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EXECUTIVE SUMMARY
OVERVIEW
Pepperell’s 1998 Comprehensive Plan provided an
overview of Pepperell’s planning history and a detailed
plan for implementation. Since that time residential
growth has continued to sprawl along the improved and
unimproved roads primarily in the rural parts of town that
are distant from town services. A Vision, four related
Goals, and an Action Plan consisting of three broad
strategies comprise a policy for preserving Pepperell’s
rural heritage and shaping growth so as to minimize costs
and maximize the quality of life for residents.

The goals of the Comprehensive Plan
Update include:
1. Highlight major changes since 1998
Master Plan.
2. Identify current issues and
opportunities.
3. Build consensus around a growth
management strategy.

The Comprehensive Plan Update includes seven elements and an Implementation section. Each element
contains a “Snapshot” highlighting major facts and summarizing needs; Highlights of Changes since the
1998 Master Plan including Current Issues and Opportunities; Goals for the next ten years; and
specific Strategies designed to achieve these goals.

PEPPERELL’S VISION
A family‐oriented community with an abundance of open space and sensitive natural resources,
the Town of Pepperell enhances its rural small‐town character, municipal infrastructure and
services, and housing options for families and its aging population by channeling growth into
village settings near municipal facilities and services.

ACHIEVING PEPPERELL’S VISION: BUILDING CONSENSUS AROUND GOALS FOR GROWTH
MANAGEMENT
1. Protecting Pepperell’s Rural Heritage while Fostering Traditional Growth Patterns
Historically, Pepperell was a rural community
consisting of a small mill village, a municipal
town center, farmland, and vast tracts of open
space. Pepperell’s rural landscape is slowly being
lost to sprawling housing developments distant
from municipal services. Counteracting this trend
will require a two pronged strategy. New growth
will need to be directed through planning, zoning
changes, and public investment into designated
village centers. Second, open space and
farmlands must be retained by encouraging
mandatory open space cluster developments
outside of the Sewer Overlay District, enhanced
enforcement of resource protection measures, the
promotion of eco-tourism, the completion of a
trail network, and the use of appropriate roadway
design guidelines.

Larry Koff & Associates
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2. Revitalizing Pepperell’s Economy
Pepperell jobs
Once a factory and farming town, Pepperell
Pepperell resident
has become a mostly “bedroom community”
labor force
with little commercial or industrial
Jobs/Labor Force
development. To offset the cost of growth,
Ratio, 2005
Pepperell needs to maintain its commercial
base, encourage businesses that are
compatible with a rural community, such as eco-tourism, home-based
businesses, and agriculture, and channel new commercial growth into
designated villages and the town center.

1,479
6,481
0.23

Place of Work
Pepperell

16%

Nashua, NH

6%

Region

18%

Boston

2%

Other

58%

3. Planning and Managing Public Infrastructure
While Pepperell has made great strides in
recent years in updating its schools and in
sewer and water infrastructure improvements,
other facilities are in serious need of
replacement. Essential departments—Town Hall
staff, the Police Department, the Fire &
Ambulance Department, and the
Communications Center—are operating in
outdated municipal facilities. The Public Works
Department could use a new barn to service the
western part of town. The town could foster
growth management by locating these facilities
in a mixed use village area adjacent to the
downtown within an area efficiently served by
public infrastructure, while limiting growth in
outlying areas.

4. Facilitating Communication and Collaboration between Departments, Committees, and
Pepperell Citizens
With limited capacity to address the needs of a population that has grown substantially over recent
decades, the town needs to utilize its resources as efficiently as possible through enhanced coordination of
staff and volunteers. Additional volunteers must be welcomed into town affairs to address the need for an
active Affordable Housing Committee, an Agricultural Advisory Board, planning for new public
facilities, and other issues. These efforts must be coordinated with town staff and the Board of Selectmen.

ACTION PLAN
The Action Plan identifies activities that will achieve Pepperell’s Vision and Goals for the 21st century.
The Action Plan Map is based on an assessment of Pepperell’s existing zoning, municipal needs,
environmentally sensitive features, and areas appropriate for development. The map identifies five growth
management areas—Downtown, Mixed Use Village, Medium Density Growth, Low Density Growth, and
Rural. Additional analysis, extensive public discussion, and staff support will be needed to build public
support for the regulatory changes required to carry out this plan.

Larry Koff & Associates
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I.

IMPLEMENT A REVITALIZATION PLAN FOR THE SEWER OVERLAY DISTRICT.
A. Encourage revitalization of downtown.
 Utilize existing Mixed Use Overlay District to facilitate increased density, mixed use
development, and inclusionary housing.
B. Study potential for a new mixed use village in the Brookline St./Hollis St. area.
 Higher density residential and mixed use development.
C. Examine potential for a mixed use village in the Historic District.
 Encourage preservation of large homes.
 Higher density residential and mixed use development.
D. Manage town growth through infrastructure planning.
 Undertake sewer and water infrastructure planning.
 Build support for rate structure study recommendations.
 Complete potential buildout study within the Sewer Overlay District.
 Create septic monitoring/maintenance plan.
 Improve roadway standards for new roads, zoning regulations for common driveways, and the
Scenic Roads Bylaw.
 Provide a better pedestrian network.

II. UNDERTAKE A RESOURCE PROTECTION PLAN FOR THE LOW DENSITY GROWTH AND RURAL
AREAS.
A. Preserve agricultural heritage and rural lifestyle.
 Adopt an Agricultural Commission work program to address farms, home businesses, and ecotourism.
 Revise guidelines for scenic roads and standards for road improvements and construction.
 Establish new zoning to promote home businesses.
B. Create an integrated plan for open space management and connectivity.
 Develop a long-term plan for trail system extension and maintenance.
 Develop a long-term plan for maintenance and acquisition of open space parcels.
C. Modify local regulatory bylaws to facilitate growth management and resource protection,
flood zone, stormwater protection, historic preservation, and demolition delay.
III. FACILITATE GROWTH MANAGEMENT THROUGH IMPROVED INTER‐DEPARTMENTAL
COORDINATION AND INCREASED CITIZEN PARTICIPATION.
A. Utilize Comprehensive Plan Update to coordinate work of Affordable Housing
Committee, Agricultural Commission, and Capital Planning Committee.
B. Provide incentives to facilitate coordination on development review, trail maintenance,
and other issues that cross departments.
C. Undertake a municipal facility needs study (Capital Planning Committee).
 Undertake Public Facility Planning for the Town Hall, Public Safety Complex, and Public Works.
Larry Koff & Associates
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I.

DEMOGRAPHICS AND LOCATION
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PEPPERELL’S POPULATION SNAPSHOT
Who We Are

Where We Are Going

Overview
¾ Total Population: 11,142
¾ Total Households: 3,847
¾ Average Household Size: 3.0
¾ Average Age: 35.5
¾ Non‐white Minorities: 3%

Between 1990 and 2000 significant changes in
Pepperell’s population occurred.
¾
¾
¾

Young adults (20‐34) decreased by 27%
Middle aged residents (35‐54) increased by 37%
Seniors (55‐74) and the elderly (75+) increased by 28%
and 18%, respectively
Median Household Income increased 46.5%
Households earning more than $150,000 increased by
315%

Education
¾ Completed a 4‐year college: 22%
¾ Graduate level education: 11%

¾
¾

Households
¾ Family households: 78% (3,016)
¾ With children under the age of 18: 45% (1,715)
¾ Single parent households: 8% (292)
¾ With persons aged 65 and older: 8% (300)
¾ Individuals living alone: 17% (670)
¾ Individuals living alone over age 65: 6% (232)

By 2030, Pepperell’s population is projected to grow
by 17%; considerable demographic changes are
expected to occur.
¾

Pepperell needs to explore why its young adult
population is rapidly declining.
¾
12% of Pepperell’s population will be between 20
and 34 in 2030 (compared to 25% in 1990)

Income
¾ Median family income: $73,967
¾ Median household income: $65,162
¾ Households earning over $150,000: 8% (320)
¾ Families below the poverty level: 2% (59)
¾ Individuals below the poverty level: 4% (411)

¾

Pepperell needs to find ways to accommodate its senior
population.
¾
Pepperell’s seniors will account for 22% of the total
population by 2030 compared to 11% in 2000, and
increase of 135%

¾

Pepperell needs to plan for a substantial increase in its
elderly population.
¾
Pepperell’s elderly population is projected to almost
double by 2030

Population
Households
Household Size

Population Projections
1990
2000
2010
10,098 11,142 11,924
3,450
3,847
4,227
2.9
2.9
2.8

2020
12,554
4,527
2.8

2030
13,062
4,778
2.7

Source: MAPC

Population By Age Group, 1990‐2030

Population

5,000
4,000

1990

3,000

2000
2010

2,000

2020

1,000

2030

0
0‐19

20‐34

35‐54

55‐74
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PEPPERELL’S REGIONAL SNAPSHOT
Location
¾ 35 miles northwest of Boston
¾ Residents work and shop in Nashua, Lowell, Fitchburg and
other areas
Population
¾ Greater population than area communities with the
exception of Westford
¾ Dunstable, Groton, Westford, and Tyngsborough
experienced significantly greater rates of growth between
1990 and 2000
¾ Growing at a faster rate than Middlesex County (4.8%) and
the Commonwealth (5.5%)
Housing
¾ Middle of the range in terms of median home
price
¾ Fewer condominium sales than any community
in the region except Dunstable
¾ Westford, Tyngsborough, and Groton issued
considerably higher numbers of building permits
for single family homes
¾ Ayer, Groton, and Tyngsborough constructed a
greater number of multifamily units
¾ Ayer, Tyngsborough, and Groton have higher
percentages of Chapter 40B units
¾ Residences account for 95% of Pepperell’s tax
base; only Dunstable and Groton are higher

Pop.
Median
Growth
Household
1990‐2000
Income
7,287
6.1%
$46,619
2,829
26.5%
$86,633
9,547
27.1%
$82,869
9,401
3.1%
$56,812
11,142
10.3%
$65,162
6,373
4.2%
$53.344
9,198
8.3%
$61,745
11,081
28.2%
$69,818
20,754
26.6%
$98,272
Source: 1990 and 2000 U.S. Census

Population
Ayer
Dunstable
Groton
Lunenburg
Pepperell
Shirley
Townsend
Tyngsboro
Westford

Owner‐
Single
Median
Building
Occupied
Family
Home Price
Permits
Housing
Units
2005
2000‐2005
Units
Ayer
55.7%
43.8%
$317,750
142
Dunstable
93.3%
96.0%
$565,325
166
Groton
83.8%
83.8%
$470,000
504
Lunenburg
87.3%
86.3%
$294,500
304
Pepperell
79.4%
71.2%
$359,450
238
Shirley
70.5%
56.6%
$323,250
169
Townsend
84.4%
82.8%
$282,950
169
Tyngsboro
84.3%
76.5%
$360,000
295
Westford
91.9%
88.8%
$500,000
509
Sources: U.S. Census, The Warren Group, SOCDS Database
Jobs to
Workforce
Ratio
1.81
0.17
0.58
0.45
0.23
0.60
0.43
0.69
1.00
Source: MA DET

Residential
Tax Base
Ayer
Dunstable
Groton
Lunenburg
Pepperell
Shirley
Townsend
Tyngsboro
Westford

Larry Koff & Associates

64.4%
96.6%
94.8%
92.3%
94.6%
90.1%
91.4%
88.6%
87.2%
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II.

LAND USE, ZONING, & GROWTH MANAGEMENT
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PEPPERELL’S LAND USE SNAPSHOT
Land Use Facts

Existing Land Use

A rural residential community
¾ 23%: Developed for single family homes, mostly
on 20,000‐80,000 square foot lots
¾ 1%: Developed for industrial and commercial uses
¾ 75%: Undeveloped, some because of
environmental constraints or restrictions
¾ 14%: Classified as open space
¾
1,716 acres (12%): Permanently protected
¾
342 acres (2%): Limited protection
¾
1,525 acres (10%): Not permanently protected
agricultural land classified under Chapter 61,
Chapter 61A, or Chapter 61B
¾
Open space parcels owned by private
individuals or organizations may also be
vulnerable to future development if they do
not have permanent development restrictions,
even if the owner currently intends to preserve
them as open space.

Area
(Acres)

Land Use Category
Single Family Residential

% of
Town Area

% of Dev.
Area

3,354

22.6%

89.2%

Multifamily Residential

31

0.2%

0.8%

Commercial

67

0.5%

1.8%

Industrial

91

0.6%

2.4%

143

0.9%

3.8%

75

0.5%

2.0%

Total Developed

3,761

25.3%

100.0%

Agriculture

2,070

14.0%

Vacant

8,606

58.0%

400

2.7%

Public/Recreation
Transportation/Utilities

Water
Total Undeveloped

11,076

74.7%

Total Town Area

14,837

100.0%

Source: MassGIS, from Aerial photography, 1999

Change in Land Use
¾

¾

Between 1971 and 1999, the amount of developed land
increased by 160%.
¾
Most of this growth was comprised of single
family development.
¾
At the same time, the amount of land devoted to
agricultural uses decreased by 29%.
Once a factory and farming town, today there is little
commercial or industrial development.
Change in Land Use, 1971–1999
Land Use

1971

1985

Residential

1,163

3,288

3,385

74

117

158

Commercial/Industrial
Public/Recreation

1999

156

253

143

Transportation/Utilities

57

73

75

Total Developed Land

1,450

2,568

3,761

Agriculture

2,673

2,488

2,070

10,337

9,405

8,606

378

378

400

13,388

12,271

11,076

Vacant (Includes Forest/
Wetlands)
Water
Total Undeveloped Land

Source: MassGIS, from Aerial photography, 1971, 1985, 1999

Larry Koff & Associates
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PEPPERELL’S ZONING SNAPSHOT
Zoning Challenges

Pepperell Zoning Districts
Residential
Rural Residence

RR

Town Residence

TR

Recreational
Residence

RCR

Suburban Residence

SR

Urban Residence

UR

Nonresidential
Commercial

C

Industrial

I

Larry Koff & Associates

Description
Single family residences on
80,000 sq. ft. lots with
agricultural and limited
recreational uses
Single family residences on
80,000 sq. ft. lots
Single family residences on
80,000 sq. ft. lots with
agricultural and limited
recreational uses
Single family residences on
40,000 sq. ft. lots, two family
dwellings (by SP)
Single family residences and
two family dwellings on 40,000
sq. ft. lots, multifamily (10,000
sq. ft./unit) by SP
Commercial uses with dwelling
units above the first floor and
multifamily dwellings by SP
Industrial and recreational uses

¾

Zoning does not reflect the oft‐stated desire to
retain Pepperell’s traditional settlement pattern
and preserve the town’s natural beauty; rather,
it has led to sprawling housing development,
inefficient land use, and a loss of farmland, open
space, and natural resources.
¾ Historic rural and village densities are not easy
to replicate under existing zoning, as traditional
village‐style housing is not permitted in most
residential districts.
¾
Residential districts cover 97% of the Town’s
14,829 acres; nearly half of the Town (7,055
acres) is zoned as Rural Residence (RR).
¾
The minimum lot size in much of the town
is two acres.
¾
Multifamily housing is permitted only by
special permit in two zoning districts, Urban
Residence and Commercial, which together
cover only 1.8% of the town’s land area.
¾
Lot area requirements in the Urban
Residence district limit the amount of
multifamily housing that can be developed.
¾
Dwelling units above first floor commercial
are permitted only in the Commercial
District.
¾
Despite the creation of a sewer district to
designate existing and future sewer lines,
existing large minimum lot sizes and limits
to the system’s capacity constrain the
district’s potential.
¾
There is no inclusionary housing
requirement to encourage the development
of affordable housing.
¾
The OSRD Bylaw has not been used often,
partially due to a 10‐acre minimum.

