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Public Forum Summary



Overall Themes

Participan ts genera lly fe lt the  
housing da ta  p resen ted  
m atched  the ir “com m on 
knowledge ,” with  little  tha t 
was surprising, though  
expressed  d isappoin tm ent in  
what the  da ta  suggests about 
curren t conditions.

Strong em phasis on  h ou s in g 
ch o ice (d ive rsifying types, 
sizes, and  loca tions of 
housing) ra the r than  “pro-” or 
“an ti-” deve lopm ent fram ing.

Repeated  focus on  a lign ing 
housing with  existing 
in frastructure  (wate r/sewer) 
and  protecting environm enta lly 
sensitive  a reas (aqu ife rs, 
we llhead  protection , we tlands, 
fa rm land).

Existing Conditions Housing Choices Targe ted  Siting



Key Discussions
Zoning, Choice, and “Where” Growth Should Go

• Strong consensus tha t 
growth  d iscussions shou ld  
focus on  where
deve lopm ent be longs:
• Mainta in  low-density/ru ra l 

characte r in  a reas without 
se rvices.

• In  exchange , a llow m ore  e fficie n t  
d e ve lop m e n t  w it h in  t h e  
w a t e r / se w e r  d is t r ict where  
capacity exists.

• Sm art growth  princip les (stra tegic 
density, p rese rving recharge  areas 
and  we llhead  protection  zones).



Key Discussions
Need For Housing Diversity and Accessibility

• Agin g p op u la t ion  needs 
sen ior housing options

• Existing housing stock n o t  
fa vora b le to sm all 
households and  young 
fam ilie s

• Zon in g p roh ib it ive  to  
address need  for sm alle r 
housing options



Key Discussions
Potential Zoning Tools

• Ch a p t e r  40Y (“St a r t e r  
Hom e ” /  sm a ll-u n it  
d is t r ict  con ce p t ): zon ing 
d istrict tha t requ ires m ax 
lot a rea  le ss than  20K sq  ft 
p rom otes sm all un it 
deve lopm ents.

• Tra n sfe r  o f De ve lop m e n t  
Righ t s  (TDR) poten tia l tool 
to  concen tra te  density 
where  appropria te  while  
funding conse rva tion  
e lsewhere .



Public Survey Summary



Survey Summary
Who Took the Survey?

Long Standing 
Residents

Owner Occupants 
Dominate

Single Family 
Livers

• Average  Tenure  
26.2 Years

• Median  Tenure  
25 Years

Own (With  or 
without a  
m ortgage )

92%

Rent
2%

Live  ren t-free  
with  friends 

or fam ily
4%

Othe r (p lease  
specify)

2%

Sin gle -
fa m ily 

h om e , 89%

Tw o- or  
t h re e -
fa m ily 

h om e , 6%

Un it  in  a  
la rge r  
m u lt i-
fa m ily 

b u ild in g 
(fou r  o r  

m ore  
u n it s ), 2%

Coh ou sin g/
Room  in  a n  
a p a r t m e n t  
o r  h ou se , 

1%

Coh ou sin g 
(p r iva t e  

livin g u n it s  
w it h  sh a re d  
com m u n it y 
sp a ce s), 0%

Su b sid ize d  
h ou sin g, 2%

25-34, 2%

35-44, 
22%

45-54, 
12%

55-64, 
22%

65-74, 
28%

75+, 11%

Pre fe r  n o t  t o  
a n sw e r , 5%

Age



Survey Summary
What Challenges are they Facing?

23%

11%

70%

2% 7% 2% 2%

23%

Hom e  t o o  m u ch  t o
m a in t a in

Hou s in g t oo  co s t ly Ta xe s  o r  u t ilit ie s  t o o
cos t ly

Hou s in g co n d it io n  p o or
(m o ld , b rok e n

a p p lia n ce s , w a t e r
d a m a ge , e t c.)

No  roo m  for
in t e rge n e ra t ion a l

fa m ily m e m b e r s / fa m ily
t o  gro w

Tro u b le  w it h
roo m m a t e s

Discr im in a t ion  b y r a ce ,
e t h n icit y, ge n d e r , o r
o t h e r  p ro t e ct e d  cla s s

Ot h e r  (p le a se  sp e cify)

Presenter Notes
Presentation Notes
Survey responses indicate that ongoing housing costs, particularly taxes and utilities, are the most significant challenge facing residents in their current housing situation. More than two-thirds of respondents identified taxes or utility costs as burdensome, suggesting that affordability pressures extend beyond purchase price or rent and into long-term housing carrying costs. This response points to concerns about fixed-income households, seniors, and cost-sensitive families who may be adequately housed but increasingly strained by rising operating expenses.
A notable share of respondents also reported that their home is too much to maintain, reflecting challenges associated with aging housing stock, larger single-family homes, or limited capacity to manage upkeep over time. Fewer respondents cited poor housing conditions, overcrowding, or roommate-related issues, indicating that housing quality itself is generally adequate, even as affordability and maintenance pose challenges. 
The relatively low incidence of reported discrimination suggests it is not a widespread issue among respondents, though its presence reinforces the importance of fair housing protections. 
Overall, the results highlight a need for housing strategies that address long-term affordability and sustainability, including options for smaller, lower-maintenance homes, energy-efficient construction and retrofits, and housing types that allow residents to age in place without facing escalating cost burdens.




