups. 
29. see above 
30. At this point we do not have a substantial wait list for in town applicants; therefore, I don’t think it needs to 

be the highest priority.  "Affordable" housing as it is currently being developed isn’t at all affordable to our 
low income applicants. 
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6. Please select from the following list the type of assistance your municipality needs to achieve its affordable 
housing goals. (Check all that apply.) 

Answer Options Response Percent Response Count 

Monitoring your community’s Subsidized Housing Inventory 
(SHI) units 

38.7% 12 

Providing and maintaining a ready buyer list 22.6% 7 
Overseeing unit resales 45.2% 14 
Information about zoning for housing affordability and related 
tools and techniques to encourage affordable housing 

45.2% 14 

Creating a Municipal Affordable Housing Trust Fund, Housing 
Partnership 

35.5% 11 

Developing a Housing Plan 74.2% 23 
Paid professional Housing Planner/Specialist 22.6% 7 
Education about grants and opportunities to create affordable 
housing. 

58.1% 18 

Other (please specify) 19.4% 6 
  ORGANIZATION and attention made to the impact the correctional facility already has on our community.  
  Form a Local Housing Authority  

  
None of these should be considered.  Instead lets re-define affordable housing to include existing single 
family stock and rental units that are in the market place already.  

  Monitoring funds from Developer  
  Our town has no current resources to pay a Housing Planner/Specialist  

  
Oversight/Monitoring with the construction and production of the housing after the approved comprehensive 
Permit  

answered question 31 
skipped question 12 

 



 

Housing Planning and Development December 15, 2010 
Boylston, Sterling, and West Boylston Page 64 

 
 

7. Regionalization of affordable housing services might help the three towns achieve a number of municipal 
as well as area/regions affordable housing goals.  From the following options, please select the types of 
activities and services, you believe would be most useful to the region. (Check all that apply.) 

Answer Options Response Percent Response Count 

Work in collaboration with the regional entities to promote 
homebuyer and homeowner education activities 

33.3% 10 

Provide regional advocacy and promotion of affordable housing 
activities 

20.0% 6 

Work with the MA DHCD and quasi-public State agencies to 
further advocate for regional housing goals 

20.0% 6 

Secure funding to achieve affordable housing goals 46.7% 14 
Help my municipality to achieve affordable housing targets 46.7% 14 
Benefit from sharing the capacity and saving costs on staffing 
affordable housing programs 

46.7% 14 

Learn from best practices 53.3% 16 
Participate in regional programs like employer assisted housing 23.3% 7 
Pool and coordinate interested homebuyers. 26.7% 8 
Monitor existing subsidized housing units 36.7% 11 
Providing specific technical assistance on projects with direct 
staff support 

26.7% 8 

Evaluation and financial analysis of affordable housing project 
proposals 

50.0% 15 
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Education and outreach of residents; 56.7% 17 
Market analysis on the advantages and benefits of having 
diverse affordable housing available in the community; 

10.0% 3 

Identifying methods to retain affordable housing; 36.7% 11 
Keeping units affordable in the market/economy; 26.7% 8 
Helping homebuyers qualify for and obtain mortgages they can 
afford. 

23.3% 7 

Fundraising and resource development 33.3% 10 
Paid professional Regional Housing Specialist 20.0% 6 
Other (please specify) 6.7% 2 
  collaborate on methods to reform 40 B so as  to honor local planning and desires  

  
Assist with #6, our Town has permitted 7.7 of the Affordable Housing stock; mostly in recent years. It 
appears as though the Regional assistance thus far has been sufficient.  

answered question 30 
skipped question 13 
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8. What do you perceive as the STRENGTHS of your town with regard to housing? (Check all that apply.) 

Answer Options Response Percent Response Count 

Diversity of housing affordability 19.2% 5 
Overall quality of housing 46.2% 12 
Amount of rental housing 7.7% 2 
Amount of home-ownership housing 76.9% 20 
Diversity of housing types (single, duplexes, 3-6 unit, and larger 
developments.) 

11.5% 3 

Code enforcement 34.6% 9 
Proximity to open space 69.2% 18 
Transit oriented 7.7% 2 
Proximity to commercial districts 38.5% 10 
Housing for all ages 26.9% 7 
Appropriate review of new housing (small projects) 34.6% 9 
Appropriate review of new housing (large projects) 38.5% 10 
Other (please specify) 6 

  

Although I checked "Appropriate review of new housing (large and small) projects," I did NOT mean that 
there is appropriate review of Chapter 40B projects.  I only meant that there is appropriate review of regular 
projects, which is done by the Planning Board.  Unfortunately, the review of Ch. 40B projects has been weak 
and there have been numerous problems with most of these projects.  

  
Since we are only at 1.5% affordable units, we need to develop units.  The Town has been re-active to 40B 
developers and has not been successful in pro-active development.  

  
Again, the state needs to re-define for all three towns what affordable housing is actually considered as part 
of the inventory.  

  Multi-family (duplex) by right in all residential zones.  
  Our ZBA needs help in evaluating applicants and overseeing Chapter 40B projects.  

