
Working with the MBTA Communities Law
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Overview: MBTA Communities Law



What is the “MBTA Communities Law”?

• Multifamily Zoning Requirement for MBTA 
Communities: MGL Ch. 40A, Section 3A 

• Housing Choice Initiative: State economic development 
bill 2021 

• Requires MBTA communities to have at least one 
zoning district in which multi-family housing is 
permitted as of right & meets the other criteria 

• Failure to comply makes a community ineligible for 
certain state funds & other penalties
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What makes a city or town 
an “MBTA community”?
• G.L. c. 161A established the 

Massachusetts Bay Transportation 
Authority (MBTA)

• The MBTA “area” includes four groups 
of communities:
• The original 14 that hosted 

MBTA transit service
• 51 more communities that host 

MBTA service and joined the 
system later

• Communities abutting the 65 
communities that host MBTA 
service

• Other communities that have 
adopted a ballot question to be 
added to the MBTA service area 
(G.L. 161A, Sec. 6)
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What does the law 
require?

• Four groups of MBTA Communities, 
classified by service type and 
proximity

• Each has different requirements
• All MBTA communities required to 

comply
• Regulations established by the 

Department of Housing & 
Community Development (DHCD) 
for determining compliance with 
new Section 3A of MGL c. 40A.
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The basics:
• Multifamily as of right
• Minimum gross density of 15 units per acre
• Housing suitable for families with children (no age 

restrictions)
• Cannot place limits on size of units, number of bedrooms, 

size of bedrooms, or number of occupants

• Within ½ mile of a commuter rail station, subway 
station, ferry terminal or bus station, if applicable and 
where possible

• District must be ”of a reasonable size”

• Non-compliance = ineligible for certain discretionary 
grant programs & potential fair housing law 
violations
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The law does not:

Require new housing development (compliance not measured by production)Require

Require communities to pay for infrastructure needed in a 3A districtRequire

Override the Massachusetts Wetlands Protection Act or Title V of the 
Massachusetts Environmental CodeOverride

Provide communities with options for waivers or exemptions Provide
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DHCD’s role:

• Develop guidelines to determine 
compliance, staying within the bounds 
of the statute

• Create a fair, reasonable way for 
communities to work toward 
compliance
• December 2024 deadline for most 

communities – so there is time to 
plan

• Technical Assistance (TA)
• Coordinating the work of multiple 

organizations with a role to play –
funding, TA, planning and zoning, 
etc. 
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Understanding Compliance Guidelines: Basics, Opportunities, & Limitations 



Understanding Compliance Guidelines: The Basics
Compliance Deadline

Category Number of 
Communities

Deadline

Rapid transit community 12 12/31/2023
Commuter rail community 71 12/31/2024
Adjacent community 58 12/31/2024
Adjacent small town 34 12/31/2025
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Understanding Compliance Guidelines: The Basics
What makes a potential 3A district?

“District of reasonable size”:

• Total minimum area (usually 50 ac.)

• Minimum gross density (15 units/ac.)
• Based on developable land only

• Minimum unit capacity (varies by municipality)
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Understanding Compliance Guidelines: The Basics
Area & location

In most cases, a contiguous area of at least 5 acres is required

At least half the district must be contiguous parcels

The lesser of 50 acres or 1.5% of the community’s developable land 
except in “adjacent small towns,” where no minimum applies
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Capped at 
1.5% of the 

municipality’s 
total area.



Understanding Compliance Guidelines: The Basics
Area, location, transit station access

Encourages districts 
within ½ mile of 
train/rapid transit 
stations, but not 
always practical.
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For communities within ½ mile of a train station:
Total developable station 
acres in the MBTA 
community

Portion of multifamily 
district that must be within a 
transit station area

0-100 0%
101-250 20%
251-400 40%
401-600 50%
601-800 75%
801+ 90%



Understanding Compliance Guidelines: The Basics
How many multifamily units?
The number equals a percentage of the municipality’s 
existing housing stock, according to the category 
requirements:
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Capped at 
25% of the 

municipality’s 
total housing 

units.

Category Percentage of 
total housing  
units

Rapid transit community 25%
Commuter rail community 15%
Adjacent community 10%
Adjacent small town 5%

Minimum unit 
requirement of 

750 units.
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Gross Density
Total Land Area – Excluded Land

Total Unit Capacity
=

Understanding Compliance Guidelines: The Basics
Calculating Gross Density

Minimum density 
requirement of 15 

units/acre.
Gross Density measures the number of residential units per 
acre of land. The formula for compliance removes excluded 
land, so the calculation is based on feasible developable land. 