6
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GROWTH MANAGEMENT STRATEGIES
Land Use Vision for Growth Management
Historically, Pepperell was a rural community consisting of a small mill village, a municipal town
center, farmland, and vast tracts of open space. Pepperell’s rural landscape is slowly being lost to
residential growth that has sprawled along the improved and unimproved roads primarily in parts
of town distant from municipal services. This pattern contradicts the town’s vision of itself as a
rural community and its desire to retain its traditional settlement pattern. The sprawling
development of large lot single family homes has resulted in limited choices for important
population groups, such as the elderly and young adults. Elderly residents provide leadership and
continuity in the town’s civic life without the expense of public education. Young adults often
provide volunteer support for emergency services. Pepperell must direct new growth through
planning and zoning changes to preserve its rural heritage and maximize the quality of life for
residents.

Action Plan
An Action Plan Map has been prepared based on an assessment of Pepperell’s existing zoning,
municipal needs, environmentally sensitive features, and areas appropriate for development. This
action plan identifies five general growth management areas—Downtown, Mixed Use Village,
Medium Density Growth, Low Density Growth, and Rural. Additional analysis, extensive public
discussion, and staff support will be needed to build public support for the regulatory changes
required to carry out the plan.

Zoning Strategies to Facilitate Growth Management and Resource Protection
It is the responsibility of the Planning Board to manage land use by adopting, with Town Meeting
support, a variety of incentives and regulations to encourage appropriate development. Suggested
changes in zoning are highlighted below. These changes along with the additional strategies
identified in this plan will facilitate the desired pattern of growth in town.
¾

Encourage higher density mixed use in appropriate locations within the Sewer Overlay
District to provide incentives for multifamily and affordable housing for the elderly, young
adults and families.
¾

¾

¾

Adopt overlay districts to establish mixed use village centers in the Historic District and
along Hollis Street to the Brookline Street intersection.
Encourage use of Mixed Use Overlay District Bylaw beyond the mill site as incentive for
revitalization.
Consider designating target areas for a PUD or 40R Smart Growth Overlay.

¾

Review existing zoning with respect to incentives. Adopt an Inclusionary Zoning Bylaw with
incentives that encourage a percentage of affordable housing within new developments with
more than a base number of units.

¾

Monitor success of Open Space Residential Development Bylaw and amend if appropriate.
¾

¾
¾

Consider additional incentives to encourage its use, especially in the area outside of the
Sewer Overlay District.
Consider allowing more flexible road design standards as an incentive.
Consider allowing common driveways only in OSRDs or as part of a flexible
development bylaw to improve site design and/or protect open space or scenic views.

Larry Koff & Associates
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¾

Consider Back Lot Development with Farmland Set Aside and Limited Land Development
for agricultural land protection.

¾

Implement coordinated regulatory strategies to permanently protect open space in the
WRPOD, sensitive natural resources, especially the ACEC, and flood zones.

¾

Implement regulatory strategies to facilitate historic preservation.
¾
¾

¾

¾

Adopt a Demolition Delay bylaw.
Add performance standards to the Zoning Bylaw and include preservation of historic
buildings.
Modify Site Plan Review Bylaw to allow Historic Commission review of properties with
historic preservation issues.
Modify zoning to allow adaptive reuse of large, historic single family structures.

¾

Improve roadway standards for new roads so that they are in scale with local rural character
and Low Impact Design principles.

¾

Modify zoning regulations regarding common driveways. Consider reducing the number of
homes that may be served and limiting the length of common driveways.

¾

Create a more specific Scenic Roads Bylaw in terms of scenic road inclusion, procedures,
coordination, and enforcement.

Larry Koff & Associates
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III.

HOUSING
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PEPPERELL’S HOUSING SNAPSHOT
Housing Needs

Where We Live

There is a need for a wider variety of
affordable housing types to serve the
needs of Pepperell’s population.

Total Housing Units: 3,917
Ownership
¾ 79% owner‐occupied
¾ 21% renter‐occupied

¾

Condition & Age
¾ 60% of homes built before 1970
¾ 16% built between 1990 and 2000

¾

Housing Type
¾ 73% Single Family
¾ 8% Two Family
¾ 16% Multifamily/Condominium
¾ 2% Mobile Home

Despite a relatively diverse housing stock,
there is a substantial gap between available
housing and the number of households with
high enough incomes.
Existing demand seems to be served by
existing multifamily housing, but there is a
likely need for additional townhouses,
condominiums and accessory apartments.

There is a need for housing options for
low-income households.
¾

Housing Cost
¾ Between 1995 and 2005 the average selling price of a single
family home increased by 148%; condo prices rose by 400%
¾ Approximately 70% of local households do not earn the $92,000
yearly salary needed to afford the average 2005 selling price of
$370,000 for a single family home
¾ Average rental for one bedroom apartment: $600/month
¾ Average rental for two bedroom apartment: $800/month
¾ Average rental for new apartments: $1,000‐$1,300/month
Chapter 40B
¾ Required subsidized housing units: 391 (10%)
¾ Current subsidized housing units: 122 (3.0%)
¾ Additional subsidized housing units needed: 269
¾ Subsidized housing units needed per year for certification: 29

Low income households comprise 20% of all
households in Pepperell but only 4% of
homes are valued in a price range that is
affordable to this income level.

There is a need for affordable housing
options for the elderly.
¾

Over a quarter of elderly renters spend over
30% of their income on housing costs while
43% of renters aged 55 to 74 years spend 30%
or more of their income on housing costs.

$400,000

Median Sales Price

$350,000
$300,000
$250,000
$200,000
$150,000
$100,000

Co ndo s

$50,000

S ing le family

$0
1995 1996 1997 1998 1999

2000 2001 2002 2003 2004 2005
Year
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CHANGES SINCE 1998 MASTER PLAN
Affordable Housing Plan
The Town of Pepperell recently completed an
Current
Additional
Annual
Total Units
Affordable Housing Plan that presented the
Units on
Units
Units for
Required
Town’s goals and strategies for the production of
SHI*
Needed
Certification
affordable housing and met the requirements for a
122
391
269
29
Planned Production Plan under M.G.L. 760 CMR
*SHI=Subsidized
Housing
Inventory
31.07(1)(i). Certification of the town’s Affordable
Source: Massachusetts Department of Housing and Community
Housing Plan will enable the Board of Appeals to
Development, as of 2/28/07
deny comprehensive permit applications for one
year from the date of request for certification. Pepperell may request certification of compliance
with the plan by submitting proof that the required number of qualifying housing units has been
produced during the current calendar year, and may be certified for up to two years if twice the
number of required units is developed in one calendar year.1
The following table shows types of affordable and market-rate housing that may be developed in
Pepperell. In order to obtain the needed 269 subsidized units, Pepperell will have to utilize a
combination of strategies, including inclusionary zoning, OSRD, and the Local Initiative Program
(LIP) to generate a broader range of affordable and market units. Locations where these housing
types might best be adopted have been identified (See Action Plan Map).
Summary of Pepperell Housing Needs
Housing Type
Rental Units
Higher Density Mixed Use
Two Family/Multifamily (40B)
In‐law Apartment (LIP units)

Household Type
Young adults
Young adults, Older adults, Single
parents, Elderly

Location
Downtown
Downtown, Mixed Use Villages

Elderly Special Needs

Any (with conditions)

Families, Older adults

Any except Downtown

Ownership Units
40B
Single Family
Two Family/Multifamily

Young adults, Older adults, Single
parents, Elderly

Any

Inclusionary Zoning
Single Family
Two Family/Multifamily

Families, Older adults
Young adults, Older adults, Single
parents, Elderly

Any except Downtown
Downtown, Mixed Use Villages

Open Space Residential Development
Single Family
Two Family/Multifamily

Families
Older adults, Single parents

Lower Density & Rural
Lower Density

Other
Higher Density Mixed Use

Young adults

Downtown, Mixed Use Villages

Live/Work Space

Young adults

Downtown, Mixed Use Villages

1

The state only recognizes those units that have a recorded deed restriction that limits the occupancy of the unit
to individuals or families that meet certain federal affordability criteria.

Larry Koff & Associates
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HOUSING GOALS
¾

Provide a variety of housing opportunities that serve all segments of the community.

¾

Shape mix of rental and affordable housing constructed in town to reflect local and regional
needs.

¾

Maintain the rural, residential, and historic character of town as development occurs.

¾

Identify a range of public and private sector strategies to foster a needed additional 269 units
of subsidized housing so that the Town can address the 40B requirement of 10%
affordability.

¾

Develop a coordinated strategy between the Planning Board, Affordable Housing Committee,
Board of Selectmen, and ZBA to facilitate management of 40B and private housing
developments seeking zoning relief.

¾

Promote revenue-positive housing.

Cost of Services: Fiscal Impacts of Development
Type of Development

Revenue/General Govt.

Revenue/Education

+
+
+
+
+
+
+

+
+
+
+
+
+
+

‐
‐
‐

+
+
+

‐
‐
‐
‐

‐
‐
‐
‐

Positive Revenue Benefits
Research Office Parks
Office Parks
Industrial Development
High‐Rise Garden Apartments (Studio/1BR)
Age‐restricted Housing
Garden Condominiums (One/Two BR)
Open Space
Neutral Revenue Benefits
Retail Facilities
Townhouses (2/3 Bedrooms)
Expensive Single family Homes (3‐4 BR)
Negative Revenue Benefits
Townhouses (3‐4 BR)
Inexpensive Single family (3‐4 BR)
Garden Apartments (3+ BR)
Mobile Homes (Unrestricted Occupancy)

Source: The Growth Impact Handbook, DHCD, p.10

Larry Koff & Associates
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HOUSING STRATEGIES
Priority strategies have been identified to assist the town in ensuring that additional affordable
housing units are developed. To accommodate the types of housing needed by Pepperell
residents, changes in the Town’s zoning are necessary. A number of zoning strategies are
recommended that will promote affordable housing, including the establishment of overlay
districts with smaller lot requirements for affordable apartments, condos, and single family
homes.
A number of tasks under the direction of the Affordable Housing Committee have also been
recommended to ensure that there is ongoing commitment. Formalizing the role of the Housing
Committee, working with the Housing Authority, nonprofit organizations, the Planning Board,
and ZBA on project review for affordable housing will facilitate planned production.

Implement Regulatory Strategies.
¾

Establish overlay districts to permit increased density, mixed use, and inclusionary housing.

¾

Encourage use of Mixed Use Overlay District beyond the mill site.

¾

Review existing zoning with respect to incentives. Adopt an Inclusionary Zoning Bylaw with
incentives that encourages a percentage of affordable housing within new developments with
more than a base number of units.

¾

Monitor success of Open Space Residential Development Bylaw and amend if appropriate.

¾

Consider 40R Smart Growth Overlay District.

Undertake Town‐Directed Affordable Housing Tasks.
¾

Encourage re-use or redevelopment of underutilized property, i.e., large old homes, mill
property, etc.

¾

Consider passage of the Community Preservation Act to raise money for affordable housing.

¾

Work with the Housing Authority and Common Ground Development Corporation
(Community Teamwork, Inc., Lowell) on affordable housing strategies, expiring uses and
negotiations with developers for affordable units.

¾

Negotiate with developers to get agreement on affordable developments that meet town
requirements for density and housing types, i.e., friendly 40B LIP Projects.

¾

Adopt criteria for acceptable 40B projects (Housing Committee and Planning Board).

¾

Dedicate Town-owned land for new affordable housing.

¾

Consider other sources for alternative development models.
¾
Housing Authority/Housing Trust as developers of affordable housing
¾
Regional Nonprofit Housing Corporations
¾
Community Land Trust
¾
Local Housing Trust Fund

Larry Koff & Associates
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IV.

ECONOMIC DEVELOPMENT
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PEPPERELL’S ECONOMIC DEVELOPMENT SNAPSHOT
Economic Development Issues

Economic Development Facts
Unemployment Rate
¾
¾

2005 Unemployment Rate
2004 Unemployment Rate

¾
Town State Avg.
4.2%
4.8%
4.9%
5.2%

¾

FY06 Tax Classification
Assessed
Tax
Tax Levy
Values
Rate
Residential
1,106,753,879
11,643,051
10.52
Open Space
0
0
0.00
Commercial
29,269,302
307,913
10.52
Chapter 61*
439,757
4,626
Industrial
18,240,200
191,887
10.52
Personal Property
16,286,980
171,339
10.52
Total
1,170,550,361
12,314,190
*Chapter 61 lands are included in the Commercial category.
Tax Classification

Types of Businesses
¾ 233 establishments
¾ Approximately 6 employees per establishment

¾

Proximity to tax‐free Nashua, New Hampshire’s
commercial establishments has contributed to the
decline of commercial development in town
A lack of major transportation routes have
contributed to lessening development that has
occurred in other towns in the region
Pepperell’s Town Center, where the majority of
businesses are located, runs along Route 113.
However, many people passing through Pepperell
do so along Route 119; as a result, they never drive
through Pepperell’s major commercial area.