Survey Summary
What barriers to finding an ownership do people 
face, if any?

33%

26%

22%

19%

4%

7% 7% 7%

4%

Mortgage  cost too
high

Cannot afford
downpaym ent

Cannot find  a
hom e in  the  righ t

location

Cannot find  the
right type  of hom e

(i.e . townhom e,
condo, single -

fam ily de tached)

If a  cu rren t owner,
cannot se ll

existing hom e for
an  appropria te

am ount

Cannot find  a
hom e with  good

transit access

Cannot find  a
hom e with  good

pedestrian /b icycle
access

Cannot find  a
hom e with  good

access to
h ighways

Other (p lease
specify)



Survey Summary
What are the characteristics of an ideal community? 

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

I will fee l sa fe access to  parks,
recrea tiona l
facilitie s, and

opportun itie s for
com m u nity
ga the ring

housing op tions
close  to

se rvice s/shops

housing op tions
close  to  pub lic

transit

qua lity pub lic
schools

a  m ix o f housin g
options (e .g.,
apa rtm ents,

condom in ium s,
single  fam ily,
town houses)

wide  socia l, racia l,
and  econom ic

d iversity

supports m ulti-
gene ra tiona l living

has m any
com m u nity-based

program s and
activitie s

A com m unity tha t
supports a rts  and

the  a rtistic
com m u nity

Not  a t  a ll im p or t a n t Som e w h a t  im p or t a n t Ve ry im p or t a n t Ext r e m e ly im p or t a n t

Presenter Notes
Presentation Notes
Survey responses indicate that personal safety is the dominant priority shaping residents’ vision of an ideal community, with nearly all respondents rating it as “very” or “extremely important,” and more than three-quarters selecting “extremely important.” This strong response underscores a shared expectation that housing growth should reinforce a sense of security, walkability, and well-maintained public spaces. Respondents also placed high value on access to parks, recreational facilities, and community gathering spaces, reflecting a desire for neighborhoods that foster social connection and everyday quality of life. Quality public schools similarly ranked as a top concern, reinforcing the importance of family-oriented amenities and long-term community stability. 

By contrast, proximity to public transit was rated as less important by most respondents, suggesting that many residents currently prioritize auto-oriented access or local services over transit-oriented living. Opinions were more divided regarding a mix of housing types, social and economic diversity, and multi-generational living, indicating openness among some residents but less universal agreement—an important signal that new housing strategies may benefit from clear communication about community benefits and neighborhood compatibility. Finally, community-based programs, activities, and support for the arts were generally viewed as important contributors to community character, though more often described as complementary rather than essential.

Overall, the results suggest that residents value housing policies that protect safety, strengthen community amenities, and support schools, while expressing more nuanced and varied perspectives on housing diversity, density, and transit-adjacent development.




Survey Summary
What makes a location suitable for affordable housing development?

35%
33% 33%

53%

20%

33%

55%

31%
27%

Walking d istance  to
public transporta tion

Walking d istance  to
parks and  open

space

Walking d istance  to
public sch ools

Walking d istance  to
com m ercia l cen te rs

Town-owned  land Areas whe re  the re  is
curren tly little  or no
affordab le  housin g

Places with
redeve lopm ent and
infill opportun itie s
(e .g., unde ru tilized
build ings, su rface

parking lots)

Residen tia l bu ild ings
with  stree t leve l
com m ercia l or

se rvice s

Mixed  with in
estab lished  single -

fam ily
ne ighborhoods

0%

10%

20%

30%

40%

50%

60%

Presenter Notes
Presentation Notes
Survey responses indicate that residents most strongly support locating affordable housing in areas with redevelopment and infill opportunities (54.55%, 30 responses) and within walking distance to commercial centers (52.73%, 29 responses). These results suggest a preference for directing new affordable housing toward existing developed areas—such as underutilized buildings or surface parking lots—rather than expanding into undeveloped land. Respondents also showed moderate support for proximity to public transportation (34.55%), parks and open space (32.73%), public schools (32.73%), and in areas where there is currently little or no affordable housing (32.73%), reflecting interest in accessibility and geographic equity. 

Less support was expressed for siting affordable housing on town-owned land (20.00%) or integrating it broadly within established single-family neighborhoods (27.27%), though nearly one-third supported mixed-use residential buildings with ground-floor commercial (30.91%). Overall, the findings suggest that residents favor affordable housing in walkable, mixed-use, and already developed areas, particularly where redevelopment can occur without significantly altering existing neighborhood character.