Excluded Land
Areas that are not considered buildable. Most of 
these are ”excluded” from gross density 
calculations.
• Water Resources: Wetlands & Water bodies
• Publicly owned land, except developable
• Rights-of-way
• Title 5 wetland setbacks
• 100-year floodplain
• Protected land, e.g., conservation land
• Institutional land, e.g. hospitals, universities, 

prisons, public utilities

Sensitive Land
Areas that may be difficult to develop but are not 
categorically excluded from buildable area.
• Wetland buffer zones
• Priority habitat areas
• Soils and slopes
• Areas prone to flooding (outside of 100-year 

floodplain)
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Understanding Compliance Guidelines: The Basics 
Excluded Land vs. Sensitive Land



The guidelines measure ZONED CAPACITY

• Zoned capacity is:
• A hypothetical unit yield based on 

district regulations.
• The number of units that could be 

permitted across the district by 
right.

• Zoned capacity is not:
• A mandate to construct units.
• Concerned with existing units
• Able to take other regulations like 

WPA or Title 5 into account.
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Understanding Compliance Guidelines: The Basics

Zoned Capacity

It doesn’t matter if the lot is:

What matters is this:

ZONING



Understanding Compliance Guidelines: 
Opportunities & Limitations
• Permitting can be subject to Site Plan Review (SPR), but 

no special permit
• SPR may be used to regulate aspects such as: 

• Vehicular/emergency access
• Pedestrian/Vehicular Circulation
• Exterior architectural design 
• Screening of adjacent properties

• SPR may not be used to deny a project that is allowed 
as of right or impose conditions that make it infeasible 
or impractical to proceed

• Communities prohibited from requiring mixed-use 
development, e.g., ground-floor commercial space with 
upper-story multifamily units
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Understanding Compliance Guidelines: 
Opportunities & Limitations
• Communities may require up to 10% affordable 

units, or up to 20% higher requirement with 
proof that it will not impede multifamily 
development

• Affordable is not limited to 40B income limits
• New Chapter 40R may be used with 

affordability capped at 20% (statutory target)
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The Compliance Model



What is the 
Compliance 
Model?

• Excel-based model

• Works with data selected and exported from MassGIS maps

• The model calculates the expected unit yield of a district, using map-generated data 
about the proposed district’s location and basic zoning regulatory information:
• Minimum lot size
• Required parking
• Required open space
• # of units per lot
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The model doesn’t see 
this…
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It sees this.

½ Mile 
Station 
Radius

Excluded 
Land

The 
District

✓ 15 units/acre
✓ 50+ acres

Example Analysis



District Design Considerations: Excluded Land
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Example Analysis



District Design Considerations: Subdistricts

Subdistricts with 
different dimensional 
regulations and 
densities are fine as 
long as the entire 
district averages out to 
15 units/acre

Barrett Planning Group LLC 25

12 units/ 
acre

18 units/ 
acre

Example Analysis



District Design Consideration: Non-contiguous

Non-contiguous districts
• At least half of the total district 

area must be contiguous
• Each part of the district must be 

at least 5 acres
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Example Analysis
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A Closer Look at Northborough



A Closer Look: Community Requirements
Town of Northborough
• Category: Adjacent Community
• 2020 Housing Unit count: 5,897
• Minimum Unit Capacity: 750
• Min. District Size: 50 ac.
• Min. Gross Density: 15 units/ac.
• 0% of Units within station area