Jobs to Labor Force Ratio, 2005
Pepperell jobs

1,479

Pepperell resident labor force

6,481

Jobs/Labor Force Ratio

0.23

Place of Work

Labor Force
¾ The jobs to labor force ratio shows that there is one job
for every four to five Pepperell residents
Wages
¾ Pepperell jobs provided an average annual wage of
$33,644 in 2005
¾ In all industry sectors, the average annual wage fell
below the FY2006 moderate income level of $58,000 (80%
of median income) for the Lowell PMSA
¾ Only four industries, Construction, Manufacturing,
Wholesale Trade, and Professional & Technical Services,
provided an average annual wage that exceeded the low
income standard of $40,200 (50% of median income)

Pepperell

16%

Nashua, NH

6%

Region

18%

Boston

2%

Other

58%

Pepperell Employees
Leisure &

Other

Hospitality

6%

7%

Construction
17%
Manufacturing

Education &

Commercial & Industrial Areas
¾ Railroad Square
¾ Lomar Industrial Park
¾ Route 119 and River Road
¾ Hollis Street

7%

Health Services
20%

Trade,
Transportation
& Utilities

Professional
15%

Financial Information
4%
1%

23%

Commercial/Industrial Zoning
¾ 3.3% of Pepperell is zoned for commercial or industrial
use
Larry Koff & Associates
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CHANGES SINCE 1998 MASTER PLAN
Pepperell’s commercial area has developed largely along Main Street (Route 113) with limited
commercial activity along Route 119 and along Hollis Street leading to the four-way intersection
of Hollis/Groton/Brookline. The economic base consists of Lomar Industrial Park, a subdivision
of various industrial, service, and office uses located in the northeastern corner of town, small
businesses in Pepperell Center/Railroad Square, scattered home businesses, and a small number
of farms. Since the completion of the 1998 Master Plan, employment opportunities for Pepperell
residents have decreased with the closing of the Pepperell Paper Mill in 2002. Today only one
mill, the Pepperell Braiding Company, remains open.

CURRENT ISSUES AND OPPORTUNITIES
Limitations of convenient highway access, sewer service, household income, municipal revenue,
and town staffing hinder the ability of the Town to revitalize the local commercial and industrial
areas and foster economic development. The Town should consider how improvements in
infrastructure and facilities might facilitate economic development.

ECONOMIC DEVELOPMENT GOALS
¾

Focus development in
established areas to protect
Pepperell’s rural character and
encourage the revitalization of
Railroad Square.

¾

Improve the Railroad Square
business area.

¾

Encourage policies that
support agriculture.

¾

Encourage mixed use
development to provide a
greater variety of housing
options located closer to
services.

¾

Determine whether the Town
wants to focus on industrial
uses at its industrial park or to
continue allowing commercial
and service uses.

Larry Koff & Associates
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ECONOMIC DEVELOPMENT STRATEGIES

¾

Improve the Railroad Square business area.
¾
Utilize the Mixed Use Overlay District as
incentive for revitalization.
¾
Adopt design standards to reinforce the
Square’s historical character.
¾
Utilize the presence of the Nashua River
and the Nashua River Rail Trail.
¾
Facilitate mill revitalization by ensuring
funding of consultant support to the
Planning Board for ongoing project review
of engineering and design issues.

¾

Preserve Pepperell’s agriculture.
¾
Protect prime agricultural land through land
acquisition, purchase by land trust, or by
encouraging land owners to place agricultural
preservation restrictions on their land.
¾
Encourage the Agricultural Advisory Board to
work with the farms and the Town to identify
incentives that will foster protection and
enhancement of local agriculture.
¾
Promote eco-tourism.

¾

Ease unduly limiting restrictions on home-based
businesses to allow those that are not intrusive in
residential neighborhoods, such as artists,
agriculture, consultants, and hospitality.

¾

Ensure that commercial activity does not adversely
impact Pepperell’s abundant natural resources.
¾
Limit commercial activity to agriculturerelated uses within the flood zone.
¾
Focus development in Railroad Square and
existing industrial parks.

¾

Consider overlay districts to establish mixed use village centers in the Historic District and
along Hollis Street to the Brookline Street intersection.

¾

Protect the existing industrial parks by encouraging appropriate industrial uses.
¾

Consider modifying the zoning to prohibit commercial uses in order to encourage
appropriate industrial uses.

Larry Koff & Associates
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V.

OPEN SPACE & RECREATION
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PEPPERELL’S OPEN SPACE & RECREATION SNAPSHOT
Open Space Summary
¾ Open space comprises approximately 20% of the
town’s total area
¾ 57% of open space is protected
¾ Over half of the protected open space is owned by
the Town
Protected Open Space
¾ State‐owned: J. Harry Rich State Forest in Pepperell
and Groton; Rail Trail
¾ Non‐profit‐owned: Nissitissit River Land Trust and
Nashoba Conservation Trust own scattered lots
¾ Town‐owned: Town Forest, Belmont Springs,
scattered parcels
¾ Privately‐owned: Kimball Fruit Farm, Twin Valley
Farm (Chapter 61)
Unprotected Open Space
¾ Town‐owned: Cemeteries, Fields, Schools
¾ Privately‐owned: Coon Tree Farm, Blood Farm,
Gardner Farm, Cemeteries
Open Space by Protection Status
Open Space
Protected
Town‐owned

1,719

% of Open
Space
57.1%

1,053

35.0%

437

14.5%

229
1,292

7.6%
42.9%

324

10.7%

968
3,011

32.2%

Acres

State‐owned
Non‐profit‐owned
Unprotected
Town‐owned
Privately‐owned
Total Open Space

Larry Koff & Associates

Water Resource Features
¾ Lies within watershed for Nashua River
¾ 2 major tributaries: Squannacook & Nissitissit Rivers
¾
Protected by special sanctuary act, MGL Chap. 132A,
Sect. 17, which precludes the development of any
further point‐source discharges into those rivers
¾
Nissitissit and tributaries are MA Outstanding
Resource Waters
¾ Largest water body: Pepperell Pond Dam
Topography
¾ Low broad ridges with wide valleys
¾ Highest point in town: Mt. Lebanon (500 ft)
¾ Nissitissit Hills & Scotch Pine Hill
Soils
¾ 12.7% are prime agricultural soils (Middlesex
Conservation District)
Floodplains
¾ Low‐lying areas flood periodically from Nashua &
Nissitissit Rivers & Reedy Meadow Brook
¾ No flood control work in town
¾ Main Street/Pepperell Pond Dam & Turner’s Dam offer
no flood protection
¾ Auto uses within floodplain at 119/111 intersection
Major Recreation Facilities
¾ Town Field, Comisky Field, Jersey Street Playground.
Kennedy Field
Trail Network
¾ Nashua River Rail Trail runs along an abandoned rail
line along the Nashua River; 11 miles long connecting
Pepperell with Dunstable, Groton, and Ayer
¾ Jeff Smith Trail
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CHANGES SINCE 1998 MASTER PLAN
In 2005 the Pepperell Open Space & Recreation Planning Committee completed the Open Space
& Recreation Plan for Pepperell. The plan resulted from collaboration between the Open Space
and Recreation Planning Committee and Pepperell residents, who responded to a survey
regarding open space and recreation priorities. The Comprehensive Plan Update does not seek to
duplicate the work done for the Open Space & Recreation Plan but will note any changes since its
completion.

CURRENT ISSUES AND OPPORTUNITIES
The Town of Pepperell has a long history of
active protection and preservation of its
natural resources. Since 1969, Pepperell’s
Open Space & Recreation Plan has served as
an important planning resource for the Town
as it manages current and future growth. The
Comprehensive Plan Update provides an
opportunity to highlight the ongoing efforts
and accomplishments of the Conservation
Commission and reiterate the importance of
the goals and strategies detailed in the Open
Space & Recreation Plan. Following is a
summary of current issues and opportunities.
¾

Maintain long-term plans for future
acquisition and maintenance of open
space parcels owned by Pepperell.

In the future the Town of Pepperell will…
• continue to provide its citizens a healthy place to live,
• preserve and protect its natural resources and its
rural, small town character,
• continue efforts to expand its protected open space
and recreational opportunities to keep pace with
population growth,
• provide access to existing community lands and
programs to all citizens, and
• foster a cooperative approach between community
groups and with neighboring towns and other
organizations in planning and working for open
space and recreation needs.
Vision Statement, 2005 Open Space and Recreation Plan

¾

Continue preservation efforts for remaining agricultural lands. Between 1971 and 1999, the
amount of land devoted to agricultural uses has decreased by 29%, from 2,673 acres to 2,070
acres (see Change in Land Use table, p. 5).

¾

Continue to periodically update the Pepperell Protected Land Inventory.

¾

Continue ongoing efforts to improve the Trail Network. Priority parcels for town acquisition
include the old railroad line managed by Guilford. The need for planning and funding and the
presence of privately-owned parcels pose significant challenges.

¾

Improve access to public open space and recreation programs.

¾

Ownership and management of Pepperell’s open space and recreation programs is shared by
local commissions and state agencies. To attain the most effective protection and
maintenance of these lands, continued ongoing cooperation and collaboration with regional
groups is necessary.

¾

Ensure adequate protection of land in WRPOD, particularly Zone II. While land within the
400 foot boundary surrounding Pepperell’s wells is town-owned, the Zone II land outside of
this area is not sufficiently protected.

Larry Koff & Associates
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OPEN SPACE AND RECREATION GOALS
The following goals and strategies are based on the 2005 Open Space & Recreation Plan.
They are designed to guide the Town in preserving its rural character, scenic landscapes,
agricultural lands, and natural resources.
¾

Preserve Pepperell’s public and private water supplies.

¾

Protect sensitive resources, including (or abutting) wetlands, water bodies, vulnerable wildlife
habitat, flood zones, and local landmarks.

¾

Protect the rural character of the Town.

¾

Protect the Town’s remaining agricultural lands.

¾

Provide for long-term sustainability of open space protection and recreation efforts.

¾

Increase access for all people to open space and recreation lands and programs.

¾

Promote a cooperative and regional approach to open space and recreation planning.

Larry Koff & Associates
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OPEN SPACE AND RECREATION STRATEGIES
¾

Promote a cooperative and regional approach to open space and recreation planning.
¾
Encourage communication and cooperation between Town boards and commissions.
¾
Include local land trusts and other nonprofit organizations in the Town’s planning.
¾
Continue and increase Town participation in regional efforts such as ACEC Stewardship
and the Source Water Protection Initiative.

¾

Consider the following regulatory strategies for agricultural land protection.
¾
Back Lot Development with Farmland Set Aside
¾
Massachusetts Agricultural Preservation Restriction Program
¾
Reduced tax status (Chapter 61, 61A, 61B)
¾
Limited Land Development
¾
Scenic Farm Byway designation

¾

Implement coordinated regulatory strategies.
¾
Preserve Pepperell’s public and private water supplies. Permanently protect open space
in the WRPOD. Priorities include Well Protection (Zone II) land, surface water and
wetland resources, and other open land in the watersheds of Blood, Gulf, Stewart, and
Reedy Meadow Brooks, and Heald and Coon Tree Ponds.
¾
Protect sensitive natural resources, including land abutting wetlands, water bodies, and
wildlife habitat.
¾
Protect the flood zones.

¾

Form an oversight ad hoc committee to implement open space and recreation goals.
¾
Study open space buildout possibilities and update the list of priority parcels for
permanent protection.
¾
Evaluate recreation program to plan for future open space and program needs.
¾
Examine financing and evaluate CPA adoption.
¾
Evaluate and update management plans for Conservation Land parcels, Water
Department lands, and the Town Forest.

¾

Undertake Trail System planning to enhance resource protection, open space residential
development, and safe pedestrian access.
¾
Analyze the trail network not just in terms of recreation but as an alternative mode of
transportation (i.e. trail to High School on Harbor St.).
¾
Promote a trail network that increases connectivity between recreational areas and
neighborhoods.
¾
Promote public access and maintenance.

¾

Restrict Sewer District expansion to designated areas with minimal natural resources.
¾
To protect river and habitat resources and promote groundwater recharge, the Sewer
District should be limited to areas appropriate for increased density and development.

¾

Increase access for all people to open space and recreation lands and programs.
¾
Provide information and widely publicize lands and programs.
¾
Sponsor programs for all ages on natural history and the relationship between people and
the environment.
¾
Evaluate recreational offerings to ensure they meet community needs.
¾
Improve access for peoples with disabilities.

Larry Koff & Associates
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VI.

HISTORIC RESOURCES
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PEPPERELL’S HISTORIC RESOURCES SNAPSHOT
Historical Associations
¾ Pepperell Historical Commission
¾ Responsible for the preservation, protection, and
development of Pepperell’s historical assets
¾ Five members appointed by the Selectmen
¾ Pepperell Historical Society
¾ Nonprofit membership association
¾ Primary goal is to preserve and create an awareness of
Pepperell’s legacy
Pepperell Center Historic District
¾ Added to the National Register of Historic Places in 1994
¾ Encompasses the area immediately surrounding the Pepperell
Town Hall
¾ Contains 72 structures on 154 acres
¾ Includes important public buildings: Lawrence Library, the
Community Church, and the Prescott Grange, and the town’s
oldest cemetery and war monuments
¾ Owners are not subject to any restrictions on the use of their
property

Pepperell Town Hall

Historic Structures
Structure
Town Hall
Community Church
Prescott House
Brick Tavern
Lawrence Library
Squire Lewis House
H. Tileston House
Pepperell Academy
(Prescott Grange)

Address
1 Main Street
3 Townsend Street
78 Prescott Street
74 South Road
15 Main Street
3 Elm Street
4 Townsend Street
12 Park Street

Walton Cemetery
DAR Building
Shipley‐Emerson House
Breck Homestead
Luther Tarbell House
Saunder’s Block
(McNabb Pharmacy)

Park Street
Park Street
10 Main Street
6 Park Street
2 Heald Street
123 Main Street

Foster Street Fire Station
Shattuck School
(Public Safety Building)

6 Foster Street
59 Main Street

Groton Street School
(Housing Authority)

68 Groton Street

Larry Koff & Associates

Lawrence Library

Covered Bridge

Methodist Episcopal Church
24

Pepperell Comprehensive Plan Update 2007-2016

CHANGES SINCE 1998 MASTER PLAN
Based on a recommendation from the 1998 Master Plan, the Pepperell Historical Commission
undertook a survey in 2000 to determine whether residents of the Pepperell Center National
Register District would be interested in establishing all or part of this area as a state Historic
District under MGL Chapter 40C. Due to a positive response, the Board of Selectmen established
an historic district study committee in 2001. The following year, the committee proposed a state
historic district that was rejected by voters at a special town meeting in October 2002.