Survey Summary
What actions should Pepperell prioritize to achieve 
the housing goals?  - Top Choices 

25%

29%

48%

46%

23%

22%

43%

32%

14%

18%

38%

0% 10% 20% 30% 40% 50% 60%

Provide  m ore  options for households tha t m ake  a  low or m odera te  incom e

Encourage  crea tion  of hom es with  a  m ix of p rices

Help  people  stay in  the  com m unity as they age  (not necessarily in  the  sam e  house)

Help  people  stay in  the ir hom es as they age

Encourage  crea tion  of susta inably built hom es

Encourage  crea tion  of m ore  housing options/choices

Encourage  crea tion  of hom es for olde r adults

Encourage  crea tion  of sm alle r hom es

Encourage  crea tion  of hom es a ttractive  to  young professiona ls

Encourage  crea tion  of hom es with in  a  convenient walking d istance  from …

Encourage  prese rvation  of existing hom es



Survey Summary
Which policies would you support, if any, to advance 
the housing goals? - Top Choices 

49%
47%

55%

49%

23%

Allo w in g d e n se r  d e ve lo p m e n t  n e a r
n e igh b o rh o od  ce n t e r s

Allo w in g t w o-fa m ily d e ve lop m e n t s
in  so m e  a r e a s  w h e re  on ly s in gle -

fa m ily is  a llo w e d

Pro vid in g fin a n cia l su p p o r t  t o
r e n ova t e  h is t o r ic s t r u ct u r e s  in t o

d e n se r  h ou sin g

Allo w in g h o u s in g in  co m m e rcia l
a r e a s

Re d u cin g p a rk in g m in im u m s fo r
o t h e r  co m m u n it y b e n e fit s

0%

10%

20%

30%

40%

50%

60%



Survey Summary
What goals or actions, if any, are we missing?

Strong Desire  
to  Pastora l 
Characte r and  
Open  Space

Sm alle r, single -
leve l hom es for 
downsizing 
(particu larly for 
sen iors)

Want growth , if it 
occurs, to  be  
thoughtfu lly sca led  and  
com patib le  with  existing 
ne ighborhoods

concern  about the  fisca l and  
in frastructure  im pacts of 
new deve lopm ent

Need  to  m odern ize  
zon ing bylaws and  
strengthen  loca l 
p lann ing capacity

Balance  Growth  &  
Econom ic 
Deve lopm ent

Help  young 
adults rem ain  in  
town

Incorpora te  
un ive rsa l design  
for aging in  p lace

Want growth  decisions 
to  re flect com m unity 
p rioritie s ra the r than  
deve loper-driven  
ou tcom es.



Survey Summary
Are there specific places or buildings or areas you 
think would be ideal for affordable housing?

Downtown 
area  near 
Railroad  
Square

The  Pe te r Fitzpa trick 
School - the  site  is too 
la rge  to  m anage  for the  
Fitz Collabora tive .

our u rban  zoned  area  

Use  existing bu ild ings or 
spaces first--be fore  
bu ild ing new

School and  Com m ercia l 
Property Conversion , Urban  
Zoning and  Public Land  
Redeve lopm ent

The  area  a long Main  St 
from  the  rotary to  the  
Post Office  on  113 is what 
I conside r downtown & is 
walkab le .

The  Town Hall, the  
Shattuck school and  
the  Fitzpa trick

The  unused  p it in  
the  cen te r of 
town by the  rive r

Pe te r Fitz School, 
or othe r p laces 
downtown

Any area  a long Main  
Stree t. The  Pegasus m all 
is such  an  eye -sore . 



Stakeholder Interviews



Andrew Maclean – 
Town Administrator 
Current Housing Landscape

Peppere ll's  housing stock faces 
sign ifican t d ive rsity challenges tha t 
im pact com m unity deve lopm ent. 
The  town 's re siden tia l propertie s 
consist prim arily of:
• Older h istorica l hom es from  

pre -20th  cen tu ry pe riods
• Mid-20th  cen tu ry housing 

deve lopm ents with  lim ited  
arch itectu ra l varie ty

• Newer deve lopm ents 
dom inated  by 4-bedroom  
colon ia l-style  hom es

• Very few m ulti-fam ily or 
apartm ent options

• Lim ited  affordable  housing 
un its for workforce  and lower-
incom e residen ts

Key Housing Barriers

The  lim ited  housing d ive rsity has 
crea ted  severa l in te rconnected  
challenges:
• Insufficien t workforce  housing 

options forcing essen tia l workers 
to  com m ute  from  othe r 
com m unitie s

• Outdated  zon ing laws with  
excessive  restrictions on  lot 
sizes, se tbacks, and  housing 
types

• Com m unity d ivision  regarding 
appropria te  housing solu tions 
and deve lopm ent approaches

• Strong resistance  from  
established  residen ts to  even  
m inor zon ing m odifica tions