  
Don't know - have no experience in this area.  Boylston Housing Inc. is private non-profit corporation which 
has no connection with the government arm of the town of Boylston.  

answered question 26 
skipped question 17 
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What do you perceive as the STRENGTHS of your town with regard to housing? (Check all 
that apply.)
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9. What do you feel are the WEAKNESSES of your town related to housing? (Check all that apply.) 

Answer Options Response Percent Response Count 

Diversity of housing affordability 46.4% 13 
Overall quality of housing 0.0% 0 
Amount of rental housing 50.0% 14 
Amount of home-ownership housing 3.6% 1 
Diversity of housing types (single, duplexes, 3-6 unit, and larger 
developments.) 

39.3% 11 

Code enforcement 32.1% 9 
Proximity to open space 3.6% 1 
Transit oriented 50.0% 14 
Proximity to commercial districts 28.6% 8 
Housing for all ages 28.6% 8 
Appropriate review of new housing (small projects) 21.4% 6 
Appropriate review of new housing (large projects) 21.4% 6 
Other (please specify) 1 
  See above  

answered question 28 
skipped question 15 
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What do you feel are the WEAKNESSES of your town related to housing? (Check all that 
apply.)
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10. What do you feel are the primary OPPORTUNITIES for improving housing in your town? (Check all that 
apply.)  

Answer Options Response Percent Response Count 

Hiring a Housing Planner 17.2% 5 
Working regionally 48.3% 14 
Development of large tracts of housing 3.4% 1 
Reviewing current Town bylaws to encourage desired housing 
and making appropriate changes 

20.7% 6 

Increase public awareness, education related to the housing 
issue. 

34.5% 10 

Training and education of town committee/board members and 
paid staff related to housing issues 

37.9% 11 

Repeal of 40B 55.2% 16 
Improvements to 40B 55.2% 16 
Keep 40B the way it is 0.0% 0 
Working with an area non-profit focused on housing. 31.0% 9 
Housing Trust/Partnership/Committee 41.4% 12 
Available funding from CPA or other 44.8% 13 
Site plan review and other permitting processes 34.5% 10 
Other (please specify) 4 

  

Ch. 40B needs to be changed to take into account all the affordable market rate housing provided in West 
Boylston.  If the state wants to ram this type of housing down our throat, then it needs to provide the town 
with professionals to review and administer this housing because the town does not have the staff to do so.  

  eliminate ZBA corruption  
  Include campground area as "affordable"  
  See Above  

answered question 29 
skipped question 14 
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11. What are the THREATS to reaching the town's housing goals? (Check all that apply.) 

Answer Options Response Percent Response Count 

For profit developers 64.0% 16 
Hiring a Housing Planner 0.0% 0 
Working regionally 0.0% 0 
Development of large tracts of housing 32.0% 8 
Reviewing current Town bylaws to encourage desired housing 
and making appropriate changes 

4.0% 1 

Increase public awareness, education related to the housing 
issue. 

8.0% 2 

Training and education of town committee/board members and 
paid staff related to housing issues 

8.0% 2 

Repeal of 40B 16.0% 4 
Improvements to 40B 8.0% 2 
Keep 40B the way it is 36.0% 9 
Working with an area non-profit focused on housing. 4.0% 1 
Housing Trust/Partnership/Committee 0.0% 0 
Available funding from CPA or other 12.0% 3 
Site plan and other review processes 12.0% 3 

answered question 25 
skipped question 18 
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What do you feel are the primary OPPORTUNITIES for improving housing in your 
town? (Check all that apply.) 
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12. For each of the following statements, provide an assessment between 1 and 5 of your level of agreement. 

(1 = Strongly Disagree and 5=Strongly Agree) 

Answer Options 
1 Strongly 
Disagree 

2 Disagree 
3 Neutral/ 

No Opinion 
4 Agree 

5 Strongly 
Agree 

Response 
Count 

40B should be repealed. 1 8 2 3 15 29 

40B should be kept but 
revised. 

3 4 2 12 5 26 

40B should be kept as is. 18 8 0 0 0 26 

Repeal of 40B will 
legalize snob zoning 
(exclusionary zoning) and 
that is a BAD thing. 

4 11 3 8 1 27 

Repeal of 40B will 
legalize snob zoning and 
that is a GOOD thing. 

9 12 3 2 0 26 

40B as is is biased 
toward large 
municipalities 

1 4 7 9 6 27 

40B as is is biased 
toward wealthy 
municipalities 

2 5 10 6 5 28 

40B takes too much 
control from small towns 

1 1 1 8 18 29 

Developers abuse 40B 0 0 0 11 16 27 

40B is necessary to 
assure an adequate 
supply of affordable 
housing in each town. 

6 8 4 6 2 26 

40B is necessary to 
prevent "gated" 
communities. 

9 12 4 2 0 27 

The definition of 
"affordable housing" 
should be broadened. 

2 2 5 9 10 28 

More resources should 
be made available for 
renovation and rehab 
projects. 

1 0 3 14 10 28 

A revised 40B should 
permit alternatives for 
towns having trouble 
reaching 10%. 