CURRENT ISSUES AND OPPORTUNITIES
Railroad Square/Main Street
Pepperell’s historic district contains stately
colonial homes, municipal and cultural
institutions, monuments, town squares, and
cemeteries. Regrettably, the classic New England
Village atmosphere of this district is marred by a
host of problems. Many of the large historic
homes cannot be maintained as single family
structures. The current zoning needs to be
modified to permit their subdivision as
condominiums, lodging or possibly mixed use
structures for home businesses. The re-use of the
Town Hall and Public Safety Building needs to
be explored as these properties can no longer be
sustained for their current municipal functions.
Demolition Delay
The historic homes and businesses throughout
town help define Pepperell’s special character.
Many structures with historical significance have
been lost over the last 25 years. During the 1980s
seven historic building were demolished or
remodeled so that historical significance was
lost; in the 1990s five historic structures were
lost. Between 2000 and 2005 another ten were
destroyed, most of which were demolitions to
make way for new construction. To obtain some
protection that special historic structures will not
be demolished without undergoing a review of
their re-use feasibility, the Town should consider
a demolition delay bylaw.

Does the creation of historic districts discourage
investment in the designated properties?
A number of studies have been undertaken to assess
the economic impacts of undertaking preservation
strategies. These strategies usually include district
designation, organization of a public review process
to monitor change, and the adoption of programs to
encourage both public and private investment. One
study noted twenty lessons learned from historic
district designation, including the following:
• There is no evidence that local historic districts have an
adverse effect on property values. In fact, studies
have shown that properties within the designated
districts have 20% to 27% higher values and
appreciate at an annual rate of 50% higher than
similar homes that are not in an area with
preservation restrictions.
• Historic districts do not deny the right of a property
owner to fully enjoy the appreciation of a property in
the overall market conditions.
• Local historic districts do not discourage reinvestment
in existing buildings.
• The stability of residential historic districts is
paralleled by businesses downtown‐historic downtowns
provide the location of choice for businesses.
• Historic districts do allow for new construction.
• Local historic districts are about more than the color of
the shutters; they have emerged as a central vehicle for
reestablishing a sense of community in towns and cities
of all sizes.

Historic District Designation
Pepperell Center Historic District: To date the town has no local historic districts and so has
minimal protection from the impacts of infill development and redevelopment of historic
buildings. The special qualities of the Pepperell Center Historic District will be lost unless there is
a concerted effort through the adoption of incentives and regulatory strategies to protect this area.
The layout and building design could serve as a model for other village areas in Pepperell.

Larry Koff & Associates
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North Pepperell: The area south of the New Hampshire line along Hollis Street has the potential
for historic district designation. The area currently contains two Agricultural Preservation
Restriction areas. The designation of another historic district in Pepperell would require
considerable work and broad support in the community.
Scenic Roads
The current bylaw designates every road in Pepperell as scenic. This designation is excessively
broad and as a consequence difficult to enforce. The town needs to differentiate between roads
where the bylaw is appropriate and where it is not. Developers should be required to restore stone
walls and replant trees if damaged during construction. (Further discussion is provided in the
Transportation section.)

HISTORIC PRESERVATION GOALS
¾

Identify a preservation vision for the town that incorporates historic residential, cultural,
commercial, industrial and scenic areas and structures.

¾

Use historic rural and village townscapes as a model for future desired development patterns.

¾

Identify a level of oversight protection appropriate for Pepperell.

HISTORIC PRESERVATION STRATEGIES
¾

Implement regulatory strategies.
¾
Adopt a Demolition Delay bylaw.
¾
Add performance standards to the Zoning Bylaw and include preservation of historic
buildings.
¾
Revise Scenic Road Bylaw.
¾
Modify Site Plan Review Bylaw to allow Historic Commission review of properties with
historic preservation issues.
¾
Modify zoning to allow historic development pattern within appropriate areas.
¾
Modify zoning to allow adaptive reuse of large, historic single family structures.

¾

Investigate funding strategies.
¾
Adopt the Community Preservation Act and devote funding to renovations for public use.

¾

Revitalize historic villages.
¾
Increase density in the historic district; reduce parking regulations to accommodate
density.
¾
Promote tourism.

¾

Consider Pepperell Center and North Pepperell as candidates for local and/or national historic
district designation.
¾
Maintain the townwide cultural resources inventory (as required by Massachusetts
Historical Commission to enable future National Register nominations).

¾

Renovate historic structures.
¾
Place historic preservation restrictions on buildings before offering for sale (Town Hall,
Public Safety Building when no longer in use).

Larry Koff & Associates
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VII. PUBLIC FACILITIES & SERVICES
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PEPPERELL’S PUBLIC FACILITIES AND SERVICES SNAPSHOT
Fiscal Year 2006 Schedule A: Actual Revenue and Expenditures

Revenues

General
Fund
15,375,653

Expenditures
Police
Fire
Education
Public Works
Debt Service
Health Ins.
Pension
Other

16,025,044
1,507,373
468,901
9,398,529
938,072
300,052
506,806
386,288
2,519,023

% GF
Expenditures

Special
Revenue
1,164,929

Capital
Projects
0

Enterprise
Funds
3,176,229

Trust
Revenue
67,323

% Total
Expenditures

Total
19,784,134

618,316
13,143
3,253,863
105,994 20,016,360
1,507,373
9.4%
0
0
0
0
7.5%
468,901
2.9%
0
0
0
0
2.3%
9,398,529
58.7%
0
0
0
0
47.0%
4,089,148
5.9%
199,022
0
2,952,054
0
20.4%
300,052
1.9%
0
0
0
0
1.5%
0
506,806
3.2%
0
0
0
2.5%
0
386,288
2.4%
0
0
0
1.9%
3,359,263
15.7%
419,294
13,143
301,809
105,994
16.8%
Source: MA Department of Revenue, Division of Local Services, At A Glance Report for Pepperell

Town Facilities
Town Hall
Town Hall Annex and Garage
Lawrence Library
Fire Station 2
Fire Station 3
Public Safety Complex (Police Station,
Communications Dept., Fire &
Ambulance Dept. Offices)
Cemetery Building and Heald
Cemetery
Walton Cemetery
Community Center
Highway Garage
Water Dept.
Sewerage Plant & Electrical Equipment
Pumping Stations

Solid Waste Transfer Station
Can Station
Civil Defense Building
DAR Building

1 Main Street
4 Elm Street
15 Main Street
38 Park Street
45 Lowell Road
59 Main Street
Town Hall
40 & 42 Heald Street
Park Street
4 Hollis Street
47 Lowell Street
15 Canal Street
47 Nashua Road
Bemis Road (water)
15 Jersey Street (water)
Mason Street (water)
Sheffield Street (sewage)
Boynton Street
Heald Street
Groton Street
2/4 Main Street

Public Safety Complex

Fire Station 2
Larry Koff & Associates
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CHANGES SINCE 1998 MASTER PLAN
Pepperell continues to evolve from a rural to a suburban community. The quality of the town’s
municipal facilities and services is a critical factor in this transition. As Pepperell’s growing
population extends along rural roads throughout the town, there is an impact on the town’s ability
to provide a uniform level of service to its citizens at reasonable costs. In order to sustain a
growing population, water and sewer service and maintenance of town roads are essential, along
with proper enforcement of Board of Health regulations. Of particular concern are the existing
outdated facilities for town staff, public safety, and public works. In stark contrast to the
improvements in local schools, the decline in these facilities since the 1998 Master Plan highlight
the need for undertaking capital improvements, staffing and management reforms. In addition, the
town has relied on volunteers for emergency services, which is increasingly a challenge as
residents work longer distances from home. In short, the management capacity at Town Hall is
increasingly required to deliver the services of a multifaceted corporation with limited funding
and personnel in outdated facilities. There is a window of opportunity over the next three years in
the town’s bonding capacity to take on needed improvements.

CURRENT ISSUES & OPPORTUNITIES
Public Safety
The Fire and Ambulance Department headquarters, Police Station, and
Communications Department are housed in the Public Safety Complex.
Communications services police and fire emergency calls as well as off
hour calls for Public Works, School Department, etc. Fire Station 2
(Park Street) houses two fire trucks, two ambulances, and an office for
ambulance. Fire Station 3 (Jersey Street) houses seven fire trucks.
Pepperell’s Fire Department consists of three fire companies and one
EMS company. Staff is on-call with the exception of the full-time Fire
Chief and two ambulance employees for billing and administration.
Each fire company has 15 firefighters and one captain; there are 25
EMTs, some of whom also serve as fire fighters. There are always two
to three EMTs on call who are paid per call response.
Issues with existing facilities
¾ The Public Safety Building, the former Shattuck School, was never
adequately renovated in the early 1980s for its current use. The jail
and garage are located in the basement. Expansion of the building
is not feasible due to insufficient parking and adjacent wetlands;
renovations in 1999 were estimated at $4.5 million.
¾

Built in 1979, Fire Station #2 is crowded and in need of repairs.
Relocating the ambulances would provide additional space for fire
trucks.

Larry Koff & Associates
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Public Works
Sewer
Since the completion of the 1998 Master Plan, the town
has completed an upgrade to its sewer system and
created a Sewer Overlay District designating a boundary
for sewer expansion (See Public Facilities Map).
Much of Pepperell will remain on septic systems. The
Public Works Department estimates that the district
could accommodate 1,000 additional units. Only
properties abutting the Sewer District may be connected.
200 existing units have already reserved capacity. Those
that choose not to connect to sewer lines running by
their homes must pay a sewer maintenance fee to pay
for the capacity that must be reserved by State statute.

Town‐owned Capital Facilities
Sewer
 Capacity: 1.1 million gpd (25% for
Groton)
 Demand: 475,000 – 500,000 gpd
Water
 Capacity: 3 million gpd (2.3 million
gpd maximum pumping safe yield)
 Demand: 0.733 million gpd
 Per capita consumption: 65 gpd

The DPW recently completed a connection fee study. The Board of Public Works will review this
study and work with the DPW to restructure the fees charged for water and sewer connections.
Any fee restructuring will not impact existing customers.
A new sewer line is being constructed to serve the Suburban Mobile Home Park. The new line
will begin at Heald and Sheffield, extend west on Heald to Maple, then north on Maple to the
intersection with Chestnut.
Issues
¾ The DPW intends to have a sewer buildout plan for the sewer district completed by the end of
2006. A five-year sewer extension buildout strategy is needed to identify where new lines will
go, how many dwelling units they will serve, and how they will be financed. The priority
should be on servicing locations with wastewater disposal problems, protecting water bodies
from pollution, and meeting the town’s housing needs as identified in the Affordable Housing
Plan.
¾

New zoning encouraging higher densities within the district should be matched against the
projected sewer capacity.

Water Supply
Approximately 70% of the town has public water. The areas not currently served by public water
are primarily located in the northwest and southern areas of town. It is not likely that these areas
will receive public water in the future.
Pepperell currently has four wells—Jersey 1 & 2 and Bemis 1 & 2. The newest well, Bemis 2,
was approved by DEP for 0.626 million gallons per day (gpd); however, both Bemis 1 & 2
working simultaneously may not exceed 1.152 million gpd. Bemis 2 will be completed by April
2007.
The DPW is continuing to look for sites for a new well. The department is considering two sites
on opposite sides of the Nashua River near the Dunstable town line. Fall 2006 Town Meeting
approved $153,000 for appraisals and testing of these sites.
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Issues
¾ A Growth Management Study is needed to identify a schedule for infrastructure growth and
replacement. Fee restructuring based on a recent connection fee study is underway.
¾
The Town does not have water betterment fees; these may need to be established.
¾
Problems with water flow and pressure need to be addressed.
¾
The expansion of water lines to service Bayberry Road, Blood Street, Shirley Street, and
Mt. Lebanon Street should be considered.
¾

The DPW needs to address leak detection and other conservation strategies.

¾

If increased density is going to be permitted where there is not public water and sewer, the
Water Department will need to adopt minimum lot size standards.

¾

Water supply protection
¾
At Jersey Street wells, the town should connect the abutting property to the sewer system
in order to protect against nitrogen loading.
¾
Draft well regulations currently under review include a provision prohibiting the
installation of irrigation wells within the Zone II of existing town wells.

¾

The development of the mill property in Railroad Square will impact both available capacity
at the treatment plant and the demand for water.

Board of Health
Within most of Pepperell and in particular in the areas zoned Rural Residential outside the sewer
district, the soils are glacial till. A large lot (minimum of one acre) is necessary, as it is not easy
to find soils that will easily perk. Development should also be restricted within the flood plain at
the intersection of Route 119 near Groton and River Road. In addition to these development
constraints, staff limitations restrict system inspections to when there is a complaint or a transfer
of property, i.e. approximately 100 homes annually of which about 20% fail each year.