Barrett Planning Group LLC 28

Stirr
up Brook

Howard Brook

A
s s

ab
e t 

R

i v
e

r

A s s a be t R iv er

H
o p 

B
r o

o

k

A
s s

ab
e t R iv

e r

A

s s ab
e t 

R
ive r

C o l d B r o o k M e a d
o w

Coo
lid

ge 
Br

oo
k

H
op 

Brook

S ti r r up B roo k

H o wa r d 
Br o o k

H
ow

a rd 
B

ro
o k

C o ld B ro ok 

M
e a d ow

C

o ld B ro

o k M ead o w

N
or th Branch 

Brook

HILL ST

L A
U

R
EL

DR H
E

M
LO

C
K

D
R

LI
TT

LE

PO
N

D

RD

TORY LN

MILESTONE

LN
GATES LN

AL
LI

SONLN

DE
AC

ON ST

MEADOW

OAK

DR

OLD COLONIAL RD
WEST MAIN

KIN
G

  S
T

C
LA

FLIN

FAR
M

 R
D

BIRCH HILL RD

WOODLAND
RD

FERNBROO
K

RD

RD

SO
U

TH

STR
E

E
T

MEADOW

M
EAD

O
W

RD

FO
R

R
EST

RDR
U

TH
  R

D

NORTHGATE RD
MAYFLOWER

C
H

AR
IN

A

BUCKHILL
RD

W
IL

ES
RDFA

RM

AV

FO
RBES  RD

MAYNARDST

M
A

C
A

LISTER

D
R

W
IN

SO
R 

 L
N

CHURCHST

ST

ST

H
O

W
AR

D

FAW
C

ETT

O
R

C
H

AR
D

 R
D

M
EN

TZ
ER

 A
VE

IR
O

Q
U

O
IS

FALL DR

N
EW

TO
N

ST

C
O

O
LID

G
E

C
R

MORSE

CR

PATRICK

DR

CHERLY
N

D
R

SCOTTLN

STONE D
R

BABC
O

C
K

DR

W
HIT

NEY

WHITNEY

R
D

MASS HIGHWAY ACCESS RD

JEFFERSON RD
NORTH GATE RD ELIOT RD

RD

TH
O

R
EAU

R
D

R
D

MA
D

IS
O

N

M

EAD
O

W
R

D

A
LC

O
TT

RD

LO
N

GFELLOWRD
CR

ST

BREWER

ST

ST

MAYNARD
ST

M
O

O
R

E
LN

H
O

W
AR

D
ST

R
D

SMITH

GRE EN

BA
LL

ST G
R

E
E

N

ST

(R
OUTE 20

)

ST

ROGERS

AV

JOHNSONAV
OMAHA

AV

M
AP

LE
LN

HARRIS

AV

DR
DANFORTH

BARTLETT

ST

CEDAR

HUDSO
N

ST

SO
LO

M
O

N

R
D

PO
N

D

OVERLOOK

PARK

COLBURN
ST

AV

RI
CE

E
D

M
U

N
DS

W
Y

RD

BEARFOOT

AV

AUTUMN   L

A

ST

DAVIS

DAVIS
ST

DAV
IS

 AV

SADDLE HILL
DR

EMERSON

RD

C
R

M
A

S
H

P
E

E

MEADOW

H
A

M
IL

TO
N

ABENAKI

LA
N

TH
O

R
N

R
D

W
IL

SO
N

THADDEU
S

SO
U

TH
ST

R
EE

T

KE
NDALL

DR

BRIGHAM

ST

SC
H

O
O

L

SUNSET

DR

R
U

S
TI

C

GARRISON

D
R

ST

B R O
OKJUNIPER

R
D

HILL

RD

WY

EDGE

H
O

W
AR

D

ST

MOHAWK DR
GREEN ST

WINTER ST

W
HIT

NEY
ST

C
O

LB
Y

ST

VA
LE

N
TI

N
E

CHURCH

WARD

AV

LIN
C

O
LN

ST

JOHN EDW
ARD

DR

M
ULBERRY

LN

ST
PR

O
S

P
E

C
T

RD
W

E
S

TBRO
O

K

H
IL

L
C

RLI
BERTY

GALE

ST

ST

PLE
A

SA
N

T

ST

CHESTNUT
HILL RD

WEST

ST

FO
X

W
O

O
D

LN

FISHE R
ST

C
R

AW
FO

R
D

ST

CHE RRY
ST

C
R

AW
FO

R
D

ST

KIMBALL
LN

HOSPITAL

RD
LY

M
A

N

ST

TALBOT

R
D

LY
M

A
N

ST

RAILROAD

DR

RIDGE

RD

COLL
IN

S

W
ESS

O
N

TR

WESSON TR

RD

BR
IG

H
A

M
ST

LE
LA

ND DR

WINN ST

ST

SCHOOL

ST

CATHERINE

DR

D
R

JO
S

E
P

H

R
D

KR
IS

TY
N

PATTY

LN

SUMMER

ST

H
U

D
SO

N

ST

RIVER
ST

ST JAM
ES D

R

S
TR

AT T ON

WY
DR

EA
ST

MAIN ST

MAIN

STDRCARRUTH

DR

ST

SA
W

M
IL

L
D

R

WARREN

SAWYER
RD

W
A

S
H

B
U

R
N

ST

LA
N

C
A

S
TE

R
D

R

AV
MOHICAN

W
H

ITN
E

Y

CARRIAGE

TO
M

AHAWK

BELMONT ST (ROUTE 9)