1 1 3 14 9 28 
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12. For each of the following statements, provide an assessment between 1 and 5 of your level of agreement. 
(1 = Strongly Disagree and 5=Strongly Agree) 

Answer Options 
1 Strongly 
Disagree 

2 Disagree 
3 Neutral/ 

No Opinion 
4 Agree 

5 Strongly 
Agree 

Response 
Count 

The state should be more 
flexible so that more 
families can qualify for 
affordable housing. 

2 5 6 8 5 26 

answered question 29 
skipped question 14 
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APPENDIX C - MODELS FOR COOPERATION  
 

REGIONAL HOUSING COLLABORATION MODELS 
Excerpted from MetroWest Regional Affordable Housing Trust project research conducted by 
MetroWest Growth Management Committee (December 26, 2009), Funding Provided by District Local 
Technical Assistance 2009. (Metrowest Growth Management Committee, 2009) 
 

 
 
MODEL # 1 – NO DEDICATED REVENUE  
 
(ARCH – A Regional Coalition for Housing)  
 
Overview 
ARCH is a unique collaboration between several local municipal and county governments in the Bellevue 
Washington area. ARCH’s mission to preserve and increase the supply of housing for low and moderate-
income households in East King County and was created through an interlocal government agreement. 
The primary objective behind the creation of ARCH was to create the expertise and resources necessary 
to help local governments respond to the challenge of affordable housing. Working as a regional entity, 
ARCH provides smaller local governments (Member communities’ populations range from 121,347 to 
300) with the ability to access the tools, resources, and expertise usually only available to larger 
municipalities. 
 
Organizational Structure 
ARCH is under the direction of an Executive Board comprised of city and county managers from 
participating jurisdictions who oversee operations. A 12 to 15 member Citizen Advisory Board is 
responsible for recommending the use of local government resources and to maintain an understanding 
of affordable housing issues throughout the community. 
 
Funding 
Administrative/Operational funding – This allocation is for staff, office, materials, etc. The total amount 
is shared by the participating communities in the form of an assessment based on population. 
 
Housing Trust Fund- Each participating jurisdiction contributes funds to ARCH on the basis of a parity 
program. The parity program identifies funding goals for each jurisdiction using a formula that 
establishes a range of ideal funding amounts. Accomplishments are measured over a five-year period, 
allowing for fluctuations within any given year. Local governments are encouraged to meet their funding 
goals in a variety of ways, including: direct monetary assistance, indirect monetary assistance, and in-
kind contributions such as donated land. (Staff time and office is space is not considered an in-kind 
contribution). Actual revenue source contributions include general funds, CDBG funds, and payments by 
developers, loan repayment interest earnings, fee waivers, infrastructure improvements, and land. 
Funding to the Trust Fund is not contractual or mandated. This gives municipalities the ability to be 
flexible in their contributions to the Trust Fund given the variety of challenges facing local budgets. The 
parity program was designed with this flexibility in mind.  
 
Parity Program 
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The ARCH housing trust is a model for how a trust can operate without dedicated revenue. Local 
governments have found a variety of local, state, and federal dollars for the housing trust fund. ARCH’s 
parity program is a flexible way for local governments to discuss and provide funding to the trust fund 
using the premise that there is no right way to measure a community’s fair share; rather there are many 
ways.  
 
Local governments try to meet that average annual contribution over a 5-year period. Although 
communities may contribute more or less than their stated average annual contribution in any given 
year, the parity program suggests that contributions in subsequent years usually make up the 
difference. 
 
ARCH’S Primary Services 

• Assistant Households looking for affordable rental and ownership housing. 
• Provide financial support to groups creating affordable housing units. 
• Assist member communities in developing housing policies. 

www.communitychange.org/ 
 

 
 
MODEL #2 – DEDICATED REVENUE  
 
Montgomery County Housing Trust Fund 
 
Overview 
The Trust Fund was established in 1990 and is supported by a special $1 million appropriation from the 
County government. The funds are from a one-half cent sales tax collected for affordable housing, 
economic development and arts and cultural programs. The County is currently in the midst of a ten 
year commitment to continue their annual appropriation. 
 
Organizational Structure 
The management and operational responsibilities of the Trust Fund have been assigned through a 
contract to the County Corporation. This is a development corporation created by the county that 
focuses on housing and economic development. As a result of being part of a larger organization, the 
administrative costs of operating the Trust Fund are quite low (approximately 15% of the fund 
($150,000)). Two staff positions provide administration with accounting, legal services and other 
administrative support provided by the County Corporation. A seven member Housing Advisory Board 
provides oversight and direction to the staff. Members of the Advisory Board must be knowledgeable 
about housing, finance and development. 
 