• Lack of housing options for 
sen iors looking to  downsize  
while  rem ain ing in  town

Potential Allies for 
Housing Development
Severa l loca l organ iza tions have  
expressed  in te re st in  supporting 
ba lanced  housing deve lopm ent:
• Peppere ll Business Associa tion  - 

conce rned  abou t workforce  
housing for em ployees

• Two loca l cham bers of com m erce  - 
supporting econom ic deve lopm ent 
th rough  housing

• Senior advocacy groups - 
in te re sted  in  aging-in -p lace  op tions

• Young fam ilie s - seeking a ffordab le  
en try-leve l housing



Andrew Maclean – 
Town Administrator 
Available Infrastructure 
Capacity

• Water supply system  has 
su fficien t capacity to  support 
new residen tia l deve lopm ent

• Wastewate r trea tm ent facilitie s 
can  accom m odate  additional 
housing growth

• School enrollm ent curren tly 
be low m axim um  capacity

• Road ne twork can  support 
m odera te  tra ffic increases

• Municipa l se rvices have  
expansion  poten tia l

Infrastructure Concerns 
and Limitations
• Aging school bu ild ings m ay 

requ ire  sign ifican t investm ent or 
rep lacem ent

• Public pe rception  issues 
regarding town 's se rvice  
capacity

• Need for com prehensive  
educational ou treach  abou t 
actua l deve lopm ent im pacts

• Poten tia l stra in  on  em ergency 
se rvices with  popu la tion  growth

• In frastructu re  m ain tenance  
budge ts m ay need adjustm ent

ADU Boom

• 12 applica tions processed  since  
sta tewide  bylaw change

• Typica l ADU size  ranges from  
500-900 square  fee t

• Most com m only used  for fam ily 
m em bers or ren ta l incom e

• Minim al ne ighborhood 
opposition  experienced



Andrew Maclean – 
Town Administrator 
Senior Center Parcel 
Development - Project Status

The  town m ain ta ins strong in te re st in  
deve lop ing the  Sen ior Cen te r parce l 
specifica lly for age -re stricted  housing. 
Previous deve lopm ent p lans 
encounte red  fund ing cha llenges tha t 
p reven ted  im plem enta tion . Curren t 
conside ra tions include :

• Poten tia l for 55+ age -re stricted  
housing deve lopm ent

• Exploring pub lic-p riva te  
partne rsh ip  fund ing m ode ls

• Main ta in ing p roxim ity to  sen ior 
se rvices and  am enitie s

• Addressing p revious fund ing 
obstacle s th rough  a lte rna tive  
financing

Planning Board -
Governance Analysis
The  p lann ing process in  Peppe re ll 
faces seve ra l gove rnance  
cha llenges tha t im pact housing 
deve lopm ent:
• Elected  p lann ing boards often  

show grea te r re sistance  to  
zon ing changes

• Peppere ll's e lected  board  
structu re  m ay con tribu te  to  
deve lopm ent hesitancy

Long-term Development 
Considerations
Severa l propertie s presen t fu tu re  
deve lopm ent opportun itie s:
• Golf course  area  usage  afte r 

2030 rem ains under active  
debate

• Poten tia l for m ixed-use  
deve lopm ent in  underu tilized  
com m ercia l zones

• Opportun itie s for adaptive  reuse  
of h istoric propertie s



Andrew Maclean – 
Town Administrator 

Educational Components - Public Information 
Strategy
Andrew supported  incorp . com prehensive  educa tiona l e lem ents in to 
the  HPP to bu ild  support for ba lanced  housing deve lopm ent. 
Enhanced  approaches cou ld  include :

• Visua l sim ula tions of p roposed  deve lopm ents to  address 
aesthe tic conce rns

• Financia l im pact ana lyses showing tax bene fits of stra tegic 
deve lopm ent

• Case  stud ie s of successfu l housing in itia tives in  com parab le  
com m unitie s

• Clear exp lana tions of in frastructu re  capacity and  lim ita tions

• Public workshops on  housing needs across d iffe ren t 
dem ograph ic groups

40B Development Impact Projections
Two upcom ing deve lopm ents a re  
p rojected  to b ring approxim ate ly 60 
pub lic school-aged  ch ild ren  to 
Peppe re ll. Th is p rojection  a ligns with  
h istorica l town da ta  ind ica ting tha t 200 
add itiona l housing un its typ ica lly add  
abou t 70 ch ild ren  to the  school 
system . The  dem ograph ic im pact 
ana lysis shows:

De ve lop m e n t  Typ e Hou s in g Un it s
Pro je ct e d  Sch oo l 

Ch ild re n
Cu r re n t  

De ve lop m e n t s
~170 units ~60 ch ildren

His t o r ica l Ra t io 200 units ~70 ch ildren

Ave ra ge  Im p a ct Per 100 units ~35 ch ildren



Paul Brinkman DPW Director 
Interview - Infrastructure Assessment
Water System Challenges