LA
W

R
EN

C
E

ST

O
TIS

ST

DRINDIAN

DR

RD

HI
LL

SI
D

E
RD

THAYER ST

O
TI

S

R
D

B
R

E
N

D
O

N

ELMWOODDR

R
IL

EY RD

CE D AR
H

IL
L

RD

C
R

ES
TW

O
O

D
D

R

ST
RE

ET

D
R

PIN
E

H
AVE

N

S
H

A
D

YL
A

N
E

JAY AV

AUGER

INCREASE

CORNERTRI

M
O

N
U

M
E

N
T D

R DR

M
O

N
R

O
E

 S
T

ASSABET
PATRIOT DR

WHEEL

DRIV
EW

RIG
HT

PARK
W

INN TER

R
O

D
N

E
Y

 TER

MAPLE

GLADW
ALT RD

VERJUNIEL AVE

GRISTMILL LA

KE
R

R
Y

CRAIG C
IR

C
LE M

E
A

D
O

W
BR

O
O

K
R

D

E L IZAB ETH DR

ALLEN ST

MULLIGAN   

WAY

LYDIA'S

WAY

RUTLAND

RD

DR

BERKLE Y 
   

RD

AL
LE

N
 C

T BRYANT

FRANKLIN
CR

CO
LD

H
ARBOR D

RWEST

ST

C
AS

TL
E

RD

RESERVOIR
ST

BALL

ST

BALL
ST

WOODSTONE R
D

B
R

E
W

E
R

JE
THRO PETERS LA

SA
M

UE
L 

G
AM

W
EL

 R
D

WASHINGTON
RD

RD

LEXIN GTON

RD

R
D

CHESTERFIELD

RD

RD
CHESTERFIELD

DAVIS

ST

WILLIAMSBU
RGCIR

BR
ID

AL
 PATH DR

DARTM
OUTH

 D
R

BOUNDARY ST

GALAHAD

RD

TOMBLIN HILL RD

BENT RD

FAIRWA Y 
  D

R

VILLAG
E

DR

D
R

C
O

R AM

FAR

M RD

RD

PO
TTER

CIRCLE
ORCHARD

FAY
LN

C
IR

C
LE

D
E

N

NIS  CIRCLE

GODDARD RD

HOW E LANE

CHAPIN

ST

CT
CHAPIN

OVERLOCK

DONALD

ST

RD
FARM HOUSE

CIRCLE
TREETOP

RICE

FI
SK

E 
DR

C
H

AN
DL

ER
 W

AY

R
D

G
O

O
DNOW CIRCLE

MEMORIALDRDR
VANESSA

KE
NT 

DR

S
P

R
U

C
E

 H
IL

L 
D

R

M
IL

L 
S

T

PIERCEST

BL
A

K
E

 S
T

CIRCLE

BEEMAN RD

BLUEBERRY LA

ASSABET DR

BEVERLY

RD

BUENAVISTA

DR

G
R

EEN
LAN

D

C
IR

C
LE

JU
N

IP
ER

LA
N

E

HAL
LO

W
AY

LA

WHEELER LA

PORRIDGE

M
IL

K CIR
BROOKSIDE  L A

INTERVALEINTERVALE
FA

R
M

 LA

G
R

E

E NWOOD RD

M
U

R
DO

CK DR

DR

MASON

JA
C

O
B

 C
O

B
B LA

NELSON DR

CAP T EAG
E

R
 DR

ADAMS RD

AGAWAM
 D

R

R
D

H
O

O
V

E
R 

R
D

ST

RO
UT

E 
20

SO
UT

HW
ES

T 
CUTO

FF

O
A

K

AV

DR

E
ASY ST

LELAND AVE

AV

SUNNYHILL RD

WOODLAWN ST

SHADYLANE

AV

BALCOLM

HITCHIN
G

 P
O

S
T  LANE

PO
ND VIEW W AY

COREY WAY

JUBILEE R
D

HA
W

TH
O

R
N

C
IR

C
LE

DR
SILAS

BEE
C

H
W

O
O

D

C
IR

C
LE

ROONEY 

ST

JE
NKIN

S 
D

R

STIRRUP 

BROOK LN

CO

P L EY

CENTRE DR

²³

Æc

¨

¹º

¹º
¹º

¹º

¹º

¹º

B   E   R   L   I   N

B   E   R   L   I   N

M
   A

   R
   L   B

   O
   R

   O
   U

   G
   H

M
   A

   R
   L   B

   O
   R

   O
   U

   G
   H

S
 O

 U
 T H

 B
 O

 R
 O

 U
 G

 H

S
 O

 U
 T H

 B
 O

 R
 O

 U
 G

 H

W   E   S   T   B   O   R   O   U   G   H

W   E   S   T   B   O   R   O   U   G   H

S
   H

   R
   E

   W
   S

   B
   U

   R
   Y

S
   H

   R
   E

   W
   S

   B
   U

   R
   Y

B
  
 O

  
 Y

  
 L

  
 S

  
 T

  
 O

  
 N

B
  
 O

  
 Y

  
 L

  
 S

  
 T

  
 O

  
 N

RC

I

RB

RA

I

I

I

GR

HB

GR

BS

BW

BE

DB

DN

MSR

I

TOWN OF NORTHBOROUGH

ZONING MAP

µ
1,000 0 1,000 2,000 3,000 4,000500

Feet

1 inch = 1,000 feet

THIS MAP WAS PRODUCED BY THE TOWN OF NORTHBOROUGH GEOGRAPHIC INFORMATION SYSTEM (GIS) USING AERIAL PHOTOGRAPHY 
AND/OR CADASTRAL MAPPING PERFORMED BY THE JAMES W. SEWALL COMPANY, SANBORN MAP COMPANY AS WELL AS DATA FROM MASSGIS.

THIS MAP IS FOR PLANNING PURPOSES ONLY AND SHOULD NOT BE USED FOR LARGER SCALE ANALYSIS.  THE TOWN OF NORTHBOROUGH SHALL 