Funding 
Twice a year the County Corporation accepts applications for funding. Each time, $500,000 is made 
available. This fund is considered “gap” financing and is usually the last source of funds that are made 
available for projects. They require a 50% match, which can include grants, loans and owner equity or 
other contributions.  
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MODEL #3 
 
PRIVATE/PUBLIC PARTNERSHIP (HOUSING TRUST OF SANTA CLARA COUNTY, CA) 
 
Overview 
The Housing Trust of Santa Clara County is a private/public partnership that has established a Revolving 
loan fund and grants that will complement and leverage other housing resources throughout Silicon 
Valley. The trust fund has raised more than $20 million to date in the form of five year pledges. This fund 
has largely been supported through contributions from area employers to address the gap between 
rapid new job creation and affordable housing within the County. For example, three area homebuilders 
contributed $400,000 in 2000 to support the fund while Intel launched a $1.25 million fund to help 
public school teachers buy housing by paying a portion of the mortgage. Local governments also 
contribute to the fund, although there is not a “parity formula” similar to the one used in Model #1. 
Local government revenue generally comes from the Redevelopment Authority or general fund of each 
municipality. While communities do not contribute CDBG funds or federal dollars, they are currently 
collaboration on a fundraising campaign in an attempt to raise $2 million from local businesses. 
 
Initially the trust fund was expected to be financed through a ballot initiative. Officials from the county 
completed a poll that indicated that people thought affordable housing was a critical and important 
issue, however would not support a tax. Therefore, the employer supported fund was formed. 
 
Organizational Structure 
The Housing Trust Fund of Santa Clara County has a 23 member board. Local governments, employers 
and non-profit entities each make up one-third of the board. The Board oversees an Executive Director 
with expertise in non-profit organization management and fund raising. The current director consults on 
a regular basis with local governments regarding housing policy. The director is supported by a Finance 
Manager who manages the fund assets, including booking loans, and an administrative support team. 
 
Funding 
The Santa Clara trust fund provides loans, and in few instances, grants. A loan program was selected 
because it “revolves” the funds, which was an important selling point to employers contributing to the 
fund. Deed-restrictions limiting appreciation is not part of the program. The trust offers the following 
three primary products. 

 
 
MODEL #4  
 
Mile High Housing Fund (Denver, Colorado) 
 
The Mile High Fund was created in May 2000 to increase affordable housing production by area non-
profit developers. The City of Denver began exploring the creation of such a fund because non-profit 
developers were unable to locate a source of inexpensive financing that would allow them to compete 
with private sector developers for acquisition of existing housing and/or affordable housing 
development. 
 
The idea for starting the fund had been discussed for several years, with work beginning in the late 
2000. The former director of the Fannie Mae Foundation was from Denver and was interested in starting 
a program for non-profit developers. He worked closely with the City of Denver, which contributed 
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$3,275,000 to the initiative. The startup contribution from Denver was sufficient to attract $1 million in 
loan funds and $250,000 in grant dollars from the Fannie Mae Foundation and additional $1 million in 
loan funds and $500,000 in grant funding from the Enterprise Foundation. 
 
Additionally, the Mile High Fund became certified as a Community Development Financial Institution 
(CDFI) within five months of starting and received a technical assistance grant award of $25,000 in 2000. 
More recently, the Fund received a $1 million grant from the U.S. Treasury Department of Community 
Development Financial Institutions to issue additional loans. 
 
The Colorado Housing Finance Authority (CHFA) also awarded the Mile High Fund $500,000 for 
predevelopment in 2002. In addition, the fund instituted a “pay to play” strategy, where local 
governments could contribute to the fund and therefore allow non-profit developers in their areas to 
have access to the loan. This option was more easily accomplished because many of the local 
governments received a “rebate” when the bonds on the Rockies Stadium were retired early. 
 
Local lenders also became involved with this initiative, most notably US Bank and Key Bank. Both lend 
money to the fund at a very low rate (1% to 4%). 
 
Eligible Projects 
• Only non-profit developers may apply and funding is targeted towards those earning less than 80% of 
the Area Median Income. For-profit developers are considered if they are partners with a non-profit. 
• Only projects located in communities that have contributed funds are eligible to apply.  
 
Key Success Factors according to The Mile High Fund 
• Denver, the largest contributing member took a lead role from the time of the Fund’s inception. 
• Investors remain very committed. Enterprise staffed the fund at no cost for one year and the City of 
Denver provided staff support. 
• An operating reserve was included as part of the budget since the beginning of the fund. 
• Have a strong organizational infrastructure, including a clear set of lending policies, risk analysis 
policies and on-going reporting. 
• The Board is very active in fund raising efforts and takes a leadership role in the area. The Board’s 
diversity is also an asset. 
• The Mile High Fund is often the first source of funding committed to projects, making it easier to 
leverage other financing. 
 

 
 
MODEL #5 
 
The Housing Endowment and Regional Trust (HEART) (San Mateo County, CA) 
The Housing Endowment and Regional Trust of San Mateo County have created a Joint Powers 
Agreement signed by the County and seventeen jurisdictions within the County. Created in 2003, its 
Board is made up of representatives from each participating municipality, including the county. In 
signing the Joint Powers Agreement, each participating jurisdiction annually commits revenues for the 
administration of the trust fund based according to a formula that is based on population. 
 
Staffing and general management is provided on a contract basis by the Housing Leadership Council of 
San Mateo Council, while Program management is provided by the County of San Mateo Department of 
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Housing. Member communities may withdraw at any time. To date, program funds have been 
committed only by San Mateo County, along with additional support from both area corporations and 
foundations. Efforts are currently underway to secure dedicated public revenues. To date, HEART has 
received in excess of $5 million to supports its affordable housing efforts. 