Town Hall
The Pepperell Town Hall was erected in 1874. It provides office space for nine departments and
approximately nineteen people. The office space is inadequate; offices on the first floor have no
privacy and there is no file storage capacity. The infrastructure cannot be improved at a
reasonable cost due to needs for water and sewer, air conditioning, and handicapped access. A
rear trailer office structure for the Conservation Agent is deteriorating and in need of
replacement.
Pepperell’s Schools

Schools
The existing elementary and
middle schools in Pepperell are
in good condition and have
surplus classroom space at all
levels.
The Regional High School will
need to undergo a substantial
renovation within the next five
years.
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Grades

# of
Students

Room for
Growth

Peter Fitzpatrick
School

Pre‐K –
2

580

Vacant
rooms

2–5

525

8 vacant
rooms

6 ‐‐ 8

560

Capacity
for 800

9 ‐‐ 12

1,250

Varnum Brook
Elementary School
Nissitissit Middle
School
North Middlesex
Regional High School
(Townsend)

Construction
1938
Additions in
1967 & 1994
1979
Major addition
in 1997
2002
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PUBLIC FACILITIES & SERVICES STRATEGIES

¾

Initiate Public Facility Planning for the Town Hall, Public Safety Complex, Public Works
yards, and fire stations.
¾
Initiate a study and space needs analysis of town offices through the Inter-Departmental
Committee. A Town Hall that serves the space needs of all town departments in facilities
with a reasonable degree of privacy, storage space, modern wiring and plumbing and that
provides accessible meeting space for the public will greatly enhance the efficient
delivery of municipal services.
¾
Evaluate condition & expansion capability of Park Street Fire Station 2.
¾
Evaluate the proposed Public Safety Complex. The two-story, 18,000 sq. ft. Police
Station would include an office for the communication department. An additional 2,000
sq. ft. are proposed for relocating two ambulances from Park Street Station #2. The
approximate cost estimate is $7–$8 million.
¾
Evaluate feasibility of a second Public Works Yard to service the northwestern part of
town.

¾

Undertake sewer and water infrastructure planning.
¾
Conduct a buildout analysis for sewer given projected zoning changes.

¾

Enhance education and enforcement efforts of Board of Health Department
¾
Implement an aggressive public education program in order to enhance nitrogen removal
within the WRPOD.
¾
Plan and initiate a mandatory local inspection program for shared and private septic
systems.

¾

Adopt a uniform bylaw for stormwater protection, coordinating Planning, Conservation
Commission, and Board of Health.

¾

Update Flood maps.
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VIII. TRANSPORTATION
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PEPPERELL’S TRANSPORTATION SNAPSHOT
Means of Travel
¾

Road miles: Over 80

Primary and secondary public roads
¾ DPW Maintenance Division responsible for
operation and maintenance (snow removal,
traffic light and sign maintenance, sidewalk and
road improvement)
Private roads
¾ Include shared driveways and roads not
accepted by the Town
State roads
¾ Route 111: Runs north/south to the New
Hampshire border, meets Route 119 in the
southern end of the town, and passes through
the center
¾ Route 113: Runs east/west from Dunstable until
it meets with Route 119 near the Townsend
border, and crosses through the center
¾ Route 119: Runs east/west through the southern
end of town
Interstate
¾ Pepperell has no direct access to an interstate
Public Transportation
¾ Nearest commuter rail stations: Ayer (7 miles
from town) and Shirley (9 miles from town). A
lack of parking at these stations limits the
feasibility of Pepperell residents utilizing the
commuter rail.
¾ Lowell Regional Transit Authority (LRTA):
Paratransit services are available for the elderly
and disabled through LRTAʹs Road Runner
program

Transportation Issues
Most Heavily Traveled Roads
¾ Route 119: Average 13,000 ADT
¾ Route 113: Average 8,500 ADT
¾ Route 111: Average 6,000 ADT
High Accident Intersections
¾ Town Hall (intersection of Main, Park, Elm & Townsend)
especially at 3:30 p.m.
¾ Main St. & Mill St. (Dunkin’ Donuts)
¾ Route 119 & Shirley St.
¾ Railroad Square
¾ Mill St. & Nashua Rd.
Problem Intersections
¾ Hollis St. at Groton St. and Brookline St. (intersection
doesn’t line up)
¾ Elm St. at River Rd. (bring to a 90 degree turn)
¾ Railroad Square (looking at concepts)
¾ Town Hall (analysis found that a traffic light isn’t required)
Accident Reports
2005
2004
2003
2002
2001

220
210
208
245
229

Commuting Patterns
¾ Mean travel time to work (2000): 35 minutes
¾ Increase since 1990: 6 minutes
¾ Walk, bicycle or work from home: 250 (3%)
¾ Travel less than 10 minutes to work: 542 (10%)
¾ Travel more than 45 minutes to work: 1,826
(32%)
¾ Drove alone: 5,053 (86%)
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CURRENT ISSUES AND OPPORTUNITIES
Planned Roadway Improvements
The 2007-2010 Roadway Improvement Program for the Northern Middlesex Region (Northern
Middlesex COG) mentions two roadway improvement projects that have been under discussion.
Mill Street: Reconstruction of the Mill Street Bridge project will likely take place after
completion of the Groton Street Bridge.
Townsend Street: Townsend Street (located within the sewer district) should be widened
between Main and Bancroft Streets by four feet, and the curve at Mason Street removed. This
project has been under consideration for some time, but will be challenging to implement in
the near future because of the land takings involved and the cost of the design and acquisition
that the Town would have to fund.
The Town is interested in road improvements at the Brookline St. and Hollis St. intersection. As
traffic increases, the current layout of this intersection will become increasingly problematic. One
option is for the Town to reconfigure the intersection, which would require purchasing the house
in the island.

Roadway Standards
Existing Standards
In rural communities such as Pepperell, existing roadway standards are often at odds with the
dimensions and natural surroundings of large portions of a town’s roads. Still, it is possible to
improve the safety and function of roadways and to build new roadways without sacrificing local
character. State and Federal regulations provide flexibility to enable communities to incorporate
irregularities in road conditions and to preserve features that are important to them. A guide
document by FRCOG, Design Alternatives for Rural Roads, describes the rationale for applying
flexible standards and design alternatives that have resulted in improvements of major roadways
compatible with rural character.2
As is provided for in the town’s scenic road bylaw, public participation in the planning process is
critical to achieving roadway designs that meet a range of goals including safety, aesthetics, cost
effectiveness and environmental sensitivity. On the other hand a lack of clear parameters can
make public process overly burdensome or undermine its effective role in the design of roadway
upgrades.
New Road Requirements
Pepperell’s Subdivision Rules
and Regulations provide for
generously proportioned roads to
be created in new subdivisions.
These guidelines are, in some
cases, out of scale with the rural
character of the town and with
the low-density residential

Road Widths, Pepperell Subdivision Rules and Regulations
Type of Road
Minor
Subcollector
Collector

Right of
Way
50 ft.
50 ft.
50 ft.

Gravel
Width
26 ft.
26 ft.
38 ft.

Pavement
Width
24 ft.
24 ft.
35 ft.

Crown
3 in.
3 in.
4 in.

2

Design Alternatives for Rural Roads, Franklin Regional Council of Governments (see Transportation
Exhibit 2)
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neighborhoods they serve. The lack of standards for low-capacity small roadways may encourage
abuse of the provisions that allow for shared driveways which effectively become substandard
private roads. At the same time, reducing the required pavement area and allowing for “country
drainage” swales in place of granite curbing would help to improve stormwater management and
potentially reduce maintenance costs. Especially in areas with sensitive natural resources, more
flexible roadways standards could allow for “Low Impact Design”. Such flexible standards would
be particularly appropriate for use in cluster subdivisions, where they can contribute to better site
design (environmentally and aesthetically), as well as provide a significant cost incentive.
Recommended standards for roads and sidewalks are provided in Exhibit 3.
Common Driveways
In contrast to the requirements for new subdivision roads, the provisions for common driveways
in the Zoning Bylaw are fairly lenient. While the roadway standards may be adequate for actual
driveways (30 foot easement, 16 foot travel way and 2 foot shoulder on either side), the bylaw
does not limit the length of common driveways, which may serve up to a total of five houses. A
limit on the total length of common driveways and/or a reduction in the number of homes that
may be served by common driveways could provide more assurance that roadways will meet
adequate standards. Subdivision regulations limit dead end streets to 500 feet, or up to 750 feet
under special circumstances. Similar standards might be considered for common driveways.
Another alternative would be to allow shared driveways only as part of a flexible development,
back lot, or cluster subdivision plan, in order to facilitate better site design or the preservation of
open space or natural resource features.
Scenic Roads
Changes to Pepperell’s Scenic Roads Bylaw would provide better guidance for balancing the
protection of historic character and the need for maintenance on scenic roads. The current bylaw
is very broad, covering almost all of the roadways in town, but is extremely brief, vague, and
open-ended. The bylaw is in need of more specificity, particularly with respect to criteria for
inclusion as scenic roads, procedures, coordination, and enforcement.
A particularly well-articulated bylaw from the Town of Belchertown is recommended as a model
(see Exhibit 4). In particular, some of the provisions that would be most critical for the Scenic
Roads Bylaw to include are: Definitions, Criteria for Designation as a Scenic Road, Procedure for
Changing Scenic Road Designation, Enforcement, and Emergency Repairs. In addition, as
alterations impacting trees within the public right of way are already subject to the "Shade Trees"
law (M.G.L. Ch. 87), the Scenic Roads Bylaw could also clarify the procedure for coordination
between the Tree Warden and the Planning Board.
Pedestrian Facilities
Pepperell is better served with sidewalks than many comparable communities, but in some areas
existing sidewalks and the sidewalk requirements in the Subdivision Rules and Regulations are
not in line with pedestrian needs. Coordination of sidewalk planning and trail system planning
could provide a more accessible and functional trail system network. Recommended sidewalk
standards and priorities for sidewalk construction are shown in Exhibit 3. The Open Space and
Recreation Plan includes a discussion of trail system issues and strategies that should be
integrated with transportation planning.
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Asset Management Plan
An Asset Management Plan allows
municipalities to effectively oversee and
control their assets in order to encourage
their more productive and responsible use.
Plans typically include fixed assets such as
land or real estate and infrastructure such as
buildings, water supply and related systems,
road networks, power plants and equipment,
transportation and communication systems.
For asset management to be successful, it
must be linked with the town’s overall
development plans. The Planning
Department or Public Works Department
can be in charge of inventory maintenance
and plan preparation. Overall, an asset
management system includes inventory,
valuation, portfolio analysis, negotiation,
and decisions about best use.3

Establishing a Municipal Asset Inventory
 List major municipal assets
 Identify properties in use by major function
 Examine current development plans for
property

New uses

Private sector interest, potential for sale,
lease

Proposal to use the asset by other
municipal or government departments

New public sector projects (e.g. road
project)
 Identify properties that are vacant or otherwise
indicated as surplus
 Identify key characteristics such as legal and
physical condition, use, maintenance costs,
environmental aspects, and positive and
negative attributes

TRANSPORTATION GOALS
¾

Provide for safe roadways and
efficient flow of traffic.

¾

Protect historic character of the
town’s existing roadways.

¾

Provide standards for new
roadways that are adequate yet
in scale with rural character and
environmental sensitivity.

¾

Coordinate trail system and
sidewalk planning to provide a
continuous pedestrian network
that is in line with pedestrian
needs.

¾

Ensure that sidewalk standards
are in line with pedestrian needs.

3

This information was adapted from Strategic Municipal Asset Management, RTI International, 2006. See
http://www.mftf.org/resources/index.cfm?fuseaction=throwpub&ID=161.
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TRANSPORTATION STRATEGIES
¾

Create a more specific Scenic Roads Bylaw in terms of inclusion as scenic roads, procedures,
coordination, and enforcement.

¾

Improve roadway standards for new roads so that they are in scale with local rural character
and Low Impact Design principles.
¾
Modify subdivision rules and regulations to provide more flexibility in new road design
and/or a new classification for smaller roads in outlying areas.
¾
Consider modifying OSRD Bylaw to allow more flexible road design standards as an
incentive.

¾

Undertake needed intersection improvements at high accident and problem intersections.
¾
Investigate possibility of reconfiguring the Hollis St. and Brookline St. intersection to
create a clean four-way intersection.

¾

Prepare an Asset Management Plan.

¾

Coordinate sidewalk planning and trail system planning to provide a better pedestrian
network.
¾
Develop coordinated sidewalk and trails plan.

¾

Modify zoning regulations regarding common driveways.
¾
Reduce the number of homes that may be served and limit the length of common
driveways.
¾
Allow common driveways only in open space residential developments or as part of a
flexible development bylaw to improve site design and/or protect open space and scenic
views.
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IX.

IMPLEMENTATION

The following table contains a list of all strategies for each element. Many of these strategies are
designed to facilitate growth management and will require the modification of local regulatory
bylaws involving resource protection, flood zone protection, stormwater protection, and historic
preservation. Implementation of these strategies will require the input and consensus of various
boards and committees. Utilizing the existing Inter-Departmental Committee as a Growth
Management Planning/Development Review Committee that facilitates coordination between
boards and committees on issues impacting multiple departments will result in quicker
implementation of the strategies.

STRATEGIES
Housing
Implement regulatory strategies.
¾

Establish overlay districts to permit increased density, mixed uses, and inclusionary housing.

¾

Encourage use of Mixed Use Overlay District beyond the mill site.

¾

Review existing zoning with respect to incentives. Establish an Inclusionary Zoning Bylaw
with incentives that encourages a percentage of affordable housing within new
developments with more than a base number of units.

¾

Monitor success of Open Space Residential Development Bylaw and amend if appropriate.

¾

Consider 40R Smart Growth Overlay District.

Encourage re‐use or redevelopment of underutilized property, i.e., large old homes, mill
property, etc.
Consider passage of the Community Preservation Act to raise money for affordable housing.
Work with Common Ground Development Corporation (Community Teamwork, Inc., Lowell)
on affordable housing strategies, expiring uses, and negotiations with developers (Housing
Committee and Housing Authority).
Negotiate with developers to get agreement on affordable development projects that meet town
requirements for density and housing types, i.e., friendly 40B LIP Projects.
Adopt criteria for acceptable 40B projects (Housing Committee and Planning Board).
Dedicate Town‐owned land for new affordable housing.
Consider other sources as alternative development models.
¾

Housing Authority/Housing Trust

¾

Regional Nonprofit Housing Corporations

¾

Community Land Trust

¾

Local Housing Trust Fund
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Economic Development
Improve the Railroad Square business area.
¾

Utilize the Mixed Use Overlay District as incentive for revitalization.

¾

Adopt design standards to reinforce the Square’s historical character.