NOT BE HELD LIABLE FOR ANY USE OF THE DATA OR IMAGES SHOWN ON THIS MAP, NOR IS ANY WARRANTY OF ACCURACY EXPRESSED.  

ALL USES OF THIS DATA SET/MAP ARE SUBJECT TO FIELD VERIFICATION.

USE OF THIS MAP CONSTITUTES ACCEPTANCE OF THIS POLICY.  ANY QUESTIONS SHOULD BE DIRECTED TO THE MIS/GIS DEPARTMENT 
AT (508) 393-1524 OR GIS@TOWN.NORTHBOROUGH.MA.US.

MAY 2012

a

A

A

B

B

C

C

D

D

E

E

F

F

G

G

H

H

I

I

11 11

10 10

9 9

8 8

7 7

6 6

5 5

4 4

3 3

2 2

1 1

Algonquin Regional
High School

Peaslee
Elementary

School

Zeh
Elementary

School

Melican
Middle
School

Lincoln Street
Elementary School

Proctor
Elementary

School

Smith
    Pond

Fire
Station Town

Hall

Northborough
Free Library

Bartlett Pond

Little Chauncey Pond

Solomon Pond

Edmund 
Hill 

Woods

Ellsworth-McAfee 
Park

Memorial Field

Assabet
Park

Watson
          Park 

Police Dept

´

1 INCH = 20 MILES

STREET INDEX 

 
Abenaki Rd  .......................... D10 
Adams Rd  .............................. D9 
Agawam Dr .......................... D10 
Alcott Dr  ............................... D9 
Allen Ct  ................................. E5 
Allen St  ................................. E5 
Allison Rd  ............................... F5 
Assabet Dr  ............................ D7 
Assabet Hill Cir  ..................... D7 
Auger Ave  .............................. C7 
Autumn Ln ............................. B5 
Babcock Dr  ........................... D3 
Balcom Dr  ............................. C7 
Ball St  .................. A3-A4, B2, B4 
Bartlett St  ............. F5-F6, G6-H6 
Bearfoot Rd  ................ E3-E4, F3 
Beechwood Cr  ....................... D3 
Beeman Rd  ............................ G7 
Belmont St  ................... B11-C11 
Bent Rd .................................. E8 
Berkley Rd ............................. G5 
Beverly Rd  ............................. D7 
Birch Hill Rd  ......................... D8 
Blake St  ................................ D6 
Blueberry Ln  .......................... F5 
Boston-Worcester Tpke .. B11-C11 
Boundary St  .......................... G4 
Brendon Dr  ........................... E7 
Brewer St  ......................... C4-C5 
Bridal Path Dr  ....................... D9 
Brigham St  ................. E6-E8, F7 
Brookside Ln .......................... D8 
Bryant Ln  ............................... F5 
Buckhill Ln  ........................... C8 
Buena Vista Dr  ...................... E7 
Capt Eager Dr  ....................... C9 
Carriage Hill Rd  ..................... D4 
Carruth Dr  ............................ D5 
Castle Rd  .............................. A5 
Catherine Dr  ......................... E7 
Cedar Hill Rd  ......................... D7 
Cedar Hill St  .......................... H6 
Centre Dr  .............................. E6 
Chandler Way  ......................... F5 
Chapin Ct  ............................... F4 
Chapin St  ............................... F4 
Charina Rd  ............................ C8 
Cherlyn Dr  .......................D2-D3 
Cherry St  .............................. B6 
Chesterfield Rd  ...................... D8 
Chestnut Hill Rd  .................... C6 
Church St  A4-A5, B5, C5-C6, D6 