 
 
MODEL #6 
 
Napa County, California 
The County of Napa, California and the cities of Napa, St. Helena and the Town of Yountville have 
entered into an agreement to cooperatively address affordable housing issues in Napa Country through 
the Community Affordable Housing Advisory Board. Funds to support affordable housing initiatives are 
available from the CAHAB member jurisdictions and can be distributed throughout the year following 
guidelines established by CAHAB. Each participating city and the County have committed developer and 
inclusionary zoning in-lieu fees to the Housing Trust Fund. While a joint process has been created 
through this collaboration, the funds are spent within the municipality of origin for the funding 
available. 
 

 
 
MODEL #7 
 
San Luis Obispo County, California 
The San Luis Obispo County Housing Trust was created in 2003 through the cooperative efforts of local 
services providers, businesses, and government agencies. It has collected revenue from six 
municipalities within the County, the County, and the County Housing Authority. In addition to the 
municipal contributors, the Trust Fund has received support from local businesses and private 
donations. The Fund is certified as a Community Development Financial Institution which supports an 
objective of establishing a loan pool, which is contributed to by three banks and other supporters. 
 
The Fund is governed by an independent Board of Directors, but a Commission, serving as the Fund’s 
loan committee, has representation by local governments that also provide financial support for the 
fund. A Steering Committee is comprised of community leaders who participated in created the Fund. 
The Fund closed their first two loans in 2005. 
 
Local Funding Sources 
There are dozens of potential funding sources for affordable housing initiatives on the local, state, and 
federal levels. Many local options do however require either Legislative Action or must be placed on a 
local ballot. 
 
Local Down Payment Assistance: A consortium of local realtors, lenders and mortgage brokers can 
establish a program that generates revenues through fundraising and interest from escrow accounts. 
These types of funds can be used to help first-time home buyers to cover closing costs. These types of 
initiatives require a great deal of community participation. 
 
Business License Fees: Local communities could adopt a business license fee, or increase an existing 
license fee which provides direct revenue to the Housing Trust. This has been considered reasonable in 
many communities as housing demand is driven by employment opportunities. This technique was used 
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in a trust operating in Colorado and generated an average of $53,000 annually. The fee schedule is 
tiered based upon the number of employees employed by a given business. 
 
Other Local Fees: There is considerable variety in the sources of revenue for Regional Housing Trust 
Funds. Across the nation, Developer fees are collected by ten county/regional housing trust funds, 
including developer impact fees, residential inclusionary zoning in-lieu fees, and conversion fees. Three 
existing regional trusts collected real estate transfer taxes, while two collect portions of the sales tax, 
and one uses property tax revenues. Dade County, Florida uses the food and beverage tax for its housing 
trust fund. Given the tax structure in Massachusetts, many of the tax options listed above would not be 
feasible without Legislative action. Revenue from municipal general funds is likely needed in order to 
leverage additional state, federal, and private sector revenues as part of any Housing Trust initiative in 
Massachusetts. 
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ADDITIONAL COOPERATIVE POSSIBILITIES TO EXPLORE 
 
HOME CONSORTIUM 
Forming a consortium is a way for local governments that would not otherwise qualify for funding to 
join with other contiguous units of local government to directly participate in the HOME program. 
 
In FY 2010, HUD approved 143 consortia Participating Jurisdictions (PJs). These PJs include among their 
members, jurisdictions that are interested in taking a more regional, collaborative approach to meeting 
their affordable housing needs but whose individual formula allocations do not meet the minimum 
threshold for funding. 
 
The representative of the consortium, also known as the lead entity, assumes overall responsibility for 
compliance with the HOME program requirements. As the PJ, the lead entity is responsible for the long-
term affordability requirements of all projects developed by the consortium regardless of whether the 
consortium is still in existence. The consortium members should have confidence in the lead entity's 
ability to assume and maintain this responsibility on their behalf. 
 
Joining a Consortium either Fitchburg/Leominster or Worcester might be possibilities. As an example, 
The North Suburban Consortium (NSC) is an affordable housing consortium that serves the communities 
of Malden, Medford, Arlington, Chelsea, Everett, Revere, Melrose and Winthrop. The NSC administers 
a First Time Homebuyer Program for households whose first home will be located in any of those 8 
communities. It also utilizes federal HOME funds to create new affordable homeownership and rental 
units in those communities.  Information on affordable homeownership opportunities, and the First 
Time Homebuyer Program are all available on their website. 
 
The lead agency for the North Suburban Consortium is the Malden Redevelopment Authority, as 
designated by the City of Malden. The other agencies responsible for administering the NSC's programs 
include the Housing/Community Development Departments of the member communities and other city 
departments as applicable. 
 
Local Community Action Program (CAP) agencies and various non-profit organizations involved in 
affordable housing development, services for homeless, elderly, disabled, substance abuse and victims 
of domestic violence are also play an important role in assisting the NSC member communities in 
creating and maintaining affordable housing in the North Suburban region. 