• The  easte rn  part of Peppe re ll 
faces sign ifican t wate r 
in frastructu re  lim ita tions 
with  unde rsized  6-inch  wate r 
m ains instead  of the  
recom m ended 8-inch  size

• Crea te s poten tia l bottlenecks 
for new housing 
deve lopm ent and  a ffects 
se rvice  re liab ility in  these  
a reas

• The  weste rn  side  of town has 
m ore  adequa te  wate r 
in frastructu re  capacity

Wastewater Management

• The  town 's wastewate r 
trea tm ent p lan t cu rren tly 
ope ra te s with  sign ifican t 
unused  capacity

• Com pe titive  advan tage  for 
the  town in  a ttracting 
re sponsib le  deve lopm ent 
projects

Stormwater Concerns

• Curren t storm wate r 
m anagem ent regu la tions 
have  a  notable  gap: 
deve lopm ents unde r 500 
square  fee t don 't requ ire  
m itiga tion  m easures

• Additiona lly, storm wate r 
m ode ling doesn 't accura te ly 
accoun t for the  na tu ra l 
absorp tion  capabilitie s of 
wooded a reas, which  crea te s 
cha llenges when  eva lua ting 
deve lopm ent im pacts.



Paul Brinkman DPW Director 
Interview - Infrastructure Assessment
Potential Development Sites

Fit zp a t r ick  Sch oo l 
Prop e r t y

Town-owned land  curren tly 
m anaged  by a  non-profit. A 
previous proposa l for 40R units 
was de fea ted  a t town m ee ting. 
The  site  rem ains a  poten tia l 
opportunity for a ffordable  
housing deve lopm ent.

Se n io r  Hou s in g 
Ne a r  Se n io r  Ce n t e r

A proposed  deve lopm ent site  
specifica lly ta rge ting sen ior 
housing needs, though the  
curren t sta tus of th is project 
rem ains unclea r from  the  
m ee ting notes.

180-u n it  40B 
De ve lop m e n t

A proposed  deve lopm ent tha t 
would  require  infrastructure  
im provem ents. Paul Brinkm an 
m entioned  pursu ing a  
MassWorks gran t to  address the  
associa ted  infrastructure  needs.

Wastewater Management

• The  town 's wastewate r 
trea tm ent p lan t cu rren tly 
ope ra te s with  sign ifican t 
unused  capacity

• Com pe titive  advan tage  for 
the  town in  a ttracting 
re sponsib le  deve lopm ent 
projects

Stormwater Concerns

• Curren t storm wate r 
m anagem ent regu la tions 
have  a  notable  gap: 
deve lopm ents unde r 500 
square  fee t don 't requ ire  
m itiga tion  m easures

• Additiona lly, storm wate r 
m ode ling doesn 't accura te ly 
accoun t for the  na tu ra l 
absorp tion  capabilitie s of 
wooded a reas, which  crea te s 
cha llenges when  eva lua ting 
deve lopm ent im pacts.



Paul Brinkman DPW Director Interview - Infrastructure Assessment

Qu ick  r e ca p
The  m ee ting focused  on  infrastructure  cha llenges 
and  deve lopm ent opportunitie s in  the  town, with  
d iscussions cente red  a round wate r and  sewer 
system s, storm water m anagem ent, and  
transporta tion  im provem ents. Participants 
explored  potentia l a ffordable  housing site s and  
deve lopm ent p lans, including a  town-owned 
school prope rty and  senior housing options. The  
conve rsa tion  concluded with  d iscussions about 
m anaging road  funds, bridge  m ain tenance , and  
prom oting a lte rna tive  transporta tion  m e thods to 
reduce  tra ffic congestion .
Hou s in g a n d  En viron m e n t a l De ve lop m e n t  
Ch a lle n ge s
The  d iscussion  focused  on  housing deve lopm ent 
and  environm enta l conce rns, with  Paul 
expressing opposition  to suburban  deve lopm ent 
tha t clears tree s and  crea te s la rge  lawns, 
pre fe rring instead  to deve lop  in  a reas with  
existing b light or poor housing stock. They 
d iscussed  storm water m anagem ent cha llenges, 
noting tha t current storm wate r controls in  
m ode ling don 't accura te ly re flect the  na tura l 
absorp tion  capabilitie s of wooded areas. The  
conve rsa tion  concluded with  a  brie f d iscussion  
about wate r and  sewer infrastructure , whe re  Paul 
noted  tha t the ir current sewer system  is 
adequate  for the ir size  and  doesn 't pose  
significant conce rns for deve lopm ent.