 
Claflin Farm Rd  ..................... D8 
Colburn St  ............................. E4 
Colby St  ................................. D6 
Cold Harbor Dr  ...................... A7 
Collins Rd  .............................. F7 
Coolidge Cir  ........................... E2 
Copley Dr  .............................. G5 
Coram Farm Rd  ..................... C5 
Corey Way  ............................. F4 
Country Candle Ln .................. D6 
Crawford St  ......................B5-B8 
Crestwood Dr  ......................... D7 
Cyrus Way .............................. C8 
Danforth Dr  ........................... F6 
Dartmouth Dr  ........................ G5 
Davis Ave  ............................... E9 
Davis St  ............... C8-C9, D9, E9 
Deacon St  .............................. F5 
Dennis Cir  ............................. C6 
Donald St  .............................. E5 
East Main St  .................... E6, F5 
Easy St  .................................. C7 
Edge Way ............................... C4 
Edmunds Way  ....................... E4 
Eliot Rd  ................................. D9 
Elizabeth Dr  .......................... F5 
Elmwood Dr  ........................... D7 
Emerson Rd  ........................... D9 
Fairway Dr .............................. F7 
Farm House Rd  ...................... D5 
Fawcett Orchard Rd  ............... B4 
Fay Ln  ................................... C5 
Fernbrook Rd  ......................... D8 
Fisher St  ................................ B5 
Fisk Dr  .................................. F5 
Forbes Rd  .............................. E2 
Forrest Rd  ............................. D8 
Foxwood Ln  ........................... B5 
Franklin Cir  ......................B6-B7 
Galahad Rd ............................ A6 
Gale St  .................................. D6 
Garrison Cir  ........................... E9 
Gates Ln  ................................ F5 
Gladwalt Rd  ........................... E6 
Goddard Rd  ........................... F3 
Goodnow Cir  .......................... F5 
Green St  ............... B1-B3, C3-C4 
Greenland Cir  ........................ E7 
Greenwood Rd  ....................... D8 
Gristmill Ln  ........................... F5 
Halloway Ln  ........................... E8 
Hamilton Rd  .......................... D9 

 
Harris Ave  .............................. F6 
Hawthorne Cir ....................... D9 
Hemlock Dr  ................ G5-G6, F6 
Hillside Rd  ........................... C10 
Hitching Post Ln ................... C10 
Holbrook Ln ........................... D6 
Hoover Rd  ............................. D9 
Hospital Rd  ........................... G8 
Howard St  ..... C1, D2, C3-C4, D5-D6 
Howe Ln ................................. F4 
Hudson St  ............. F3-F4, E5-E6 
Increase Ward Dr  ................... C7 
Indian Meadow Dr  ................ D10 
Intervale Farm Ln ................... D8 
Iroquois Dr ............................. C4 
Jacob Cobb Ln  ...................... D8 
Jay Ave  .................................. C7 
Jefferson Rd  .......................... D8 
Jenkins Dr  ............................ G6 
Jethro Peters Ln  .................... D8 
John Edward Dr  ..................... C6 
Johnson Ave  .......................... F6 
Joseph Rd  .............................. E7 
Jubilee Rd  .............................. B8 
Juniper Brook Rd  ................... F8 
Juniper Ln  ............................. E8 
Kendall Dr  ............................ D8 
Kent Dr  .................................. E6 
Kerrycraig Cir ......................... E5 
Kimball Ln  ............................. F8 
King St ................................... C8 
Kristyn Dr  .............................. E7 
Lancaster Rd  ......................... D4 
Lanthorn Rd .......................... D9 
Laurel Ave  .............................. F6 
Lawrence St  ................. C10-C11 
Leland Ave  ............................. C7 
Leland Dr  ............................... E6 
Lexington Rd  .................... C7-C8 
Liberty Dr  ............................. D6 
Lincoln St  ........................ C6-C7 
Little Pond Rd  ........................ F5 
Longfellow Rd  ........................ D9 
Lydia’s Way ............................. C6 
Lyman St  ......................... G6-G8 
MacAlister Dr  ........................ D3 
Madison Rd  ........................... D9 
Main St . G4, F5-G5, D6-E6, D7, A8-C8 
Maple Ln  ................................ F6 
Maple St  ........................... E6-F6 
Mashpee Cir  ......................... D10 
Mayflower Rd  ........................ D8 
 