 
 
COMMUNITY HOUSING DEVELOPMENT ORGANIZATION 
 
Formation of a private non–profit community development corporation (CDC) might be also explored.  
For example, the Hilltown CDC is committed to the creation and preservation of affordable housing in 
the Hilltowns for area renters and homeowners. We have a variety of programs to address these needs:  
 
Homebuyer Assistance:  Through its Homebuyer Assistance Program, the Hilltown CDC provides first 
time homebuyers confidential one-on-one counseling, First Time Homebuyer workshops, direct financial 
assistance in the form of grants for down payment and closing costs and deferred payment loans for the 
purchase and rehabilitation of a home.  
 

http://northsuburbanconsortium.org/index.php?page=first-time-homebuyer-program
http://northsuburbanconsortium.org/index.php?page=new-affordable-units
http://northsuburbanconsortium.org/index.php?page=first-time-homebuyer-program
http://northsuburbanconsortium.org/index.php?page=first-time-homebuyer-program
http://www.maldenredevelopment.com/
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Housing Rehabilitation: The Housing Rehabilitation Program provides eligible homeowners with 
deferred payment loans in order to address code violations and improve living conditions for low-and 
moderate-income households.  A wide range of repairs are eligible including lead paint abatement, 
septic system repair, roof replacement and more.  Program benefits include no interest/no monthly 
payment on loans that may be completely forgiven, and the benefit of assistance with project specs, 
project oversight, and contractor selection assistance.  
 
Housing Development: The Housing Development Program is involved in the development of affordable 
rental and homeownership housing for low-and moderate-income households, including families and 
seniors. Homes and apartments developed by Hilltown CDC are preserved as affordable housing for the 
long-term.  
 
Community Planning Assistance: The Hilltown CDC provides Community Planning Assistance to towns in 
its target area with identifying their housing needs, planning to address these needs, and meeting state 
requirements for providing affordable housing.   
 
Some benefits of forming a CDC are that they can easily accept grants and funds from a variety of public 
and private sources.  They are however outside of direct municipal oversight. 
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APPENDIX D - MODELS 
 

BYLAWS 
 
Model “Smart Growth” bylaws can be found on the Massachusetts Smart Growth/Smart Energy Toolkit 
website  - http://www.mass.gov/envir/smart_growth_toolkit/pages/SG-bylaws.html 
 

• Open Space Residential Development  (OSRD) Model bylaws can be found on the Massachusetts 
Smart Growth/Smart Energy Toolkit website - 
http://www.mass.gov/envir/smart_growth_toolkit/pages/SG-bylaws-osrd.html 

 
• Accessory Dwelling Unit (ADU) Model bylaws - 

http://www.mass.gov/envir/smart_growth_toolkit/bylaws/ADU-Bylaw.pdf   
 

 
 

MORTGAGE BUY DOWN PROGRAM 
 
A mortgage buy-down program is a program where the Housing Trust Fund works as a funder, providing 
funds to income-eligible households to make up the difference between the market rate sales price and 
the price for a deed restricted unit.  The funds are provided in exchange for a permanent deed 
restriction on the unit, ensuring affordability in perpetuity.  This process could be used, for example, in a 
proposed Chapter 40B project; this program works best in new homes, particularly in 40B projects 
where the unit can simply be added to the lottery.  The Trust Fund would essentially buy down the cost 
of a market rate unit to the affordable level, thereby creating an additional affordable unit within the 
project.   
 

 

COMPREHENSIVE PERMIT POLICY 
 
The Town of Stow and the Town of Northborough each have well written Comprehensive Permit 
Policies.   
 
Town of Stow policy:  
http://www.stow-
ma.gov/pages/StowMA_BComm/StowMA_HousingPartner/StowMA_HPdocs/Stow%20Comp%20Permit
%20Policy%2012-19-02.pdf.  
 
Town of Northborough policy: 
http://www.town.northborough.ma.us/Pages/NorthboroughMA_Planning/applicationforms/40Binfo20
09.pdf 
 

 
 

http://www.mass.gov/envir/smart_growth_toolkit/pages/SG-bylaws.html
http://www.mass.gov/envir/smart_growth_toolkit/pages/SG-bylaws-osrd.html
http://www.mass.gov/envir/smart_growth_toolkit/bylaws/ADU-Bylaw.pdf
http://www.stow-ma.gov/pages/StowMA_BComm/StowMA_HousingPartner/StowMA_HPdocs/Stow%20Comp%20Permit%20Policy%2012-19-02.pdf
http://www.stow-ma.gov/pages/StowMA_BComm/StowMA_HousingPartner/StowMA_HPdocs/Stow%20Comp%20Permit%20Policy%2012-19-02.pdf
http://www.stow-ma.gov/pages/StowMA_BComm/StowMA_HousingPartner/StowMA_HPdocs/Stow%20Comp%20Permit%20Policy%2012-19-02.pdf
http://www.town.northborough.ma.us/Pages/NorthboroughMA_Planning/applicationforms/40Binfo2009.pdf
http://www.town.northborough.ma.us/Pages/NorthboroughMA_Planning/applicationforms/40Binfo2009.pdf
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COMMUNITY HOUSING SPECIALIST JOB DESCRIPTION (FROM SUDBURY) 
 
Definition 
 
Under the direction of the Planning and Community Development Director, provides administrative and 
technical support relating to affordable housing issues and coordinates the efforts of various town 
boards and committees to develop affordable housing opportunities and implement the Town’s 
Community Housing Plan.   
 