Pe p p e re ll In fra s t ru ct u re  Pro je ct s  Up d a t e
Paul, who has been  with  Peppere ll for 4.5 
yea rs and  recently becam e DPW Director, 
d iscussed  h is extensive  experience  with  the  
town 's in frastructure . He  noted  tha t he  has 
been  working on  wa te r system s and  sidewalk 
projects, and  m entioned  h is background as a  
form er Board  of Public Works m em ber and  
engineering consultan t. When asked  about 
curren t in frastructure  conditions a ffecting 
loca l houses, Paul ind ica ted  he  was focusing 
on  wa te r system s and  sidewalk projects, 
though he  d id  not provide  specific de ta ils  
about the  curren t conditions a ffecting hom es
Tow n  In fra s t ru ct u re  a n d  Tra n sp or t a t ion  
Im p rove m e n t s
The  d iscussion  focused  on  infrastructure  
cha llenges in  the  town, with  Paul noting tha t 
while  the  weste rn  side  has adequa te  wa te r 
in frastructure , the  easte rn  side  and  a reas 
nea r the  rive r need  im provem ent. They 
d iscussed  the  need  for be tte r non-vehicu la r 
transporta tion  options, with  Paul m entioning 
a  gran t to  insta ll new sidewalks and  
rehabilita te  existing ones to  connect va rious 
a reas of the  town. The  conversa tion  a lso 
touched  on  the  poten tia l for m ore  e lectric 
b ike  usage  if the re  were  be tte r pa rking and  
locking facilitie s, and  NMCOG m entioned  
see ing m any e lectric scoote rs and  e -b ikes 
during wa lks in  the ir suburban  a rea .

Dis t r ict  In fra s t ru ct u re  Ch a lle n ge s  fo r  
Hou s in g
The  d iscussion  focused  on  infrastructure  
cha llenges a ffecting housing deve lopm ent in  
the  d istrict, pa rticu la rly regard ing sewer and  
wa te r capacity. Paul Brinkm an expla ined  tha t 
while  the  wastewate r trea tm ent p lan t has 
sign ificant unused  capacity, the  wa te r 
in frastructure  in  the  easte rn  pa rt of town is 
undersized , with  m any 6-inch  wa te r m a ins 
instead  of the  recom m ended 8-inch  size . He  
noted  tha t storm wate r m anagem ent is  a  
concern , e specia lly for deve lopm ents under 
500 square  fee t which  curren tly don 't require  
m itiga tion , and  m entioned  he  would  pursue  a  
MassWorks gran t to  address infrastructure  
needs re la ted  to  a  proposed  180-unit 40B 
deve lopm ent.
De ve lop m e n t  Op p or t u n it ie s  a n d  
In fra s t ru ct u re  Pla n n in g
The  d iscussion  focused  on  deve lopm ent 
opportunitie s and  cha llenges in  the  a rea , 
pa rticu la rly regard ing sewer and  wa te r 
in frastructure , with  Paul noting the  
advantage  of the  curren t conditions where  
deve lopers don 't have  to  worry about wa te r 
and  sewer access. NMCOG m entioned  they 
a re  working on  an  upda ted  housing 
production  p lan  covering 2026-2031, and  the  
conversa tion  concluded  with  NMCOG 
confirm ing they would  be  working on  th is 
housing p lan  in  the  nea r fu ture .
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Hou sin g Prod u ct ion  Pla n  Discu ss ion
NMCOG discussed  p lans for a ffordable  
housing and  the  im portance  of having a  
Housing Production  Plan  (HPP) in  p lace  to  
ga in  m ore  control over 40B deve lopm ents. 
Affo rd a b le  Hou s in g Sit e  Discu ss ion s
The  d iscussion  focused  on  poten tia l 
a ffordable  housing site s in  the  town, with  
pa rticu la r a tten tion  to  the  Fitzpa trick School 
property, which  is  curren tly m anaged  by a  
non-profit bu t rem ains town-owned land . 
NMCOG and Paul d iscussed  a  previous 
proposa l to  deve lop  40R units on  the  school 
property, which  was de fea ted  a t town 
m ee ting. They a lso m entioned  a  poten tia l 
sen ior housing deve lopm ent nea r the  Senior 
Cente r, though the  de ta ils  of its  fa te  were  
unclea r. The  conversa tion  concluded  with  
Paul expressing frustra tion  about loca l 
opposition  to  a  sidewalk project, desp ite  its  
be ing fu lly funded  by grant m oney and  
benefiting the  town.
.

Tow n  In fra s t ru ct u re  a n d  Tra n sp or t a t ion  
Pla n n in g
NMCOG and Paul d iscussed  infrastructure  
concerns in  a  town se tting, focusing on  
m anaging road  funds, addressing bridge  
m ain tenance , and  im proving wa te r, sewer, 
and  storm wate r system s. They agreed  on  the  
im portance  of prom oting a lte rna tive  
transporta tion  m ethods like  scoote rs, e lectric 
b ikes, and  wa lking to  reduce  tra ffic. NMCOG 
expressed  in te rest in  densifying the  town 
cente r and  noted  tha t furthe r questions 
could  be  d irected  to  Paul for cla rifica tion
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DEMOGRAPHICS

Pop u la t ion  grow t h  is  
s low in g a n d  a p p roa ch in g 
a  lon g-t e rm  p la t e a u .
Peppere ll has expe rienced  
steady but m odest 
popula tion  growth  (5.5% 
from  2010-20) with  
projections showing slower 
increases th rough 2040.