 
Maynard St  ........................... D3 
Meadow Rd ...................... D8, D9 
Meadowbrook Rd  ................... E5 
Memorial Dr  .......................... E5 
Mentzer Ave  ........................... C4 
Milestone Ln  ........................... F5 
Milk Porridge Cir  ................... E8 
Mill St  ................................... D6 
Mohawk Dr  ........................... D4 
Mohican Ave  .......................... D4 
Monroe St  ............................. D6 
Monument Dr  ........................ D6 
Moore Ln  ............................... D2 
Morse Cir  .............................. E2 
Mulberry Ln  .......................... D6 
Mulligan Way .......................... F7 
Murdock Dr  ........................... D7 
Nelson Dr  .............................. C9 
Newton St ......................... D1-D3 
Northgate Rd  ............. C9-D9, D8 
Oak Ave  ................................ C7 
Oak Meadow Dr  ..................... B8 
Old Colonial Rd  ..................... C8 
Omaha Ave  ............................. F6 
Orchard Cir  ........................... C5 
Otis St ............................ C9-C11 
Overlock Dr  ........................... E5 
Overlook Pk  ............................ F4 
Park St  .................................. E6 
Patrick Dr  ............................. E2 
Patriot Dr  .............................. D7 
Patty Ln  ................................ D6 
Pierce St  ................................ D6 
Pinehaven Dr  ......................... C7 
Pleasant St  ....................... C6-D6 
Pond View Way  ....................... F3 
Potter Cir  .............................. C5 
Prospect St  ............................ D6 
Railroad Dr  ........................... G7 
Reservoir St  ............................A5 
Rice Ave  ........................... E4-E5 
Ridge Rd  .................... F6-F7, G7 
Riley Rd  ................................ D7 
River St  ................................. E6 
Rodney Ter  ............................ E6 
Rogers Ave  ............................. F6 
Rooney St  ............................... F6 
Rustic Dr  .............................. E8 
Ruth Rd  ................................ D8 
Rutland Rd ............................. C6 
Saddle Hill Dr  ........................ E9 
Samuel Gamwel Rd  ............... D8 
 

 
Sawmill Dr  ........................ D5 
Sawyer Rd  ......................... D5 
School St  ...................... E6-E8 
Scott Ln ............................. D2 
Shadylane Ave  ................... C7 
Silas Dr  ............................. E5 
Smith Rd  ........................... B2 
Solomon Pond Rd  .......... F4-F4 
South St  ........... D6-D8, E8-E9 
Southwest Cutoff  C8-C10, B10-B11 
Spruce Hill Dr .................... E5 
St James Dr  ...................... E6 
Stirrup Brook Ln  ............... G6 
Stone Dr  ....................... D3-E3 
Stratton Way  ..................... E6 
Summer St  ............. E6-E7, D7 
Sunnyhill Rd  ..................... C7 
Sunset Dr  .......................... E8 
Talbot Rd  ........................... G7 
Thaddeus Mason Rd  .......... D8 
Thayer St  ......................... C10 
Thoreau Rd ........................ D9 
Tomahawk Dr  .................. D10 
Tomblin Hill Rd  ............... C10 
Tory Ln  ............................... F4 
Treetop Cir  ........................ D5 
Tricorner Cir  ...................... D6 
Valentine Rd  ...................... C5 
Vanessa Dr  ........................ E5 
Verjuniel Ave  ..................... E6 
Village Dr  .......................... E7 
Warren Dr  ......................... E6 
Washburn St  ................ D4-D5 
Washington Rd  .................. D8 
Wesson Ter  ............. E6, F6-F7 
West Main St  ..... A8-C8, D6-F6 
West St  ................... A7, B5-B6 
Westbrook Rd  .................... D7 
Wheeler Ln  ........................ E8 
Wheelwright Dr  .................. D7 
Whitney Ave  ...................... E2 
Whitney St ........ D3-D6, E2-E3 
Wiles Farm Rd  ................... C8 
Williamsburg Cir  ................ D9 
Wilson Rd  .......................... D9 
Winn St  ............................. E7 
Winn Ter  ........................... E6 
Winsor Ln  .......................... G4 
Winter St  ........................... D5 
Woodland Rd  ..................... D8 
Woodlawn St  ..................... C7 
Woodstone Rd  .................... B4 

POINTS OF INTEREST 

 
Algonquin Reg High School ..... G6 
Assabet Park .......................... D7 
Bartlett Pond ..................... F6, F7 
Edmund Hill Woods .......... E4, E5 
 