¾

Utilize the presence of the Nashua River and the Nashua River Rail Trail.

¾

Facilitate mill revitalization by ensuring funding of consultant support to the Planning Board
for ongoing project review of engineering and design issues.

Preserve Pepperell’s agriculture.
¾

Protect prime agricultural land through land acquisition, purchase by land trust, or by
encouraging land owners to place agricultural preservation restrictions on their land.

¾

Encourage the Agricultural Advisory Board to work with the farms and the Town to identify
incentives that will foster protection and enhancement of local agriculture.

¾

Promote eco‐tourism.

Ease unduly limiting restrictions on home‐based businesses to allow those that are not intrusive
in residential neighborhoods, such as artists, agriculture, consultants, and hospitality.
Ensure that commercial activity does not adversely impact natural resources.
¾

Limit commercial activity to agriculture‐related uses within the flood zone.

¾

Focus development in Railroad Square and existing industrial parks.

Consider overlay districts to establish mixed use village centers in the Historic District and along
Hollis Street to the Brookline Street intersection.
Protect the existing industrial parks by encouraging appropriate industrial uses.

Open Space & Recreation
Promote a cooperative and regional approach to open space and recreation planning.
¾ Encourage
¾ Include
¾

communication and cooperation between Town boards and commissions.

local land trusts and other nonprofit organizations in the Town’s planning.

Continue and increase Town participation in regional efforts such as ACEC Stewardship and
the Source Water Protection Initiative.

Consider the following regulatory strategies for Agricultural Land Protection.
¾ Back

Lot Development with Farmland Set Aside

¾ Massachusetts
¾ Reduced
¾ Limited
¾

Agricultural Preservation Restriction Program

tax status (Chapter 61, 61A, 61B)

Land Development

Scenic Farm Byway designation
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Open Space & Recreation
Implement coordinated regulatory strategies.
¾ Preserve

Pepperell’s public and private water supplies. Permanently protect open space in
the WRPOD. Priorities include Well Protection (Zone II) land, surface water and wetland
resources, and other open land in the watersheds of Blood, Gulf, Stewart, and Reedy
Meadow Brooks, and Heald and Coon Tree Ponds.

¾ Protect

sensitive natural resources, including land abutting wetlands, water bodies, and
wildlife habitat.

¾

Protect the flood zones.

Form an oversight ad hoc committee.
¾ Study

open space buildout possibilities and update the list of priority parcels for permanent
protection.

¾ Evaluate

recreation program to plan for future open space and program needs.

¾ Examine

financing and evaluate CPA adoption.

¾

Evaluate and update management plans for Conservation Land parcels, Water Department
lands, and the Town Forest.

Undertake Trail System planning to enhance resource protection, open space residential
development, and safe pedestrian access.
¾ Analyze

the trail network not just in terms of recreation but as an alternative mode of
transportation (i.e. trail to High School on Harbor St.).

¾ Promote

a trail network that increases connectivity between recreational areas and
neighborhoods.

¾

Promote public access and maintenance.

Restrict Sewer District expansion to designated areas with minimal natural resources.
¾ To

protect river and habitat resources and promote groundwater recharge, the Sewer District
should be limited to areas where increased density and development is encouraged.

Increase access for all people to open space and recreation lands and programs.
¾ Provide

information and widely publicize lands and programs.

¾ Sponsor

programs for all ages on natural history and the relationship between people and
the environment.

¾ Evaluate
¾

recreational offerings to ensure they meet community needs.

Improve access for people with disabilities.

Historic Preservation
Implement regulatory strategies.
¾ Adopt

a Demolition Delay bylaw.

¾ Add

performance standards to the Zoning Bylaw and include preservation of historic
buildings.

¾ Revise

Scenic Road Bylaw.
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Historic Preservation
¾ Modify

Site Plan Review Bylaw to allow Historic Commission review of properties with
historic preservation issues.

¾ Modify
¾

zoning to allow historic development pattern within appropriate areas.

Modify zoning to allow adaptive reuse of large, historic single family structures.

Investigate funding strategies.
¾ Adopt

the Community Preservation Act and devote funding to renovations for public use.

Revitalize historic villages.
¾ Increase
¾

density in the historic district; reduce parking regulations to accommodate density.

Promote tourism.

Consider Pepperell Center and North Pepperell as candidates for local and/or national historic
district designation.
¾ Maintain

the townwide cultural resources inventory (as required by Massachusetts
Historical Commission to enable future National Register nominations).

Renovate historic structures.
¾ Place

historic preservation restrictions on buildings before offering for sale (Town Hall,
Public Safety Building when no longer in use).

Public Facilities & Services
Initiate Public Facility Planning for the Town Hall, Public Safety Complex, Public Works yards,
and the fire stations.
¾ Initiate

a study and space needs analysis of town offices, public safety, and public works
through the Inter‐Departmental Committee.

¾ Evaluate

condition and expansion capability of Park Street Fire Station 2.

¾ Evaluate

the proposed Public Safety Complex.

¾

Evaluate feasibility of a second Public Works Yard to service the northwestern part of town.

Undertake sewer and water infrastructure planning.
¾ Conduct

a buildout analysis for sewer given projected zoning changes.

Enhance education and enforcement efforts of Board of Health Department.
¾ Implement

an aggressive public education program in order to enhance nitrogen removal
within the WRPOD.

¾

Plan and initiate a mandatory local inspection program for shared and private septic
systems.

Adopt uniform bylaw for stormwater protection, coordinating Planning, Conservation
Commission, and Board of Health.
Update Flood maps.
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Transportation
Create a more specific Scenic Roads Bylaw in terms of inclusion as scenic roads, procedures,
coordination, and enforcement.
Improve roadway standards for new roads so that they are in scale with local rural character and
Low Impact Design principles.
¾ Modify

subdivision rules and regulations to provide more flexibility in new road design
and/or a new classification for smaller roads in outlying areas.

¾

Consider modifying the OSRD Bylaw to allow more flexible road design standards as an
incentive.

Undertake needed intersection improvements at high accident and problem intersections.
¾ Investigate

possibility of reconfiguring the Hollis St. and Brookline St. intersection to create a
clean four‐way intersection.

Prepare an Asset Management Plan.
Coordinate sidewalk planning and trail system planning to provide a better pedestrian network.
¾ Develop

coordinated sidewalk and trails plans.

Modify zoning regulations regarding common driveways.
¾ Reduce
¾

the number of homes that may be served and limit the length of common driveways.

Allow common driveways only in open space residential developments or as part of a
flexible development bylaw to improve site design and/or protect open space and scenic
views.
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TRANSPORTATION APPENDIX 1: TRANSPORTATION DATA
Means of Transportation to Work

Subject
Workers 16 years & over
Drove alone
Carpooled
Public transportation (including
taxicab)
Bicycle or walked
Motorcycle or other means
Worked at home

1990 Census

2000 Census

Change 1990 to
2000
Number Percent
737
14.4
763
17.8
‐9
‐1.8

Number
5,123
4,290
508

Percent
100.0
83.7
9.9

Number
5,860
5,053
499

Percent
100.0
86.2
8.5

29

0.6

50

0.9

21

72.4

87
25
184

1.7
0.5
3.6

43
8
207

0.7
0.1
3.5

‐44
‐17
23

‐50.6
‐68.0
12.5

Source: Census Transportation Planning Package 2000

Travel Time to Work

Subject
Workers who did not work at
home
Less than 5 minutes
5 to 9 minutes
10 to 14 minutes
15 to 19 minutes
20 to 29 minutes
30 to 44 minutes
Workers who did not work at
home
Less than 5 minutes
5 to 9 minutes

1990 Census

2000 Census

Change 1990 to
2000
Number Percent

Number

Percent

Number

Percent

4,930

100.0

5,653

100.0

714

14.5

150
453
539
427
970
1,291

3.0
9.2
10.9
8.6
19.6
26.1

130
412
499
451
987
1,348

2.3
7.3
8.8
8.0
17.5
23.8

‐20
‐41
‐40
24
17
57

‐13.3
‐9.1
‐7.4
5.6
1.8
4.4

4,930

100.0

5,653

100.0

714

14.5

150
453

3.0
9.2

130
412

2.3
7.3

‐20
‐41

‐13.3
‐9.1

Source: Census Transportation Planning Package 2000
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Pepperell Traffic Counts, 1995 – 2006
Location

Year
Counted
Counted
By

ADT

Location
Route 111(River Rd.) N of Elm St.

Brookline St. @ NH State Line

1998
2003

NMCOG
NMCOG

1,600
1,500

Brookline St. S of Boynton St.

2001

NMCOG

2,200

2004

NMCOG

2,000

Canal Rd. @ Route 111 (Nashua Rd.)

2002
2005

NMCOG
NMCOG

2,900
1,900

East St. @ Dunstable Town Line

2001

NMCOG

410

2003

NMCOG

540

Elm St. North of Route 111 (River Rd.)

2002

NMCOG

Groton St. E of Mill St.

2000

Groton St. S of Tarbell St. (Route 113)

Year
Counted
ADT
Counted
By
1998
2003

NMCOG 4,600
NMCOG 4,800

2006

NMCOG 3,100

1998

NMCOG 6,000

2002
2005

NMCOG 6,900
NMCOG 6,100

Route 113 (Groton St.) N of Tarbell St. & S of Main St.

1996

NMCOG 11,500

Route 113 (Dunstable Rd.) @ Dunstable Town Line

1999

NMCOG 7,100

2,100

2000

NMCOG 7,300

NMCOG

5,500

2002

NMCOG 7,900

1999

NMCOG

3,500

2006

NMCOG 7,900

2003

NMCOG

5,300

Route 113 (Main St.) W of Pleasant St.

2004

NMCOG 10,600

2006

NMCOG

4,400

Route 113 (Townsend St.) between Shattuck & Bancroft

2005

NMCOG 7,300

1995
2001

NRPC
NRPC

2,228
2,390

Route 119 (South Rd.) @ Townsend Town Line

1998
2002

NMCOG 14,400
NMCOG 17,700

2003

NRPC

2,337

Route 119 (South Rd.) E of Route 113 (Townsend St.)

1998

NMCOG 9,000

Park St. N of Main St.

2002

NMCOG

2,700

2005

NMCOG 7,900

Route 111 (River Rd.) N of Canal Rd.

2002

NMCOG

3,300

1998

NMCOG 14,800

Route 111 (Nashua Rd.) @ NH State Line

1995
1997

NRPC
NRPC

6,619
6,306

2003
2006

NMCOG 15,000
NMCOG 14,100

1999

NMCOG

5,300

Route 119 (South Rd.) W of Route 111 (River Rd.)

2002

NMCOG 12,000

2001

NMCOG

9,200

Shirley St. S of Route 119 (South Rd.)

2001

NMCOG 2,000

2003
2004

NRPC
NMCOG

7,312
6,800

Hollis St. @ NH State Line

Larry Koff & Associates
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TRANSPORTATION APPENDIX 2: EXCERPT FROM DESIGN ALTERNATIVES FOR RURAL
ROADS, CHAPTER 4, FRANKLIN REGIONAL COUNCIL OF GOVERNMENTS
Traditional Road Width
Massachusetts' Highway Design Manual, 1997 ed., establishes minimum travel lane and shoulder
widths for different types of roads. The width of the travel lane varies according to functional
classification, traffic volumes, design speed, and specific roadway features. Travel lane widths
range between 9 and 12 feet and shoulder widths can range between 2 and 10 feet. However,
transportation design engineers often exceed the minimum design guidelines in an effort to
maximize safety and minimize liability. In reality, the design guidelines do include enough
flexibility to permit a balancing of aesthetic, environmental, and historical considerations with
those of safety as long as the reasoning behind the design decisions is sound. In instances where
designs have been called into question, as part as an accident lawsuit for example, the courts have
generally deferred to “engineering judgment” when sound and logical reasoning has been
demonstrated by a well-documented planning and design process.
On rural roads with attractive natural and historic features, flexibility and balance in the design
process is necessary to keep the character of the landscape intact and need not be at the expense
of safety.
Traditional Shoulder Width/Shoulder Type
Road shoulders are areas beside the travel lane that allow drivers to stop in emergencies and avert
accidents, and are designed with safety in mind. A growing trend is also to allow shoulders to
double as areas to support non-motorized travel, usually bicycling but also occasionally walking.
There are three shoulder types:
 paved shoulders consisting of bituminous or concrete materials;
 stabilized shoulders consisting of bituminous material mixed with gravel to provide a
compacted and relatively smooth surface; and
 unstabilized shoulders consisting of slag, gravel, crushed stone, soil or grass, generally
free of trees and other roadside obstacles.
These shoulder types can also be modified to balance service and aesthetic design as well as
incorporate safety features. They add safety and provide durability to the roadway by supporting
the pavement at the edge of the travel lane. However, on low volume roads where automobile
accidents are few, wide shoulders are generally not necessary. On these types of roads nonmotorized travel will generally take place in the travel lane, and paving the first one or two feet
only can provide both pavement stability and adequate additional room for bicycles to move over
for larger vehicles likes trucks.

Larry Koff & Associates
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TRANSPORTATION APPENDIX 3: STANDARDS FOR SIDEWALKS, BIKES, AND ROADS
Construction Priority of New Sidewalks*
Gaps Within One Half Mile
Schools
Churches
Parks/Recreation Areas
Shopping

Roadway Classification
Arterial
Collector
1
2
1
2
2
3
3
4

Local
3
3
4
5

* Priority ratings range from 1 for the highest and 5 for the lowest.

The above priority plan can be used to assist in scheduling the construction of new sidewalks as
funds become available, while the following recommended guidelines provide some design
specification and standards to be followed during construction.
The recommended guidelines for replacement and installation of sidewalks were developed with
the aid of two research publications.4 The following table provides a set of guidelines that can be
followed when new sidewalks are to be constructed or existing sidewalks are replaced. The
information in the table may be used to determine where sidewalks should be provided based on
the roadway classification and whether or not the sidewalk is being considered along an existing
or new road.
Recommended Guidelines for Sidewalk Installation
Land Use / Roadway
Classification

New Urban & Suburban
Streets

Existing Urban & Suburban

Commercial & Industrial /
All Streets

Both sides

Both sides. Every effort should be
made to add sidewalks where they
do not exist.