Pe p p e re ll’s  p op u la t ion  is  
a gin g r a p id ly, w it h  
se n io r s  b e com in g a  
d om in a n t  h ou s in g grou p  
a n d  t h e  Tow n  d oe s  n o t  
h a ve  t h e  a cce ss ib le  
h ou s in g s t ock  t o  su p p or t  
t h is  d e m a n d . 
Significan t growth  in  olde r 
age  groups (60–74 and  
75+), while  younger 
cohorts (0–19 and  35–44) 
have  declined .

Hou se h o ld  com p osit ion  
is  d ive r s ifyin g, in cre a s in g 
d e m a n d  fo r  
n on t r a d it ion a l a n d  
fle xib le  h ou s in g. 
Nontrad itional households, 
including single -paren t and  
single -pe rson  households, 
have  grown sign ifican tly. 
Average  household  size  
has decreased  from  2.89 in  
2000 to 2.69.



DEMOGRAPHICS

You n ge r  r e s id e n t s  a n d  
fa m ilie s  fa ce  r e t e n t ion  
ch a lle n ge s , w h ile  
a cce ss ib ilit y n e e d s  a r e  
grow in g. 
Declines in  younger adult 
cohorts and  school-age  
popula tions suggest 
barrie rs to  a ttracting and  
re ta in ing younger 
households. At the  sam e  
tim e , 12.6% of re sidents 
live  with  a  d isab ility 
re inforcing the  im portance  
of accessib le , adaptab le , 
and  inclusive  housing 
design .



INCOME

Pe p p e re ll h a s  a  h igh  
m e d ia n  in com e , b u t  
w h e n  a d ju s t in g fo r  
in fla t ion , it  is  n o t  
grow in g, m e a n in g t h e re  
is  a n  a d d it ion a l sq u e e ze  
on  r e n t e r s  a n d  m ore  
n e e d  fo r  a ffo rd a b le  
h ou s in g. 
Peppere ll’s m edian  
household  incom e  rem ains 
h igh  but declined  sligh tly (-
0.4%) ove r the  past 
decade , while  sta te  and  
na tiona l incom es rose  by 
15–17%.

Me d ia n  h ou se h o ld  
in com e  p e a ke d  m id -
d e ca d e  a n d  h a s  t r e n d e d  
d ow n w a rd  s in ce , w h ich  
m a y b e  a ffe ct e d  b y m ore  
r e s id e n t s  r e a ch in g 
r e t ir e m e n t  a ge . 
Peppere ll’s ad justed  
m edian  incom e  peaked  in  
the  2015–2019 pe riod  
be fore  declin ing sharp ly.

Pove r t y a ffe ct s  a  
m e a n in gfu l sh a re  o f 
r e s id e n t s , e sp e cia lly 
w ork in g-a ge  a d u lt s  a n d  
fa m ilie s , m e a n in g t h e re  
is  a  n e e d  fo r  d e e p e r  
a ffo rd a b le  u n it s . 
About 7% of re sidents live  
in  poverty, with  h ighe r 
shares am ong adults aged  
25–34 and  55–64.



INCOME

In com e  grow t h  a t  t h e  t op  
m a sks  a ffo rd a b ilit y 
p re ssu re s  a ft e r  
a ccou n t in g fo r  in fla t ion . 
The  proportion  earn ing 
$200K + grew to m ore  than  
a  quarte r of a ll 
households. This sh ift 
suggests growing 
cha llenges for younger 
households, first-tim e  
buyers, and  workforce  
households seeking 
a tta inable  housing options.

In com e  grow t h  h a s  n o t  
ke p t  p a ce  w it h  in fla t ion  
a n d  t h e  h ou s in g m a rke t  
r a t e s . 
The  cum ula tive  in fla tion  
ra te  was approxim ate ly 
77%, m eaning prices in  
2023 a re  about 1.77 tim es 
h ighe r than  in  2000.



RACE AND ETHNICITY
Pe p p e re ll h a s  b e com e  
s ign ifica n t ly m ore  
r a cia lly a n d  e t h n ica lly 
d ive r se  d e sp it e  m od e s t  
p op u la t ion  grow t h . 
While  Peppere ll’s tota l 
popula tion  grew by just 4% 
since  2000, the  racia l and  
e thn ic com position  
changed  substan tia lly, bu t 
these  groups still represen t 
sm all shares of the  tota l 
popula tion .

In com e  le ve ls  va ry b y 
r a ce  a n d  e t h n icit y, b u t  
a ffo rd a b ilit y ch a lle n ge s  
e xis t  a cross  a ll grou p s .
This underscores tha t 
housing a ffordability is  a  
townwide  issue  ra the r than  
one  confined  to specific 
popula tions.