Distinguishing Characteristics 
 
Works under the direction of the Planning and Community Development Director and coordinates all 
affordable housing initiatives and activities within the Town, including those of the Community Housing 
Committee and other boards and committees.  Works with the Sudbury Housing Authority to maintain 
Town perspective in Sudbury Housing Authority proposals and activities. 
 
Requires the exercise of sound judgment, objective and rational analysis of the needs of the community 
and the requirements of the Commonwealth of Massachusetts with respect to affordable housing, and 
the exercise of strategic planning to identify and pursue resources and programs appropriate to meet 
substantiated housing needs.   
 
Frequent contact with various Town departments, frequent interaction with various boards and 
committees and elected and appointed officials, frequent contact with state and/or federal agencies and 
officials. 
 
Improper judgment could cause delay and confusion and result in adverse publicity.  Errors and poor 
performance could result in missed deadlines, missed opportunities to address legitimate Town needs 
and priorities, and a loss of available supplemental non-Town funding resources. 
 
 
Essential Functions 
 
Coordinate and/or conduct planning and feasibility studies for new affordable housing development. 
 
Assist Town board and committees, and private housing developers during the pre-application process 
for new affordable housing. 
 
Provide technical support and assistance during the application process and the review and approval 
process under M.G.L. Chapter 40B. 
 
Initiate and pursue collaborative efforts among local, state, federal, and private agencies and parties to 
implement the 2005 Community Housing Plan and any updates thereto, or any future housing-related 
plans or studies. 
 
Prepare and coordinate applications for state and federal resources, including housing grants and loans, 
assistance and public services. 
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Promote, monitor and oversee housing projects throughout the required community application 
process, including public approvals and permitting, and through closing, construction, and sales.  
 
Serve as staff resource to the Sudbury Municipal Housing Trust, including the following activities:  
preparation and review of Request For Proposals (RFP’s) and management of the procurement process; 
development of financial structuring including appropriate uses, cost, affordability, public subsidy and 
public benefits; preparation and implementation of funding proposals and coordination of efforts to 
fulfill program requirements; and maintenance of up to date and accurate financial accounts and other 
records as necessary. 
 
Serves as Fair Housing Director for the Town of Sudbury. 
 
Perform other related duties as required. 
 
Knowledge, Abilities and Skills 
 

• Thorough knowledge of M.G.L. Chapter 40B and related housing and planning statutes. 
• Thorough knowledge of state and federal programs and resources available for creation of 

affordable housing.   
• Expertise in the development of affordable housing from the initial application process, project 

management, through closing and sales.   
• Ability to read, analyze and interpret scientific data, demographics, technical reports and legal 

documents. 
• Ability to perform detailed research, collect and analyze data and prepare written and oral 

reports and presentations for municipal boards and committee and the public.   
• Strong communication and interpersonal skills to effectively interact with Town staff, local 

elected and appointed officials, state and federal officials and agencies, private developers and 
commercial interests, and the public.     

 
Minimum Education and Experience 
 
Bachelor’s degree in planning, public administration or related field, plus three (3) years related training 
and/or experience; or an equivalent combination of education and experience.   
 
Special Requirements  
 
Possession of a valid motor vehicle operator’s license. 
 
 
This job description does not constitute an employment agreement between the employer and employee.  
It is used as a guide for personnel actions and is subject to change by the employer as the needs of the 
employer and requirements of the job change. 
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APPENDIX E - RESOURCES 

CITIZEN PLANNER TRAINING COLLABORATIVE (CPTC) 
http://www.umass.edu/masscptc/index.html 
 
The Citizen Planner Training Collaborative provides local planning and zoning officials with tools to make 
effective decisions regarding their community's current and future land use.   
 
Services: 

•Training workshops delivering a Level I and Level 2 core curriculum, taught across the state by expert 
attorneys and professional planners.  

One example of a session within their core curriculum is entitled 40B and Housing Initiatives.  This 
session explains 40B, the Comprehensive Permit Law; the procedural requirements a Board must follow; 
the rights of the municipality and the developer; and the requirements of affordability and techniques 
for negotiation. 

•Internet access to core training units, a bylaw collection, many planning related links, and training 
calendars. 
•On-demand training to any community needing to focus on a specific topic. 
•Annual conference addressing important land use issues on a more in-depth basis. 
 