Residential / Major Arterials

Both sides

Same as above.

Residential / Collectors

Both sides

Multi‐family – both sides.
Single family dwellings – prefer
both sides, require at least one side.

Residential / Local Streets
More than 4 units/acre

Main roads: both sides
Side Street: one side

Prefer both sides,
require at least one side.

1 to 4 units/acre

Prefer both sides;
require at least one side.

One side preferred.

Source: Transportation Research Board, NCHRP 139, Pedestrian and Traffic Control Measures

To supplement the information in the table, the following set of standards has been developed to
assist in the decision making process and provide some general design guidelines to be followed
during construction:

4

Transportation Research Board, National Cooperative Highway Research Program No. 139, Pedestrian and TrafficControl Measures, Washington, DC, November 1988. Department of Transportation, Federal Highway Administration,
A Manual for Planning Pedestrian Facilities, Washington DC, June 1974.

Larry Koff & Associates
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1. Any local street within two blocks of a school site that would be on a walking route to school
should have a sidewalk on at least one side.
2. Sidewalks may be asphalt.
3. Sidewalks may be omitted where there are no existing or anticipated uses that would generate
pedestrian trips on that side.
4. Where there are service roads, the sidewalk adjacent to the main road may be eliminated and
replaced by a sidewalk adjacent to the service road on the side away from the main road.
5. Where there is new development of 10 or more units, developer must provide up to 2000 feet
of sidewalk in order to connect subdivision to an existing or planned sidewalk system.
6. All new sidewalks should be at least five feet wide and must comply with the access
requirements/standards detailed in the Americans with Disabilities Act and Amendments.
7. Where the right-of-way exists, there should be a grass buffer of at least three or four feet
between the edge of roadway and the edge of the sidewalk.
8. Along historic and scenic roads, sidewalks should be provided in a natural setting.
Suggested Street Standards for Smaller Streets
Characteristic
Width
Right‐of‐way
Pavement ‐ total
‐ travel lanes
‐ shoulder & parking
Sidewalk/Bikeway
Curbing
Minimum Horizontal Radius
Grade
Minimum
Maximum
Intersection
Minimum intersection angle
Minimum intersection offset
Sight stopping distance
Speed Permitted
Maximum

Local (Major)

Local (Minor)

Open Space
Subdivision

40 ft.
24 or 26 ft.

40 ft.
22 ft.

2 x 12 ft.
1 x 8 ft.
1 or 2 x 5 ft.
flexible**
200 ft. or less***

2 x 11 ft.
1 x 8 ft.
1 or 2 x 5 ft.
flexible**
200 ft. or less***

40 ft.
22‐26 ft.
(15’ if one way)
2 x 10 ft.
?
Required
flexible**

0.5%
12%

0.5%
12%

0.5%
?

60%
125 ft.
200 ft.

60%
125 ft.
200 ft.

60%
**
200 ft.

25 mph

25 mph

* Minimum, heavier volumes of traffic may require more travel lanes.
Recommended where sidewalks are provided within 10 feet of travel lane; in the absence of sidewalks, alternatives
consistent with “Low Impact Design” may be used.
*** Function of number of homes in sub‐division; over 50 homes‐200 ft.

Hierarchy; paved surface widths
Streets shall be permitted with paved widths less than that required for conventional subdivisions,
as follows:
Minor local street - minimum paved surface width of 22 feet, if it will carry no more than 200
average daily trips, and prohibit on-street parking; unless one way.
Major local street - minimum paved surface width of 24 feet, if it will carry no more than 350
average daily trips and prohibit on-street parking.
Divided street - with paved surface widths as appropriate to major or minor local streets with two
street segments combined.

Larry Koff & Associates
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TRANSPORTATION APPENDIX 4: BELCHERTOWN SCENIC ROAD BYLAW
00-1

Authority

Statutory Provisions of the Scenic Road Act-M.G.L. Chapter 40, Section 15C.
“Upon recommendation or request of the Planning Board, Conservation Commission, or
Historical Commission of any city or town, such city or town may designate any road in said city
or town other than a numbered route or state highway, as a scenic road.
After a road has been designated as a scenic road, any repair, maintenance, reconstruction, or
paving work done with respect thereto shall not involve or include the cutting or removal of trees,
or the tearing down or destruction of stone walls, or portions thereof, except with prior written
consent of the Planning Board…after a public hearing duly advertised twice in a newspaper of
general circulation in the areas, as to time, date, place, and purpose, the last publication to occur at
least seven days prior to such hearings; provided, however, that when a public hearing must be held
under the provisions of this section and under section three of Chapter 87 (Public Shade Tree Act)
prior to cutting or removal of a tree, such hearings shall be consolidated into a single public hearing
before the Tree Warden and the Planning Board …and notice of such consolidated public hearing
shall be given by the Tree Warden or his deputy as provided in said section three of Chapter 87.
Designation of a road as scenic road shall not affect the eligibility of a city or town to receive
construction or reconstruction aid for such road pursuant to the provisions of Chapter ninety.”
00-2

Purpose

In accordance with the Belchertown Community Plan, the purpose of this bylaw is to maintain
Belchertown’s character and image.
A. To maintain the character of historic and scenic town roads by preserving mature trees and stone walls;

B. To avoid suburban-style road sides by maintaining the present natural beauty along scenic
roads and by encouraging any new development to be compatible with existing road side features;
C. To implement the provisions of the Scenic Road Act, with acknowledgement that roads serve a
transportation function for pedestrians, bicyclists, and equestrians, as well as motorized vehicles.
D. To provide a public process for achieving a balance between the preservation of character
and scenic beauty, public safety, and efficient road maintenance.
00-3 Definitions
For terms not qualified in chapter 40, Section 15C of the Massachusetts General Laws the
following meanings shall apply for the purposes of this by law:
“CUTTING OR REMOVING TREES” – shall mean the removal of one or more trees, trimming
of major branches or cutting of roots sufficient in the tree warden’s written opinion to cause
eventual destruction of a tree. It does not include clearing nuisance growth, routine or emergency
tree maintenance that removes only permanently diseased or damaged limbs, trunks or roots and
dead whole trees or thinning crowded trees as determined by the tree warden
“REPAIR, MAINTENANCE, RECONSTRUCTION, OR PAVING WORK” shall mean any
work done within the right-of-way by any person or agency, public or private. Construction of
new driveways or alteration of existing ones is included, in so far as it takes place within the
Larry Koff & Associates
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right-of-way. Construction or alteration of water, sewer, electricity, telephone, cable TV, or other
utilities within the right-of-way is also included.
“ROAD” – shall mean a vehicular traveled way plus its necessary appurtenances within the
right-of-way including bridge structures, drainage systems, retaining walls, traffic control
devices, and sidewalks, but not intersecting streets or driveways. The right-of-way includes the
area on and within the boundaries of the public way and the air space above. If the boundaries
are not officially known, any affected tree or stone wall shall be presumed to be within the public
right-of-way until shown to be otherwise.
“TEARING DOWN OR DESTROYING STONE WALLS – shall mean the destruction of more
than ten linear feet of stone wall involving more than one cubic foot of wall material per linear foot
above existing grade. Temporary removal and replacement of a stone wall, within a reasonable
period, not to exceed six months, at the same location with the same materials is permitted without
Planning Board approval if the Belchertown Highway Department is notified before the work
begins. Repair of a stone wall not involving removal or destruction is not covered by this bylaw.
“TREES” shall include a tree whose trunk has a diameter of four inches or more as measured
four feet above the ground. Nothing in this definition shall be construed to permit a person, other
than the tree warden or his deputy, to trim, cut down or remove a public shade tree more than one
and one-half inch in diameter one foot from the ground.
00-4 Criteria for Designation as a Scenic Road
In determining which roads or portions of roads should be recommended to Town Meeting for
designation as scenic roads, the following criteria shall be considered:
(A) Overall scenic beauty and character;
(B) Contribution of trees and or stone walls to scenic beauty and character
(C) Age and historic significance of roads, trees, and stone walls
(D) Artificial features such as historic buildings, monuments, burial grounds, farm buildings, and fencing

(E) Road features such as historic layout, surface, carriage width, use restrictions, bridges.
00-5 Procedure for Designating Scenic Roads
The Planning Board, the Board of Selectmen, the Conservation Commission, the Historical
Commission, or a petition of (10) Belchertown citizens may propose “scenic road” designation for
any Belchertown road or specific portion of a road other than a numbered route or state highway as
a scenic road. The Planning Board shall hold a Public Hearing notifying the Selectmen, The Tree
Warden, the Department of Public Works, The Conservation Commission, and the Historical
Commission and the public by advertising twice in a newspaper of general circulation, the first
advertisement to appear at least 14 days prior to the public hearing. The Planning Board shall make
a recommendation to Town Meeting on the merits of designation of the proposed road as a scenic
way. A majority vote of Town Meeting is required for designation. Such designation shall be
effective as of the date of Town Meeting action.
Following designation by Town Meeting, the Planning Board shall:
•
•

Notify all municipal departments;
Indicate such designation on the town zoning map;

Larry Koff & Associates
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•
•

Notify major utility or cable companies or other such parties that may be working on such road;
Notify all property owners abutting the designated road.

00-6 Belchertown Streets subject to the Provisions of the Scenic Road Bylaw.
These will be determined separately.
00-7 Driveway Design Standard
(A) Curb Cuts – Driveway standards shall be consistent with the regulations for curb cuts
contained in the Belchertown Bylaw Chapter 114-Streets and Sidewalks.
(B) Only one driveway cut per lot onto any scenic road shall be allowed.
(C) Stone Wall Removal Limitation
(1) Where stone walls exist the maximum amount of stone wall to be removed shall be the
width of the driveway or new road at the location of the stone wall plus three feet on each
side.
(2) Unless otherwise waived, removed stone shall be used to repair other sections of the
wall along the road.
(3) No wall shall be cut without construction of an appropriate terminus. Appropriate
ends shall consist of stone piers, granite posts, stone walls with tapered ends turning back
onto the lot along the drive, or wooden posts with or without a gate.
(D) Tree Removal Limitation -- No tree with a trunk exceeding 8” in diameter four and one half
feet above ground level shall be cut for a driveway or new road unless the curb cut cannot be safely
located otherwise. Unless otherwise waived, whenever trees are removed, the applicant will plant
equivalent native species elsewhere along the road right of way.
00-8 Procedures
(A) Filing --Any person or organization, seeking consent of the Planning Board under MGL Ch. 40,
Sec. 15C (the Scenic Road Act) regarding the cutting or removal of trees or tearing down of stone
walls or portions thereof, in connection with the repair, maintenance, reconstruction or paving
work, including new driveways (as defined in section 3) on Scenic Roads, shall submit a request in
writing to the Planning Board with the following:
(1)

A plan showing the location and the nature of the proposed action and a description of
the proposed changes to trees and stone walls;

(2)

A statement of the purpose (s) for the change

(3)

A list of owners of property located within 500 feet of the proposed action;

(4)

Any further explanatory information including proposed compensatory actions that may
be useful to the Planning Board prior to the public hearing.

(5)

A filing fee of _____ (adequate to cover advertising the public hearing). Town agencies
shall be exempt from the fee.

(B) Relationship to Public Shade Tree Act (MGL Ch. 87)

Larry Koff & Associates
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Notice shall be given and Planning Board hearings shall be held in conjunction with those held by
the Tree Warden acting under MGL Ch. 87, The Public Shade Tree Act. Consent to an action by
the Planning Board shall not be construed as inferring consent by the Tree Warden. A Planning
Board Decision shall contain a condition that no work shall take place until all applicable
provisions of MGL Ch. 87 have been met.
(C) Notice
The Planning Board shall, as required by statute, give notice of its public hearing by advertising
twice in a newspaper of general circulation in the area, the last publication at least seven days
prior to the public hearing. This notice shall contain a statement as to the time, date, place, and
purpose of the hearing with a description of the action proposed by the applicant. Copies of this
notice shall be sent to the applicant, the Selectmen, the Tree Warden, the DPW superintendent,
the Conservation Commission, the Historical Commission, and the owner of property located
within 500 feet of the proposed action. In event the Planning Board holds a joint hearing with the
Tree Warden acting under MGL Ch. 87, the Tree Warden shall make the advertisement.
(D) Timing of the Hearing
The Planning Board shall hold a public hearing as soon as possible, but no later than 30 days of
receipt of a properly filed request, and shall make a decision within 45 days of that receipt, unless
the applicant agrees to a longer time.
(E)

Decision
(1) The Planning Board shall file its decision with the Town Clerk no later than 15 days
from the hearing unless the applicant agrees to a longer time. Copies of the decision shall
be sent to the applicant, the Tree Warden, the DPW superintendent, the Conservation
Commission, The Selectmen, the Historical Commission and the Zoning Enforcement
Officer.
(2) In rendering its decision, the Planning Board shall review the application as to its
compliance with MGL Ch. 84 Sec. 5, the regulations in this bylaw, and the considerations
listed in the following Section 9.
(3) The Planning Board may require sufficient bond to be posted to cover the costs of
required work within the road right-of-way and to protect existing vegetation and stone
walls. Such bonding will be specified in the Board’s decision.
(4) The approval by the Planning Board under these regulations of a proposed action shall
be valid for two years, after which it shall be void.

00-9 Considerations in Making a Decision
In rendering a decision, the Planning Board shall consider the following:
(A) Community Plan goals including: preservation of character, avoiding suburban roadside
and maintaining the scenic and aesthetic quality of the road.
(B) Preservation of historic values
(C) Protection of natural resources and wildlife habitat
(D) Public safety
(E) Recreational Uses of the road

Larry Koff & Associates
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(F) Traffic Volume, congestion and posted speed limits
(G) Relationship of the road design to the standards in the Subdivision regulations, recognizing
that deviance from “modern” standards should be allowed when a road has been designated
“scenic” by the Townspeople.
(H) Proposed compensatory actions such as replacement of trees or walls
(I) Financial hardship related to design revision to avoid or reduce damage to trees or stone walls.