 
Ellsworth-McAfee Park ............ E9 
Fire Station ............................. D6 
Lincoln St Elementary School .. C7 
Little Chauncey Pond .............. F8 

 
Melican Middle School ............. C6 
Memorial Field ........................ E5 
Mt Pisgah ................................ B1 
Northborough Public Library ... E6 

 
Peaslee Elementary School ....... F6 
Police Station .......................... F5 
Proctor Elementary School ...... D8 
Smith Pond .......................... C10 

 
Solomon Pond ..................... F4 
Town Hall ........................... E6 
Watson Park ....................... G7 
Zeh Elementary School ....... D6 

 

Legend
Business East (BE)

Industrial (I)

Business South (BS)

Business West (BW)

Highway Business (HB)

Downtown Business (DB)

Downtown Neighborhood (DN)

Residence A (RA)

Residence B (RB)

Residence C (RC)

General Residential (GR)

Main Street Residential (MSR)



MBTA Communities “3A-TA” Phase One Timeline
TOWN OF NORTHBOROUGH

February March April May June

• Initial review 
• Prepare maps

• Meeting with Town staff, Planning Board
• Identify up to two potential district locations

• Technical memo #1

• Test areas identified by the Planning Board
• Run the model to test for compliance
• Test potential changes to district boundaries 

• Submit technical memo with recommendations

• Remote meeting with Town staff and 
the Planning Board to review draft 
zoning*

• Submit final “next steps” memo 
and public information 
materials

February – March 2022

End of March – End of April 2022

Mid-May – June 30, 2022

*If sufficient consensus exists about one or more 
areas for a 3A district, we will request approval 
from MHP to proceed with drafting a 3A district 
bylaw prior to 6/30/23

Barrett Planning Group LLC

A Closer Look: 
MHP 3ATA



• Avalon Northborough,  
(Avalon Drive, Northborough)
• 21.76 units/acre

• The Residence at the Falls, 
200 Hudson Street
• __ units/acre

• The Residence at the Falls    
(200 Hudson Street, Northborough)
• 25.15 units/acre
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Barrett Planning Group LLC

A Closer Look: Where does residential density exist? 



• Mixed–use building 
28 Main Street, Hudson, MA

• 32.67 units/acre

31

Barrett Planning Group LLC

A Closer Look: Where does residential density exist? 
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A Closer Look: 
Sites for Consideration & Compliance Model Testing

SITES REVIEWED WITH THE MODEL
Avalon Northborough 
Address: 1000-15999 Avalon Drive 
Parcel Size: 42.01 acres combined
Number of units: 382 (existing)
Status: 40B development w/ 25% affordable units (96)
Parcel IDs: Map 108/3

333 Southwest Cutoff 
Address: 333 and 353 Southwest Cutoff
Parcel Size: 27.71 acres
Number of units: 315 (proposed by Trammel Crow)
Status: not developed
Parcel IDs: Map 109/11 & Map 109/12



A Closer Look: 
Sites for Consideration & Compliance Model Testing

Zoning standards applied –largely 
based on Northborough’s existing 
Downtown Neighborhood District 
(DND) zoning:
• Lot size: 5,500 sf + 4,500 per 

additional dwelling unit over 2 (DND 
base minimum lot size ) 

• Height: 60 feet (per existing 
underlying Industrial District zoning)

• Maximum lot coverage: 30% (DND 2 
family & multifamily)

• Minimum Open Space: 20% 
• Setbacks from DND 
• Parking spaces per unit: 1.75
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Comparison Table of Requirements and Modeled Results

Category
Guideline 
Requirements Modeled Results

Community: Northborough Northborough

Community Category:
Adjacent 
community

Adjacent 
community

2020 Housing Units (Census PL-94): 5,897 5,897
Minimum Multi-family Unit Capacity: 750 1,838
Minimum Land Area: 50 61.0
Developable station area: 0.00 0.00
% Unit Capacity within Transit Station 
Areas: 0% 0%
% Land Area Located in Transit Station 
Areas: 0% 0%



MBTA Communities Law: 
More Information
• https://www.mass.gov/info-details/multi-family-

zoning-requirement-for-mbta-communities

• Massachusetts Office of the Attorney General 
March 15, 2023, Advisory: 
https://www.mass.gov/doc/advisory-concerning-
enforcement-of-the-mbta-communities-zoning-
law
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https://www.mass.gov/info-details/multi-family-zoning-requirement-for-mbta-communities
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Questions?
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