Residential Development / Housing model bylaws available: 
http://www.umass.edu/masscptc/examplebylaws.html 
 

• Accessory Use 
• Accessory Dwellings 
• Accessory Dwellings (permitting pre-existing) 
• Assisted Living Facilities and Affordable Housing 
• Common Driveways 1  
• Common Driveways 2  
• Common Driveways 3  
• Common Driveways 4 
• Flexible Development Requirements  
• Flexible Residential Development 1  
• Flexible Residential Development 2  
• Great Estate Preservation Development 
• Inclusionary Housing Bylaw  
• Inclusionary Housing Policies  
• Lot Regularity Requirements 
• Multi-Family Special Permit 
• Residential Inclusionary Development  
• Townhouse Development 
• Zoning for Inclusionary Housing 

http://www.umass.edu/masscptc/index.html
http://www.umass.edu/masscptc/examplebylaws.html
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DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT (DHCD) PEER TO 
PEER TECHNICAL ASSISTANCE 
http://www.mass.gov/?pageID=ehedterminal&L=3&L0=Home&L1=Community+Development&L2=Gr
ant+and+Funding+Programs&sid=Ehed&b=terminalcontent&f=dhcd_cd_peer_peer&csid=Ehed 
 
The Division of Community Services provides small grants to CDBG non-entitlement communities for 
short-term problem solving or technical assistance projects.  Municipalities may apply for grants of up to 
$1000 to pay for up to 30 hours ($900) of technical assistance and up to $100 for reimbursement of 
travel, photocopying and/or the cost of incidental materials.  
  
The Program focuses on technical assistance related to community development and capacity building 
related to community development at the local level.  All communities are encouraged to apply for 
funding.  However, because funds are limited and a rolling application process is being used, 
applications will be funded on a first-come, first-served basis.  The Peer-to-Peer Program is funded with 
Massachusetts’ CDBG technical assistance funds. 
 
Sample Projects Include: 

• Grant start-up and record keeping processes 

• Developing guidelines for housing rehabilitation programs 

• Developing guidelines for commercial rehabilitation programs 

• Economic development plan for enterprise community and criteria for certification of 

businesses 

• Downtown revitalization  

• Establishing micro-enterprise assistance programs 

• Preparing for a GIS needs assessment 

• Developing policies for economic development, septic system betterment programs, revolving 

loan funds, etc. 

• Community development-related management capacity study 

• Historic preservation 

 
 

MASSACHUSETTS HOUSING PARTNERSHIP (MHP) 
http://www.mhp.net/ 
 
The Massachusetts Housing Partnership (MHP) is a statewide public non-profit affordable housing 
organization that works in concert with the Governor and the state Department of Housing and 
Community Development to help increase the supply of affordable housing in Massachusetts. 
 

http://www.mass.gov/?pageID=ehedterminal&L=3&L0=Home&L1=Community+Development&L2=Grant+and+Funding+Programs&sid=Ehed&b=terminalcontent&f=dhcd_cd_peer_peer&csid=Ehed
http://www.mass.gov/?pageID=ehedterminal&L=3&L0=Home&L1=Community+Development&L2=Grant+and+Funding+Programs&sid=Ehed&b=terminalcontent&f=dhcd_cd_peer_peer&csid=Ehed
http://www.mhp.net/
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MHP was established in 1985 to increase the state's overall rate of housing production and find creative 
new solutions to address the need for affordable housing. In 1990, the state legislature took that 
premise to heart, becoming the first and only state in the nation to pass an interstate banking act that 
requires companies that acquire Massachusetts banks to make funds available to MHP for affordable 
housing. 
 
Community Initiatives 
http://www.mhp.net/community_initiatives/ 
  
MHP's Community Housing Initiatives team (CHI) supports communities, local officials, local housing 
authorities and non-profit organizations in their efforts to create affordable housing for low and 
moderate-income families. 
 
CHI provides the following:  

• It provides broad-based support through workshops and publications. 
• It provides staff and financial support through specific programs such as the 40B technical 

assistance, non-profit capacity grant and targeted community programs. 
 
Chapter 40B Technical Assistance 
http://www.mhp.net/uploads/resources/ch._40b_ta_guidelines.pdf 
 
MHP'S Chapter 40B technical assistance program combines MHP staff assistance with up to $15,000 in 
third-party technical assistance. These funds enable local zoning boards of appeal to hire consultants to 
help them review Chapter 40B applications.  MHP started this program in 1999. Through 2009, it has 
awarded over $1.6 million in assistance to help zoning boards in 125 communities review a total of 238 
permit applications. 
 
MHP has also produced publications to help communities with affordable housing efforts. The following 
are some of the most recent topics they have addressed: 
 

• Strategies for Distressed Properties & Neighborhoods - Cities and towns throughout 
Massachusetts are being challenged by rising foreclosures and abandoned properties. To 
combat this, MHP has put together a web page to help municipalities  develop strategies to 
deal with foreclosure and abandoned properties.  

 
• Municipal Affordable Housing Trust Fund Act -  In 2005, Massachusetts passed a law that 

expanded the powers of a local housing trust fund so it can own and manage real estate, not 
just receive and disburse funds.  

 
• Municipal Affordable Housing Trust Guidebook - MHP produced a guidebook for municipalities 

interested in created an Affordable Housing Trust in their community.  
 
Additional information and links to these documents can be found at: 
http://www.mhp.net/community_initiatives/municipalities/municipalities.php 
 

http://www.mhp.net/community_initiatives/
http://www.mhp.net/uploads/resources/ch._40b_ta_guidelines.pdf
http://www.mhp.net/community_initiatives/municipalities/municipalities.php
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