Lim it e d  r e n t a l a n d  
d ive r se  h ou s in g op t ion s  
m a y con s t r a in  fu t u re  
d ive r s it y a n d  in clu s ion  
a n d  m a y 
d isp rop or t ion a t e ly lim it  
e n t ry in t o  t h e  
com m u n it y. 
Expanding ren ta l housing, 
sm alle r un its, and  a tta inab le  
ownersh ip  opportun itie s will 
be  im portan t to  ensure  
Peppere ll rem ains accessib le  
and  we lcom ing to  a  m ore  
d ive rse  popula tion  ove r 
tim e .



HOUSING INVENTORY ANALYSIS

Pe p p e re ll’s  h ou s in g s t ock  
h a s  grow n  s low ly a n d  
r e m a in s  t igh t ly 
con s t r a in e d . 
Peppere ll had  
approxim ate ly 4,588 year-
round units in  2020 and  an  
e stim ated  4,771 units by 
early 2025, re flecting 
m odest growth  ove r tim e .

Th e  h ou s in g m a rke t  is  
h e a vily ow n e r -occu p ie d , 
w it h  a  sm a ll r e n t a l sh a re . 
This ownersh ip-orien ted  
housing pa tte rn  m irrors 
pee r suburbs bu t d iffe rs 
sharp ly from  m ajority of 
Grea te r Lowell region  and  
Sta te , lim iting options for 
ren te rs, younger 
households, and  lower-
incom e  residents.

Va ca n cy r a t e s  in d ica t e  a  
t igh t  a n d  com p e t it ive  
h ou s in g m a rke t . 
Peppere ll’s ownersh ip  
vacancy ra te  (0.9%) and  
ren ta l vacancy ra te  (3.7%) 
a re  both  be low leve ls 
conside red  hea lthy, 
signa ling lim ited  ava ilab ility 
and  low turnover.



HOUSING INVENTORY ANALYSIS

Hom e  va lu e s  a n d  sa le  
p r ice s  h a ve  sh ift e d  
d e cis ive ly t ow a rd  h igh e r  
p r ice  p o in t s . 
Median  SFH sa le  prices 
rose  + 40% since  2014, and  
the  d istribu tion  of hom e  
va lues sh ifted  sharp ly 
upward . Lower- and  
m odera te -priced  hom es 
have  a ll bu t d isappeared . 

Affo rd a b le  Hou sin g 
p rod u ct ion  is  s t a lle d . 
The  last un it tha t Peppere ll 
added  to its  Subsid ized  
Housing Inventory was in  
2017.



HOUSING AFFORDABILITY

Hou sin g p r ice s  h a ve  
s ign ifica n t ly ou t p a ce d  
in com e  grow t h , r e d u cin g 
a ffo rd a b ilit y. Be tween  
2014 -2024, in fla tion-
ad justed  m edian  single -
fam ily hom e  prices 
increased  ove r 40% (from  
about $400K to $573K) 

Re n t e r s  fa ce  grow in g 
cos t  b u rd e n s  w h ile  
h om e ow n e r s  r e m a in  
r e la t ive ly s t a b le . 
Nearly two in  five  ren te rs 
in  Peppere ll were  cost 
burdened  by 2019–2023, 
with  both  m odera te  & 
seve re  ren te r cost burdens 
increasing ove r tim e  
h ighligh ting a  widening 
a ffordability d isparity 
be tween  ren te rs & owners.

Cost  b u rd e n s  a r e  m ost  
se ve re  a m on g e xt r e m e ly 
low - & ve ry low -in com e  
h ou se h o ld s . 
Housing a ffordability 
cha llenges a re  heavily 
concentra ted  am ong 
lower-incom e  re sidents. 
This underscores a  critica l 
need  for deeply a ffordable  
housing options and  
ta rge ted  a ffordability 
stra tegie s.



HOUSING AFFORDABILITY
Se n io r s  & n on -fa m ily 
h ou se h o ld s  e xp e r ie n ce  
t h e  gre a t e s t  a ffo rd a b ilit y 
p re ssu re s . 
Elde rly non-fam ily 
households, particu la rly 
sen iors living a lone , face  
the  h ighest leve ls of 
housing cost burden . 
Othe r non-fam ily 
households show e leva ted  
burden  ra te s, re flecting 
dem ographic trends 
toward  sm alle r households 
& an  aging popula tion  
living on  fixed  incom es

Th e re  is  a  cle a r  
m ism a t ch  b e t w e e n  
h ou s in g su p p ly a n d  w h a t  
r e s id e n t s  ca n  a ffo rd . 
The  housing stock shows a  
shortage  of lower- and  
m odera te ly priced  hom es 
& lower-ren t un its, lim iting 
options for first-tim e  
buyers, ren te rs & 
m odera te -incom e  
households re inforcing 
a ffordability cha llenges 
across the  com m unity.
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