(J) Functional importance and urgency of repair, maintenance, reconstruction, or paving
(K) Additional evidence contributed by abutters, Town agencies and other interested parties.
00-10 Enforcement
(A) Failure to File
Failure to file with the Planning Board for permission to cut or remove trees or for the destruction
of ten (10) or more feet of stone wall within the right-of-way of a scenic road will require an
immediate filing as detailed above and shall be subject to restoration of the features. Unless
waived, this restoration shall consist of replacing the stone wall on a square-foot per square foot
basis and replacing the trees cut on a diameter-inch per diameter-inch basis at locations specified
by the Planning Board and Tree Warden.
(B) Compliance
Failure to comply with the decision of the Planning Board shall be require restoration as stated
above, and other remedial measures the Planning Board deems necessary.
(C) Authority
The Planning Board and the Tree Warden (where appropriate) shall have the authority to enforce
the provisions of this by-law.
(D) Violations
The Tree Warden may issue a citation for violation of these regulations. A failure to respond to
properly issued citations, or failure to comply with a Planning Board decision, or failure to undertake
required restoration shall be considered a major violation, subject to a fine of not more than three
hundred dollars ($300). Each day that such violation continues shall constitute a separate offense.
00-11 Emergency Repairs
The procedures of this Bylaw shall not apply when the Tree Warden acts in an emergency in
accordance with MGL Chapter 87 to remove fallen trees or limbs that cause an obstruction to
public travel or a dangerous situation with respect to utility lines. In such cases, the Planning
Board must be notified within 5 business days of any action, which, had the threat not existed,
would be a violation of this Bylaw.
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HOUSING APPENDIX 1: Demographics
Population
Pepperell’s population has increased by over 222% over the past fifty years; between 1950 and
2000 the population grew by 7,682 persons. The greatest growth during this period occurred in
the 1960s and 1970s, when Pepperell’s population increased by 35% each decade. Population
growth continued during the following two decades but at a lesser rate (see Figure 1).
Population growth is not unique to Pepperell; in the past decade, the surrounding communities
experienced growth as well (see Table 1). The economic boom of the 1990s resulted in rapid
population growth and housing development in suburban locations throughout the Boston
Metropolitan Area. Comparison with other communities in the region reveals that Pepperell’s
population growth has been in the middle range compared with surrounding municipalities.
However, the three municipalities that ranked ahead of Pepperell–Dunstable, Groton, and
Westford–experienced significantly greater rates of growth. When compared to Middlesex
County and the Commonwealth, which experienced 4.8% and 5.5% growth respectively,
Pepperell is growing at a faster rate.
Table 1, Regional Population Growth, 1950–2000

Ayer
Dunstable

%
Change

Population

Area
1950

1960

1970

1980

1990

2000

1990‐2000

5,740

14,927

7,393

6,993

6,871

7,287

6.1%

522

824

1,292

1,671

2,236

2,829

26.5%

Groton

2,889

3,904

5,109

6,154

7,511

9,547

27.1%

Lunenburg

3,906

6,334

7,419

8,405

9,117

9,401

3.1%

Pepperell

3,460

4,336

5,887

8,061

10,098

11,142

10.3%

Shirley

4,172

5,202

4,909

5,124

6,118

6,373

4.2%

Townsend

2,817

3,650

4,281

7,201

8,496

9,198

8.3%

Tyngsborough

2,059

3,302

4,204

5,683

8,642

11,081

28.2%

Westford

4,262

6,261

10,398

13,434

16,392

20,754

26.6%

Middlesex

1,064,569

1,238,742

1,398,397

1,367,034

1,398,468

1,465,396

4.8%

Massachusetts

4,690,514

5,148,578

5,689,377

5,737,037

6,016,425

6,349,097

5.5%

Source: MassBenchmarks, U.S. Census

Projections
The Metropolitan Area Planning Council (MAPC) predicts that Pepperell’s population will be
13,062 by the year 2030, representing an increase of 2,214 (13.5%) over the 2000 Census
estimate (see Figure 1). The population increase is projected to happen gradually through the
coming decades.5

5

MAPC Population Projections, released February 2006. MAPC projections are based on the CohortMigration-Survival method by establishing consistency between past decade-by-decade population and age
group fluctuations, determining levels of natural increase and net migration, and then extrapolating those
relationships into the future.
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Figure 1, Pepperellʹs Population, 1950‐2030
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The Massachusetts Institute for Social and Economic Research (MISER) also forecasts
population changes for Massachusetts communities. MISER’s projections are close to those
released by MAPC; medium forecasts for 2010 and 2020 are 17,292 and 18,315, respectively.6
Table 2, Regional Population Forecasts, 2000‐2030
Population

Area

% Change

2000

2010

2020

2030

2000‐2030

Ayer

7,287

7,875

8,373

9,035

24.0%

Dunstable

14,248

15,284

16,121

16,798

18.0%

Groton

9,547

10,227

10,724

11,123

16.5%

Lunenburg*

9,401

9,188

8,880

Pepperell

11,142

11,924

12,555

13,064

17.3%

Shirley

7,616

9,396

9,968

10,859

42.6%

Townsend*

9,198

9,507

10,127

Tyngsborough

11,081

12,464

13,169

13,743

24.0%

Westford

20,754

22,170

23,312

24,234

16.8%

*MAPC did not release projections for the towns of Lunenburg and Townsend. Projections through 2020 were released by
MISER in December 2003.
Source: MAPC, MISER

6

MISER Population Projections, released December 2003. MISER releases a range of projections: Low
and High forecasts for 2010 range from 18,876 and 17,711and for 2020 range from 17,405 to 19,260.
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Table 3, Comparison of Subsidized Housing Availability*

Ayer
Dunstable
Groton

Ch. 40B Units

Total Units
Developed

Total Year Round Units
(2000 U.S. Census)

255

280

3,141

8.1%

0

30

933

0.0%

191

268

3,339

5.7%

% Total Units

Lunenburg

70

70

3,605

1.9%

Pepperell

122

137

3,905

3.1%

61

61

2,140

2.9%

Shirley
Townsend

86

92

3,162

2.7%

Tyngsborough

292

478

3,784

7.7%

Westford

183

430

6,877

2.7%

*Does not include Section 8 Mobile Vouchers or Massachusetts MRVP vouchers
Source: State Department of Housing and Community Development, as of 2/28/07
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HOUSING APPENDIX 2: AFFORDABLE HOUSING ACTION PLAN, FROM THE 2006
PEPPERELL PLANNED PRODUCTION PLAN
Affordable Housing Action Plan
The Town of Pepperell’s Planned Production Affordable Housing Action Plan must be designed
to produce at least 29 units of subsidized housing annually beginning in 2006. Assuming broad
support and funding, this plan will be updated as existing steps are refined and new action steps
are identified until a total of 269 additional units of subsidized housing are developed. This will
bring the total number of subsidized housing units in Pepperell to 391 units in the year 2010 as
required under 760 CMR 31.07(1)(i).
Planned Production Affordable Housing Action Plan

Action

Total
Units

Market
Rate
Units

SHI
Units*

Affordable units

Chapter 40B Units as of May 2005

122

Additional SHI Units Needed

269

131 Lowell Street

4

3

1

1

Bayberry Phase I

44

33

11

11

42 Lowell Street (rentals)

8

6

2

8

56

42

14

20

Inclusionary Zoning

140

119

21

21

Open Space Residential Development

200

170

30

30

In‐law apartments, other scattered units (LIP)

20

0

20

20

Two Family & Multifamily rental units (40B)

85

64

21

85

Live/Work Space

18

14

4

4

Higher Density Mixed Use (Ownership)

100

80

20

20

Higher Density Mixed Use (Rental)

75

60

15

75

Other 40B (includes 196 Nashua Road)

56

41

14

14

694

548

145

269

750**

591

159

289

2006

Subtotal
Additional SHI Units Needed

2007
‐
2010

Subtotal
Total

249

*SHI units are units that will be counted on the 40B Subsidized Housing Inventory. These units count
towards the 29 units Pepperell must produce each year to regulate affordable housing production.
**This number is a preliminary estimate based upon assumptions concerning the mix of housing.
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REFERENCES
DEMOGRAPHICS & LOCATION
Population Snapshot (p. 2)
¾ Overview, Education, Households, and Income Data
2000 U.S. Census (http://www.census.gov)
¾ Population Projections Data
1990 and 2000 U.S. Census (http://www.census.gov)
Metropolitan Planning Area Council (MAPC)
(http://www.mapc.org/data_gis/data_center.html)
Regional Snapshot (p. 3)
¾ Population, Population Growth, and Median Household Income Data
1990 and 2000 U.S. Census (http://www.census.gov)
¾ Owner-Occupied Housing Units and Single Family Units Data
2000 U.S. Census (http://www.census.gov)
¾ Median Home Price 2005
The Warren Group (http://www.thewarrengroup.com)
¾ Building Permits 2000-2005
State of the Cities Data System (SOCDS) Building Permits Database
(http://socds.huduser.org/permits)
¾ Residential Tax Base and Jobs to Workforce Ratio Data
Massachusetts Department of Revenue (http://lmi2.detma.org/Lmi/LMIDataProg.asp)

LAND USE, ZONING, & GROWTH MANAGEMENT
Land Use Snapshot (p. 5)
¾ Existing Land Use and Land Use Changes
MassGIS Land Use Datalayer, interpreted from aerial photography flown during 1999
(http://www.mass.gov/mgis/database.htm)
¾ Data relating to Open Space and Agricultural Lands
MassGIS Protected and Recreational Open Space Datalayer
Pepperell GIS Department
Zoning Snapshot (p. 6)
¾ Zoning Districts
Town of Pepperell Zoning By-Law, as of 1/4/07
(http://www.town.pepperell.ma.us/TownHall/planboard_home.html)
Town of Pepperell Zoning Map
Pepperell GIS Department

HOUSING
Housing Snapshot (p. 10)
¾ Ownership, Condition & Age, and Housing Type
2000 U.S. Census (http://www.census.gov)
¾ Housing Cost
The Warren Group (http://www.thewarrengroup.com)
Conversations with local realtors
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¾

Chapter 40B
Subsidized Housing Inventory, Department of Housing & Community Development
(DHCD), as of 2/28/07 (http://www.mass.gov/dhcd/components/SCP/shi.htm)
¾ Housing Needs (Data on low-income households and elderly)
2000 U.S. Census (http://www.census.gov)
¾ Housing Goals and Strategies
Pepperell Affordable Housing Plan, Town of Pepperell Affordable Housing Committee
and Larry Koff & Associates, November 2006

ECONOMIC DEVELOPMENT
Economic Development Snapshot (p. 15)
¾ Unemployment Rate, Types of Businesses, Wages, Jobs to Labor Forces Ratio, Employment
Massachusetts Department of Revenue (http://lmi2.detma.org/Lmi/LMIDataProg.asp)
¾ FY06 Tax Classification
Massachusetts Department of Revenue Division of Local Services Municipal Data Bank
(http://www.state.ma.us/dlsaag/aag117.htm?commun)
¾ Place of Work
2000 U.S. Census, Journey to Work
(http://www.census.gov/population/www/socdemo/journey.html)

OPEN SPACE & RECREATION
Open Space & Recreation Snapshot (p. 19)
¾ Open Space Summary
Pepperell GIS Department
¾ Protected Open Space and Unprotected Open Space
Pepperell GIS Department
Pepperell Open Space & Recreation Plan, Pepperell Open Space & Recreation Planning
Committee, February 2005
¾ Open Space by Protection Status
Town of Pepperell Inventory of Protected Land
¾ Water Resource Features
Pepperell Open Space & Recreation Plan, p. 27
¾ Topography
Pepperell Open Space & Recreation Plan, p. 21
¾ Soils
Pepperell Open Space & Recreation Plan, p. 23
¾ Floodplains
Pepperell Open Space & Recreation Plan, p. 32-33

HISTORIC RESOURCES
Historic Resources Snapshot (p. 24)
¾ Historical Associations
Pepperell Historical Commission
(http://www.town.pepperell.ma.us/historical/index.html)
Pepperell Historical Society (http://www.pepperellhistory.org/)
¾ Pepperell Center Historic District
Pepperell Historical Commission
(http://www.town.pepperell.ma.us/historical/HistDist.html)
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¾

Historic Structures
Directory of Buildings and Sites, Pepperell Historical Commission
(http://www.town.pepperell.ma.us/historical/HistDistSites.html)
¾ Photographs
Historic Pepperell Postcards, Pepperell Historical Commission
(http://www.town.pepperell.ma.us/historical/PostCards.html)

PUBLIC FACILITIES & SERVICES
Public Facilities & Services Snapshot (p. 28)
¾ Fiscal Year 2006 Schedule A: Actual Revenue and Expenditures
Massachusetts Department of Revenue, Division of Local Services, At A Glance Report
for Pepperell (http://www.state.ma.us/dlsaag/aag117.htm?commun)
Current Issues & Opportunities (p. 29‐31)
¾ Public Safety
Meetings with Costa Bozicas, Fire Chief, and Alan Davis, Police Chief, February 16,
2006
¾ Public Works
Meeting with Mark Richardson, Assistant Director, DPW, and Superintendent of Sewer
& Wastewater Management, January 26, 2006
Meeting with Matt Walsh, Chief Water Operator, January 26, 2006
¾ Board of Health
Meeting with Ed Wirtanen, Health Agent, February 16, 2006
¾ Town Hall
Meeting with Bob Hanson, Town Administrator, February 16, 2006
¾ Schools
Telephone interview with James McCormick, Superintendent, North Middlesex Regional
School District, March 16, 2006

TRANSPORTATION
Transportation Snapshot (p. 34)
¾ Commuting Patterns
2000 U.S. Census, Journey to Work
(http://www.census.gov/population/www/socdemo/journey.html)
¾ Most Heavily Traveled Roads
2006 NMCOG (Northern Middlesex Council of Governments) Traffic Count Report
(http://www.nmcog.org/traffic%20counts/TRAFFICBYCOMMUNITY.htm)
¾ High Accident Intersections
Meeting with Costa Bozicas, Fire Chief, February 16, 2006
¾ Problem Intersections
Meeting with Peter Shattuck, Highway Superintendent, and Bob Lee, DPW Director,
February 16, 2006
¾ Accident Reports
Meeting with Alan Davis, Police Chief, February 16, 2006
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